






















   
    

   

 
     

      
 

 
     

  
  

  
 

   
     

 
   

   
     

 
 

    
    

   
  

   
   

   
   
   

  
 

 
   

 

 
 
 

 
 

  

Patrick Connor, Chair Roy Webber, Secretary Michael Harris, Commissioner 
James Hellermann, Commissioner Kasja Nelson, Commissioner Christiana Reynolds, Commissioner 
Mark Sadowski, Commissioner Tyler Anthony, Planning & Zoning Ronald Beauchamp, City Council 

PLANNING COMMISSION 
Regular Meeting Agenda – Thursday, February 8, 2024, 6:00 PM 

Council Chambers, Rm. C101 – Escanaba City Hall – 410 Ludington Street, Escanaba, MI 49829 
CALL TO ORDER 
ROLL CALL 
APPROVAL/CORRECTION TO MINUTES – Regular Meeting: January 11, 2024 
APPROVAL/ADJUSTMENT TO AGENDA 
CONFLICT OF INTEREST DECLARATIONS 
PUBLIC COMMENT ON AGENDA ITEMS 
PUBLIC HEARINGS 

PH1: Special Land Use – 200 Ludington Street 
The Commission will conduct a public hearing on a Special Land Use Application. 
This application is for a two-building, three-story condominium. 

PH2: Zoning Map Amendment – 2730 Lake Shore Drive 
The Commission will conduct a public hearing on a proposed Zoning Map amendment.  The 
applicant seeks to move their property from an “A” district to a “D” district. 

UNFINISHED BUSINESS 
NEW BUSINESS 

NB1: Site Plan Review – 200 Ludington Street 
The Commission will conduct a review of a proposed Site Plan.  This review is being done in 
connection with the Special Land Use under agenda item PH1. 

NB2: Annual Report Review 
The Commission will review their annual report to the City Council. 

NB3: General Updates 
a. Delta County Planning Commission Report
b. Zoning Board of Appeals Report
c. Zoning/Land Use Permit Report

NB4: Training Updates 
Commissioners will report any training which they have done since the last regular meeting. 

GENERAL PUBLIC COMMENT 
COMMISSION/STAFF COMMENT AND ANNOUNCEMENTS 
ADJOURNMENT 

Respectfully submitted, 

Tyler Anthony 
Planning & Zoning Administrator 
On behalf of the Planning Commission 
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Patrick Connor, Chair Roy Webber, Secretary Michael Harris, Commissioner 
James Hellermann, Commissioner Kasja Nelson, Commissioner Christiana Reynolds, Commissioner 
Mark Sadowski, Commissioner Tyler Anthony, Planning & Zoning Ronald Beauchamp, City Council 

PLANNING COMMISSION 
Public Participation Procedures 

The City of Escanaba will provide all necessary, reasonable auxiliary aids and services to individuals 
with disabilities at the meeting/hearing upon five days’ notice to the City of Escanaba Clerk’s Office by 
writing or calling (906) 786-9402. 

Those making public comment are expected to be familiar with the issue and have prepared comments 
ahead of time. To help the public in preparing for the meeting, any material shall be made available 
without cost to members of the public by request before the meeting. 

During the agenda item, when the floor is opened for public comment by the chair, individuals wishing 
to comment should: 

1. Approach the podium.
2. Speak into the microphone.
3. State your full name and address for the record (providing spelling as necessary)
4. Direct all comments/questions to the Chairperson only.
5. Be guided by the following time limits:

• Petitioner/aggrieved party – 15 minutes (unless amended by the Chair)
• General public – 3 minutes (unless amended by the Chair)

The Chair may ask members of the audience to caucus with others sharing similar positions so they may 
select a single spokesperson. 
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CITY OF ESCANABA 
PLANNING COMMISSION 

Official Minutes – Thursday, January 11, 2024 

MEETING CALLED TO ORDER 

A meeting of the Escanaba Planning Commission was held on Thursday, January 11, 2024 at 
6:00pm in Room C101 at City Hall, 410 Ludington Street, Escanaba, MI 49829. 

Chair Connor called the meeting to order at 6:00 PM. 

ATTENDANCE 

Membership: 
Chair Patrick Connor ............................ Present 
Secretary Roy Webber .......................... Present 
Commr. James Hellermann................... Absent 
Commr. Michael Harris ......................... Absent 

Commr. Kasja Nelson ............................ Present 
Commr. Christiana Reynolds.............. Present 
Commr. Mark Sadowski....................... Present 

With five in attendance, a quorum of the Planning Commission was present. 

City Administration: 
• Tyler Anthony, Planning & Zoning Admin
• Brianna Ecklid, Confidential Secretary

• Ronald Beauchamp, City Council Liaison

No other individuals were present.

MINUTES 

Webber moved to approve the December 14, 2023 regular meeting minutes as 
proposed. Sadowski seconded. 

A voice vote was taken. MOTION PASSED. 

AGENDA 

Connor asked if there were any adjustments to be made to the addenda. Anthony noted that 
there was an error which needed to be corrected. The Commission’s review of their annual 
report did not make it into this meeting, and it was moved to the next regular meeting. In error, 
it was not removed from the agenda. Anthony also suggested that another sub-item be added to 
the “General Updates” agenda item, being a mention of the Michigan Association of Planning’s 
annual report. 

Sadowski moved to accept the recommended changes and approve the 
agenda. Nelson seconded. 

A voice vote was taken. MOTION PASSED. 

CONFLICT OF INTEREST DECLARATIONS 

None. 

PUBLIC COMMENT ON AGENDA ITEMS 

None 
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Planning Commission 

PUBLIC HEARINGS 

None. 

UNFINISHED BUSINESS 

None. 

NEW BUSINESS 

NB1: Delta County Planning Commission Liaison (DCPC) Committee 

RESOLUTION NO. 24-01 

RESOLUTION TO APPROVE AND DIRECT 
THE POSTING OF A MASTER PLAN RFP 

Anthony introduced the item.  He then handed out to Commissioners and Beauchamp a final 
draft copy of the letter to the DCPC. Connor asked for a few moments to read over the letter. 
After this review, Connor solicited a motion to accept the draft letter as proposed. 

Sadowski moved to approve the draft letter, sign it, and send it to the DCPC, 
the Delta County Board of Commissioners, and the Delta County Prosecutor’s 
Office.  Webber seconded. 

A voice vote was taken.  MOTION PASSED. 

NB2: Master Plan RFP Review 

Anthony introduced the item, explaining what a Request for Proposals (RFP) is and how it 
works. He and Connor then briefly discussed whether CUPPAD (Central Upper Peninsula 
Planning and Development Regional Commission) was involved in the new Master Plan’s 
creation at that point; they weren’t, but they did express interest to Anthony a few weeks prior. 

Connor asked for a motion to accept the RPF as presented. Sadowski interjected politely, 
asking to have further discussion before any action was taken. He wanted to know what kind of 
company the City was looking for, if this company was to be Michigan-based, what information 
was to be expected of them, and a cost estimate of this scope of work. Anthony explained that it 
was very likely that a Michigan-based firm was to be chosen, since such companies were 
normally very experienced with State law-compliant plans. He admitted that no price estimate 
was in hand, as those were supposed to be received in the bids after posting the RFP. 

Anthony then read from the draft RFP to better answer Sadowski’s questions.  He added that 
this process was going to be a long, but necessary one. Sadowski noted that point #5 under the 
“scope of work” header was extremely important to this project. 

Connor offered, Reynolds seconded: 

RESOLVED, that the Planning Commission approves of the Master Plan RFP 
as prepared by its staff; and 

RESOLVED, that the Planning Commission’s staff shall, jointly with City 
administration, fill in the blanks, add any necessary rules or language, 
and post the RFP for bid. 

A voice vote was taken. RESOLUTION PASSED. 

Planning Commission 
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Planning Commission 

NB3: General Updates 

a. Delta County Planning Commission Report

Nelson reported that the DCPC held their first regular meeting of the year on January 8th. They 
re-elected their then-current slate of officers, approved the previous meeting’s minutes, tabled 
all the other business, then adjourned. According to Nelson, the meeting lasted only 8 minutes. 

b. Zoning Board of Appeals (ZBA) Report

Anthony explained that a special meeting of the ZBA, which was scheduled for 15 December 
2023, was canceled by the applicant.  Their next regular meeting was rescheduled from 2 
January to 16 January, since a quorum was not available for the former date. No new business 
was scheduled. 

c. Zoning/Land Use Permit Report

Anthony presented the monthly permit report, noting that the Delta County Building & Zoning 
Department’s December permit list was included as a new piece of information to 
Commissioners. Sadowski asked how the 2023 permit numbers and collected fees looked when 
compared to the previous year.  Anthony could not directly answer, but he did say that they 
were similar. 

d. Michigan Association of Planning (MAP) Annual Report

Anthony reported that the MAP’s 2023 Annual Report had just been released, and that it was a 
good read for Commissioners. He noted that a link to this report was provided in the packet. 

e. Zoning Text Amendment – Chickens and Ducks

Anthony informed the Commission that the City Council had declined their request to revisit 
the proposed Chickens and Ducks Ordinance. Reynolds asked if any reason was given as to why 
they declined, and Anthony said that none was provided. 

NB4: Training Updates 

Reynolds reported ½ hour of self-guided training on “spot zoning”. From that training, she 
performed a deep dive on the subject, and reviewed the Master Plan for any local concerns. 

GENERAL PUBLIC COMMENT 

None. 

COMMISSIONER/STAFF COMMENT & ANNOUNCEMENTS 

None. 

ADJOURNMENT 

A motion was made by Nelson to adjourn the meeting. Connor seconded.  

A voice vote was taken. MOTION PASSED. 

The meeting adjourned at 6:25 PM. 

EXHIBITS TO THESE MINUTES 

A. Draft: Letter to the Delta County Planning Commission, Final
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Planning Commission 

APPROVAL 

I, Roy Webber, Secretary of the City of Escanaba Planning Commission, hereby certify that the foregoing 
constitutes the true and complete proposed minutes of a meeting of the Planning Commission of the City of 
Escanaba, County of Delta, State of Michigan, held on 11 January 2024; that I have reviewed said proposed minutes; 
and that said proposed minutes shall be made publicly available. 

REVIEWED: 

Roy Webber, Secretary 

Draft reviewed on:   

Draft available on: 

1/22/24

1/23/24

City of Escanaba Planning Commission 

I, Patrick Connor, Chair of the City of Escanaba Planning Commission, hereby certify that the foregoing proposed 
minutes are now approved; that these approved minutes shall be made publicly available; and that all the foregoing 
was/is made/given/kept in accordance with the Open Meetings Act (MCL 15.261 et seq.), the  Michigan Planning  
Enabling Act (MCL 125.3801 et seq.), the Michigan Zoning Enabling Act (MCL 125.3101 et seq.), said City’s Code of 
Ordinances, and said Commission’s Bylaws. 

APPROVED: 
Final approved on: 

Final available on:  
Patrick Connor, Chair 
City of Escanaba Planning Commission 
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Delta County Prosecuting Attorney 
310 Ludington Street 
Escanaba, MI 49829 

To the members of the Delta County Planning Commission, 

We, the duly appointed members of the City of Escanaba Planning Commission, write to you, 
the Delta County Planning Commission, regarding some recent concerns. These concerns were 
brought to us by our liaison to the County Planning Commission. 

One of our members, Commissioner Patrick Connor, served as liaison until recently. Commr. 
Connor resigned from this position at our October 12, 2023 meeting.  At that meeting, he 
reported a series of encounters with the County Planning Commission and its staff that he 
viewed as retaliation for earlier public comments he made as a private citizen.  Because these 
concerns involve some possible violations of the Michigan Open Meetings Act, the Delta County 
Planning Commission Ordinance, and your Bylaws, we wish to bring them to your attention. 

At the regular meeting on May 16, 2023 – before he was a member of the City Planning 
Commission – Patrick Connor appeared before the Delta County Board of Commissioners as a 
private citizen.  During that meeting, he spoke during the public comment period for agenda 
items.  Per the official minutes, “[He] addressed the Board with his concerns regarding 
annexation, recusing a commissioner and the [County] Planning Commission.” 

The Escanaba City Council appointed Connor to the City Planning Commission on June 15.  On 
June 29, he was appointed by motion as our liaison with the County Planning Commission. 
After that appointment, the first and only County Planning Commission meeting he attended 
was the one held on October 2.  At that meeting, now-Commr. Connor was informed that he 
could not participate in discussions with the County Planning Commission.  He was also told 
that he could not speak during public comment.  This was told to him by John Denholm, the 
County Planning Commission Chair, who claimed to cite the current Bylaws (see attachment 1). 

P.O. Box 948 • Escanaba, MI 49829 P 906-786-9402 • F 906-786-4755 

Friday, 12 January 2024 

Planning Commission 

Both restrictions seemed to nullify his status as liaison with you. 

When pressed for details, Chair Denholm told Commr. Connor that the Bylaws had been 
changed in “May or June”.  However, the current Bylaws were adopted on March 2, 2021, and 
there is no evidence of any newer version than that.  These Bylaws explicitly state that liaisons, 
including the City’s liaison, can indeed speak at meetings and participate in discussions.  And of 
course, all individuals in attendance must be permitted to speak during public comment under 
the Open Meetings Act. MCL 15.263(5): 

To: 
Delta County Planning Commission 
c/o Building & Zoning Department 
2910 College Avenue 
Escanaba, MI 49829 

Cc: 
Delta County Board of Commissioners 
c/o County Clerk’s Office 
310 Ludington Street 
Escanaba, MI 49829 

Planning Commission Official Minutes – February 8, 2024 
Appendix 1



 

   
  

    
  

 
     

      
 

 

  
        

      
       

       
    

  

     
       

       
     

  

      
        

  
 

 

 

 

 

 

 

 

 

 
 

Planning Commission 

A person must be permitted to address a meeting of a public body under rules 
established and recorded by the public body. 

Further, Commr. Connor reported that the County’s staff refused to provide a copy of the 
County’s Master Plan to him.  He was told both that there were no copies available, and that 
such copies were only available to members of the County Planning Commission.  In fact, this 
Master Plan is available online – something that could easily have been communicated to 
Commr. Connor, thus enabling him to participate meaningfully as our liaison.  Commr. Connor 
perceived that these actions were in response to his remarks as a private citizen at the Delta 
County Board of Commissioners’ May 16 meeting. 

While investigating Commr. Connor’s claims, it was found necessary to secure copies of the 
proposed minutes of the October 2 meeting. This was made difficult by the fact that such 
proposed minutes were not made available for 14 business days after the meeting (see 
attachment 2). Per the Open Meetings Act, such proposed minutes must be made available 
within 8 business days of the meeting at which they were taken. It is also worth noting that the 
November 6 meeting’s proposed minutes were not made available for over 30 business days after 
the meeting (see attachment 3). 

In sum, we are concerned that the County Planning Commission denied our liaison the ability to 
participate, in violation of the Bylaws, and denied him the ability to speak during public 
comment, in violation of the Open Meetings Act. And finally, we are concerned that you failed 
to make the proposed minutes available within 8 business days after the meeting, as required by 
the Open Meetings Act. 

The City Planning Commission values its relationship with the County Planning Commission. 
We wish to ensure that our liaison can participate meaningfully in future meetings as part of 
this relationship. We trust that you will address these items and ensure that they do not recur 
in the future. 

Signed by the members of the City of Escanaba Planning Commission: 

Patrick Connor, Chair 

Roy Webber, Secretary 

Michael Harris, Commissioner 

Kasja Nelson, Commissioner 

Christiana Reynolds, Commissioner 

Mark Sadowski, Commissioner 

James Hellermann, Commissioner 

Attachments: 

1. General Affidavit
2. Email thread – October Proposed Minutes
3. Email thread – November Proposed Minutes
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PLANNING COMMISSION 
Agenda Item Report – Thursday, February 8, 2024 

PH1:  Special Land Use – 200 Ludington Street 
Background 
The Commission will conduct a public hearing on a Special Land Use (SLU) Application. This 
application is for a condominium, which is a land use allowed by SLU permit in “E-3” zoning districts.  

Issues and Questions Specified 
The Zoning Ordinance does not specify requirements or standards for approving a SLU permit.  This is 
required by the Michigan Zoning Enabling Act.1 

Master Plan References 
• Action E1 “Compatible Maritime and Waterfront Uses”

Seek, encourage, and foster a balance of uses and activities on the waterfront that are compatible
with a working port and the broader goals of the community. Opportunities for waterside public
access, open space, and the expansion of public use of the waterfront include improvements such as
viewing platforms, piers, street ends, and non-motorized trails where feasible, or other physical
improvements to improve the character and utilization of the waterfront should be explored.
Develop form-base zoning [sic]standards that support waterfront redevelopment due to the
irregular property line layouts.2 

• Action E2 “North Shore Property Acquisition”
Should property within the near north shore zone within the downtown area become available, and
the should the City have an opportunity to acquire it, steps should be taken to purchase or acquire
the property and work with the community and the private sector on a development and
infrastructure plan which will meet the needs of maritime and recreational water dependent
activities that has the potential to increase the overall economic value of the community with new
investment that will stimulate the revitalization of the waterfront, provide new jobs, revenues,
public amenities and other benefits to the community.3 

• Action E8 “Downtown Organization”
The downtown should continue to be organized into functional zones in order to create a critical
mass, for not only retail businesses, but for professional offices and services that support downtown
living. The encouragement of retail and entertainment anchors in the downtown ties into the
reorganization of the downtown in definable districts. Downtowns such as Escanaba have a
difficult time competing with regional and franchise stores, but often times excel in specialty retail,

1 State of Michigan, Michigan Zoning Enabling Act, “Special land uses; review and approval; application; 
notice of request; public hearing; incorporation of decision in statement of findings and conclusions” 
MCL 125.3502(1) 
2 City of Escanaba, 2016 Master Plan, 103 
3 City of Escanaba, 2016 Master Plan, 104 
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restaurants, and entertainment type uses. A modification to the Zoning Ordinance encouraging the 
reorganization of the downtown from Ludington Park to Lincoln Road into definable districts is 
recommended. Zoning Ordinances should be revised to enhance street traffic by limiting non-retail 
first floor uses where practical. Additionally, form-based zoning standards should be adopted to 
reinforce desired use patterns within the downtown district. The ground floor of downtown 
buildings should be limited to retail uses and professional services with a retail element when 
located within the Central Retail District. Where possible, upper floors should be utilized for 
professional offices and residential units.4 

Possible Options for Action 
1. Approve the SLU permit.  Sample language:

“I move to adopt the following resolution: 
Whereas, Northshore Flats Development LLC (hereinafter “the Applicant”) submitted an application for a special 

land use permit (hereinafter "the Permit”); 
Whereas, The Applicant applied for the Permit for the following described property (hereinafter “the Property”): 

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of 
the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to 
the Municipal Dock, as recorded in Liber 91 of Deeds, Page 351, Delta County Records, 
Parcel No. 051-010-2929-328-003, 
Commonly known as 200 Ludington Street; and 

Whereas, The Planning Commission reviewed the Permit at a duly noticed public hearing which took place on the 8th 

day of February 2024; therefore, be it 
RESOLVED, That the Planning Commission approves the Permit based upon the following facts: 

[provide numbered list of facts].” 

2. Conditionally approve the SLU permit.  Sample language:
“I move to adopt the following resolution: 
Whereas, Northshore Flats Development LLC (hereinafter “the Applicant”) submitted an application for a special 

land use permit (hereinafter "the Permit”); 
Whereas, The Applicant applied for the Permit for the following described property (hereinafter “the Property”): 

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of 
the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to 
the Municipal Dock, as recorded in Liber 91 of Deeds, Page 351, Delta County Records, 
Parcel No. 051-010-2929-328-003, 
Commonly known as 200 Ludington Street; and 

Whereas, The Planning Commission reviewed the Permit at a duly noticed public hearing which took place on the 8th 

day of February 2024; therefore, be it 
RESOLVED, That the Planning Commission approves the Permit based upon the following facts: 

[provide numbered list of facts]; and 
RESOLVED, That the Planning Commission imposes the following conditions on the Permit: 

[provide list of conditions].” 

4 City of Escanaba, 2016 Master Plan, 105 
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3. Deny the SLU permit.  Sample language:
“I move to adopt the following resolution: 
Whereas, Northshore Flats Development LLC (hereinafter “the Applicant”) submitted an application for a special 

land use permit (hereinafter "the Permit”); 
Whereas, The Applicant applied for the Permit for the following described property (hereinafter “the Property”): 

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of 
the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to 
the Municipal Dock, as recorded in Liber 91 of Deeds, Page 351, Delta County Records, 
Parcel No. 051-010-2929-328-003, 
Commonly known as 200 Ludington Street; and 

Whereas, The Planning Commission reviewed the Permit at a duly noticed public hearing which took place on the 8th 

day of February 2024; therefore, be it 
RESOLVED, That the Planning Commission denies the Permit based upon the following facts: 

[provide numbered list of facts].” 

Attachments 
1. Special Land Use Permit Application: SLU23001
2. Staff Report
3. Public Hearing Notice
4. Affidavit of Newspaper Publishing for Public Hearing Notices
5. Affidavit of Mailing for Public Hearing Notices
6. Mailing List
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THIS PROJECT IS TO CONSTRUCT TWO BUILDINGS ON THE SITE TO PROVIDE FOR 23 RESIDENTIAL CONDOMINIUM UNITS.
INDOOR PARKING TO BE PROVIDED UNDER BOTH BUILDINGS WITH ACCESS FROM THE ALLEY TO NORTH AND WEST OF 
THE SITE. THE BUILDINGS ARE STORIES ABOVE THE PARKING LEVELS. THE FIRST FLOOR WITH RESIDENTIAL USE IS A HALF 
STORY ABOVE LUDINGTON STREET.

200 LUDINGTON ST., ESCANABA, MI 49829 051-010-2929-328-003

10 SPECIAL LAND USE PERMIT APPLICATION 
Planning & Zoning Department – City of Escanaba 

906-786-9402 – permits@escanaba.org – 410 Ludington St. Escanaba, MI 49829
PROPERTY IDENTIFICATION 

Address Parcel # 

GENERAL. All construction or addition to buildings in the City of Escanaba requires a zoning permit, whether a 
building permit is required or not. If you are unsure if you need a building permit, please call the Delta County 
Building & Zoning Department at (906) 789-5189. It is the responsibility of all parties involved to review the 
zoning ordinance for standards which may affect their project. These conditions are not exclusive. 
PROPERTY LINES. It is the property owner’s responsibility to know where their property lines are. The City 
Engineering Department may help locate and stake existing corner markers upon request. This service is not a 
legal survey and is not guaranteed to be accurate. The City assumes no responsibility for property corner 
markings, measurements, or errors thereof. If better accuracy is desired, contact a surveyor for a legal survey. 
SETBACKS. A setback is the minimum distance required between a lot line (property line) and a building’s wall or 
roof edge. There are some exceptions, but no new building or addition may violate these distances. Setbacks 
differ from one zoning district to another, and from lot to lot. On corner lots or through lots, all street-side lot 
lines are considered front lot lines, and setbacks are taken accordingly. The line opposite the street address is 
considered the rear lot line, with exceptions for lots pointed at the rear. Any remaining lines are side lot lines. 
EASEMENTS. No structures are permitted in any legal easement. New or existing structures found to be in an 
easement will be evaluated for violation. If a violation is found, structures may need to be moved or demolished. 
PENALTIES FOR WORK DONE BEFORE APPROVAL. It is illegal to begin construction work before a zoning permit 
is obtained. If such work is done, citations and fines may be issued. Additionally, if the work violates any 
provision of the zoning ordinance, that work must be moved or altered to achieve compliance. 
ACCESS BY CITY EMPLOYEES. Staff from the Planning & Zoning Dept. may visit the property for zoning permit 
inspections. Staff from the Assessing Dept. may visit the property for tax purposes. 

PROJECT INFORMATION 
Special Land Use Type (as defined in zoning code) 

Please complete the following information as fully as possible. Staff can help find some information. Submit 
this form with one print copy and one digital copy of a site plan compliant with zoning ordinance sec. 1802.2. 
Project Description 
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Address, City, State, ZIP Phone 

Signature Date 

Applicant (if not the Owner) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

Contractor (if not the Owner) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

Architect/Engineer (if not the Contractor) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

Other (please specify) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

************************** THIS SECTION FOR STAFF USE ONLY ************************ 
Date Submitted Application correct? ☐ Yes ☐ No 

Corner lot? ☐ Yes ☐ No 

Zoning Code Receipt # Permit # 

Easements/ROWs 

1121 LAKESHORE DRIVE ESCANABA, MI 49829

swaneeinc@gmail.com

BARRY J. POLZIN

101 N. LAKESHORE BLVD. MARQUETTE, MI, 49855

BPOLZIN@BJPARCHITECTS.COM

906-226-8661

12/22/2023

BARRY J. POLZIN ARCHITECTS BPOLZIN@BJPARCHITECTS.COM

101 N. LAKESHORE BLVD. MARQUETTE, MI, 49855 906-226-8661

12/22/2023

12/22/2023

NORTHSHORE FLATS DEVELOPMENT, LLC (MATTHEW SVILAND)

906-420-4461

12/26/2023 9371332E-3 SLU23001

No known easements.

    
    
    

 
       

     

 
 

 
  

  
 

  
 

  
 

 
  

  
     

      
     

   
  

   
   

  

  

     

  

  

    

  

  

    

  

  

    

  

  

        
      

     

   

 

10 SPECIAL LAND USE PERMIT APPLICATION 
Planning & Zoning Department – City of Escanaba 

906-786-9402 – permits@escanaba.org – 410 Ludington St. Escanaba, MI 49829
FEES 

Your actual fee is based on your lot’s area in acres. To find that amount, multiply the lot area by the indicated 
area factor, input that amount, add the base amount, then input the actual fee. Max actual fee is $2,000. 

Lot Area (i.e.: 0.164) Area Factor Area Amt Base Amt 

Fee = x $250 = $ + $500 = 
Actual Fee 

$ 
CONTACT INFORMATION & AGREEMENT 

I, the undersigned, have read and understand the statements on page 1 of this application. I acknowledge that the information in this application is 
true, and if found not to be true, any issued zoning permit may be void. I agree to comply with the conditions and regulations provided with any permit 
that may be issued and will also comply with all applicable sections of the City of Escanaba Zoning Ordinance. I give permission for officials of the City of 
Escanaba, the County, and the State of Michigan to enter the property subject to this permit application for purposes of inspection. Finally, I 
understand that this is a zoning permit application and not a permit. I understand that a zoning permit, if issued, conveys only land use rights, and does 
not include any representation or conveyance of right in any other statute, building code, deed restriction or other property rights. 

If any of these entities are a company and not an individual, write: “Company Name (Contact’s Name)” 
Owner Name Email 

12/22/2023 
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Patrick Connor, Chair Roy Webber, Secretary Michael Harris, Commissioner 
James Hellermann, Commissioner Kasja Nelson, Commissioner Christiana Reynolds, Commissioner 
Mark Sadowski, Commissioner Tyler Anthony, Planning & Zoning Ronald Beauchamp, City Council 

PLANNING COMMISSION 
Staff Report 

REQUEST OVERVIEW 

Case # SLU23001 Property Address: 200 Ludington Street 
Applicant: Northshore Flats Development LLC Property Owner: City of Escanaba 
Tax Parcel # 051-010-2929-328-003 Zoning District: E-3 (Central Commercial) 
Property Description: 
All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the 
west 100 ft of the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of 
alley in said Block 3 adjacent to the Municipal Dock. 

SPECIAL LAND USE PERMIT 

The Planning Commission, as outlined in Zoning Ordinance (ZO) secs. 102.5 and 205, is 
responsible for conducting a public hearing to review requests for Special Land Use (SLU) 
permits. This review covers the application, maps, drawings, and any other documents which 
support the request. This also includes any public comments received. The Commission must 
identify and evaluate all relevant factors, including criteria listed in the ZO. 

Following the public hearing, the Commission must decide whether to approve, approve with 
conditions, or deny the SLU request. Their decision must include a statement of findings and 
conclusions relative to the case, which specifies the decision’s basis and any imposed conditions. 

These steps ensure a thorough and transparent evaluation of SLU reviews and approvals.  It also 
ensures public input and adherence to established criteria throughout the decision-making 
process. 

APPLICATION HISTORY 

An SLU permit application was received on Tuesday, December 26, 2023 from Barry J. Polzin 
Architects (Architect). The Zoning Administrator then processed the application in the usual 
way per the ZO. This request was then placed on the February meeting agenda. This allowed 
time to make public hearing notices, and to hold internal review meetings. 

PUBLIC HEARING NOTICES 

The Zoning Administrator shall set, advertise, and give notice of a public hearing in accordance 
with sec. 201.5. Public hearing notification requirements have been fulfilled as follows: 

300’ Radius to Neighbors ....................................Monday, January 22, 2024 
Daily Press Newspaper ........................................Wednesday, January 24, 2024 
City of Escanaba Website & Facebook ..........Thursday, January 25, 2024 
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ZONING COMPLIANCE AND HISTORY 

No zoning compliance cases can be found for this property. 

April 1925: 
The City of Escanaba acquired the property.  

November 28, 2023: 
A special meeting of the Zoning Board of Appeals (ZBA) was scheduled for December 15. At that 
meeting, the ZBA was set to hold a public hearing and review a variance request from the 
Applicant. Under review was a variance request of 2’ from the maximum front setback in the “E3” 
zoning district, which would have created a total front setback of 7’. Front setback is limited to 
0’ minimum – 5’ maximum per ZO sec. 2105.1. 

December 11, 2023: 
The ZBA’s special meeting was cancelled four days before it was held. This was because the 
Applicant rescinded their variance request. 

January 31, 2024: 
To the best of the staff’s knowledge, the land sale by the City to Northshore Flats Development 
LLC is currently pending. 

SPECIAL LAND USE REVIEW CRITERIA 

The Commission must consider certain requirements and standards in their decision to approve 
an SLU request.1 However, the ZO does not establish any such guidelines for any land uses except 
for Sexually-Oriented Businesses and Marihuana Retailers, Growers, Processors, & Safety 
Compliance Facilities.  Therefore, there are no requirements or standards in the ZO against which 
this SLU request can be reviewed. 

STAFF ANALYSIS 

This case finds itself in a rather strange place.  Without any standards for review, the SLU request 
has no bar to meet.  Because of this, we staff find ourselves asking these questions: 

• What does a lack of requirements and standards mean for an SLU request?
• Does the lack of such things mean that an SLU should be automatically approved?
• Conversely, does that lack of guidelines mean that no approval should be made?

More questions spring to mind, but we must remain focused on the case at hand. 

FACT FINDING 

Per the Bylaws, all decisions made by the Commission must include findings of fact. The following 
is a recommended finding of fact: 

1. The Property is in an “E-3” zoning district.
2. The Permit specifies a Condominium land use.

State of Michigan, Michigan Zoning Enabling Act, “Special land uses; review and approval; 
application; notice of request; public hearing; incorporation of decision in statement of findings 
and conclusions” MCL 125.3502(1). 

1 
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3. Condominium is listed as a special land use allowed in “E-3” zoning districts.
4. The Zoning Ordinance does not specify any requirements or standards for Condominium 

special land uses.

Respectfully submitted, 

Tyler Anthony, Date 
Planning & Zoning Administrator 

1/31/2024
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P.O. Box 948 • Escanaba, MI 49829 P 906-786-9402 • F 906-786-4755 

PUBLIC HEARING NOTICE 

NOTICE IS HEREBY GIVEN, in accordance with the Michigan Zoning Enabling Act (MCL 125.3101 
et seq.), that the City of Escanaba Planning Commission will conduct a public hearing on 
Thursday, February 8, 2024 at 6:00 p.m. in the Council Chambers, Rm. C101, Escanaba City Hall, 
410 Ludington Street, regarding: 

Special Land Use Application – 200 Ludington Street 
A condominium, consisting of two buildings, is proposed.  The two buildings will each be three stories tall, 

with a semi-below-grade story dedicated to parking.  Together, a total of 23 dwelling units are planned for the site, 
which will occupy 16,495 square feet of the 46,609 square-foot site. 

All interested persons are invited to attend this public hearing to express their views concerning 
the proposed Special Land Use Application. 

Copies of the proposed Special Land Use Application are available for review at the Planning & 
Zoning Department (ph. 906-489-7302), Escanaba City Hall, second floor, during regular 
business hours. 

Individuals requiring special accommodations to attend and participate in this meeting should 
contact the City Clerk’s Office (ph. 906-786-1194) at least five days in advance. 

Tyler Anthony 
Planning & Zoning Administrator 
City of Escanaba 
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1. 

AFFIDAVIT OF MAILING FOR PUBLIC HEARING NOTICES

2. 

The undersigned Affiant deposes and states as follows:

The Affiant is an employee of the City of Escanaba and is familiar with certain facts regarding the following described Property.

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of the south
140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to the Municipal Dock,
as recorded in Liber 91 of Deeds, Page 351, Delta County Records.
Parcel No. 051-010-2929-328-003,
Commonly known as 200 Ludington Street. 

That the Property was subject to a Public Hearing, which was set for 8 February 2024 at 6:00 PM before the Planning Commission,
regarding the following described subject.

Permit No. P-SLU23001, Special Land Use Application: A condominium, consisting of two buildings, is proposed. The two
buildings will each be three stories tall, with a semi-below-grade story dedicated to parking. Together, a total of 23 dwelling
units are planned for the site, which will occupy 16,495 square feet of the 46,609 square-foot site. 

3. That a Notice was prepared for the Public Hearing, in satisfaction ofMCL 125.3103. A List of all persons, which either held real
property or occupied structures, within a radius of 300 feet from the Property was also prepared.

4. That the Affiant did deposit with the United States postal service, First-Class Mail, on 22 January 2024, copies of the Notice for the
Public Hearing which were addressed to' all persons included in the List.

5. That this Affidavit is being executed and will be recorded to provide a record of mailing for the Notice.

City of Escanaba 

STATE OF MICHIGAN 
ss

COUNTY OF DELTA ) 

,The foregoing instrument was acknowledged before me this 2..:1 day of J()S\u,oJV\ 20_.2:f_ by Tyler D.L. Anthony, Planning
and Zoning Administrator, on behalf of the City of Escanaba, aMic ! 

tr�� 
Notary Public, County of Delta
Acting in Delta County
State ofMichigan
My commission expires January 19, 2029 

By: _ _Lj���L._;_����.,L...-------

Tyler .L. Anthony
Its: Planning and Zoning Admin· trator 

This document was prepared by: Tyler Anthony, City of Escanaba, 410 Ludington Street, Escanaba,Michigan. 
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Mailing List: Special Land Use ‐ 200 Ludington Street 

Address_Owners City_Owners StateZIP_Cod Address_Physical Name_Owners 
E5027 State Highway M35 Escanaba MI 49829 117 South 2nd Street George & Robert Bonefeld 
510 1st Avenue South Escanaba MI 49829 128 1st Avenue South Jimmie Chase 
310 Ludington Street Suite 171 Escanaba MI 49829 111 North 3rd Street County of Delta 
614 South 17th Street Escanaba MI 49829 201 Ludington Street Gina M Davidson 
223 Ludington Street Escanaba MI 49829 223 Ludington Street Edward & Suzell Eisenberger 
209 Ludington Street Escanaba MI 49829 209 Ludington Street Darren & Victoria L Feuerbach 
1827 9th Avenue North Escanaba MI 49829 109 South 2nd Street Craig Gouin 
6800 Miller Creek Road Missoula MT 59803 101 South 2nd Street Eric & Christina Henderson 
7508 Club House Drive Gladstone MI 49837 110 North 3rd Street Herbert D & Marcia M Iverson 
225 Ludington Street Escanaba MI 49829 225 Ludington Street JACL 
212 1st Avenue South Escanaba MI 49829 212 1st Avenue South Jeffrey Keller 
328 North 10th Street Escanaba MI 49829 114 North 3rd Street Claude Kobasic 
208 1st Avenue South Escanaba MI 49829 208 1st Avenue South Stephen R & Lee Ann LE Messimer 
205 Ludington Street Escanaba MI 49829 205 Ludington Street Publo Inc 
117 South 3rd Street Escanaba MI 49829 117 South 3rd Street Daniel F Samson 
107 Chocolay River Trail Marquette MI 49855 111 South 2nd Street Eric J & Kathryn S Rose 
107 Chocolay River Trail Marquette MI 49855 107 South 2nd Street Eric J & Kathryn S Rose 
310 Ludington Street Suite 171 Escanaba MI 49829 310 Ludington Street County of Delta 
PO Box 30028 Lansing MI 48909 305 Ludington Street State of Michigan Attn: Land Records 
122 1st Avenue South Escanaba MI 49829 122 1st Avenue South Steven M Vosters 
116 South 2nd Street Escanaba MI 49829 116 South 2nd Street Christopher & Lisa Warden 
223 Ludington Street Escanaba MI 49829 216 1st Avenue South Edward & Suzell Eisenberger 
117 South 2nd Street Escanaba MI 49829 117 South 2nd Street Current Occupant 
128 1st Avenue South Escanaba MI 49829 128 1st Avenue South Current Occupant 
111 North 3rd Street Escanaba MI 49829 111 North 3rd Street Current Occupant 
201 Ludington Street Escanaba MI 49829 201 Ludington Street Current Occupant 
109 South 2nd Street Escanaba MI 49829 109 South 2nd Street Current Occupant 
101 South 2nd Street Escanaba MI 49829 101 South 2nd Street Current Occupant 
110 North 3rd Street Escanaba MI 49829 110 North 3rd Street Current Occupant 
114 North 3rd Street Escanaba MI 49829 114 North 3rd Street Current Occupant 
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Mailing List: Special Land Use ‐ 200 Ludington Street 

Address_Owners City_Owners StateZIP_Cod Address_Physical Name_Owners 
111 South 2nd Street Escanaba MI 49829 111 South 2nd Street Current Occupant 
107 South 2nd Street Escanaba MI 49829 107 South 2nd Street Current Occupant 
305 Ludington Street Escanaba MI 49829 305 Ludington Street Current Occupant 
216 1st Avenue South Escanaba MI 49829 216 1st Avenue South Current Occupant 
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PLANNING COMMISSION 
Agenda Item Report – Thursday, February 8, 2024 

PH2:  Zoning Map Amendment – 2730 Lake Shore Drive 
Background 
The Commission will hold a public hearing on a proposed Zoning Map Amendment.  This was filed by 
Kenneth & Donna Linder to move their property from an “A” district to a “D” district. 

Master Plan References 
None. 

Possible Options for Action 
1. Recommend that City Council adopt the amendment.  Sample Language:

“I move to adopt the following resolution: 
Whereas, Kenneth and Donna Linder (hereinafter “the Applicant”) submitted an application for a zoning map 

amendment (hereinafter “the Petition”); 
Whereas, The Applicant submitted the Petition for the following described property (hereinafter “the Property”): 

Lots 8 and 9 of Block 6 of the Lake Shore Drive Addition No. 1 of the City of Escanaba, according to the plat 
thereof, as recorded in Liber 1216 of Deeds, Page 446, Delta County Records, 
Parcel No. 051-210-3606-303-005, 
Commonly known as 2730 Lake Shore Drive; 

Whereas, The Planning Commission considered the Petition at a duly noticed public hearing which took place on the 
8th Day of February 2024; and 

Whereas, The Planning Commission, after reviewing the proposed amendment, all reports and recommendations from 
staff, consultants, other reviewing agencies, & any public comments, identified and evaluated all factors relevant 
to the Petition; therefore, be it 

RESOLVED, That the Planning Commission adopts a Recommendation to the City Council that they consider the 
adoption of this Amendment based upon the following facts: [provide numbered list of facts]; and 

RESOLVED, that staff shall file this Recommendation with the City Council and transmit the following thereto: 
1) A summary of the comments received at the hearing held on this Amendment, 
2) The Amendment itself, and 
3) A map depicting this Amendment.” 

2. Recommend that City Council reject the amendment. Sample Language:
“I move to adopt the following resolution: 
Whereas, Kenneth and Donna Linder (hereinafter “the Applicant”) submitted an application for a zoning map 

amendment (hereinafter “the Petition”); 
Whereas, The Applicant submitted the Petition for the following described property (hereinafter “the Property”): 

Lots 8 and 9 of Block 6 of the Lake Shore Drive Addition No. 1 of the City of Escanaba, according to the plat 
thereof, as recorded in Liber 1216 of Deeds, Page 446, Delta County Records, 
Parcel No. 051-210-3606-303-005, 
Commonly known as 2730 Lake Shore Drive; 
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Whereas, The Planning Commission considered the Petition at a duly noticed public hearing which took place on the 
8th Day of February 2024; and 

Whereas, The Planning Commission, after reviewing the proposed amendment, all reports and recommendations from 
staff, consultants, other reviewing agencies, & any public comments, identified and evaluated all factors relevant 
to the Petition; therefore, be it 

RESOLVED, That the Planning Commission adopts a Recommendation to the City Council that they reject the 
adoption of this Amendment based upon the following facts: [provide numbered list of facts]; and 

RESOLVED, that staff shall file this Recommendation with the City Council and transmit the following thereto: 
1) A summary of the comments received at the hearing held on this Amendment, 
2) The Amendment itself, and 
3) A map depicting this Amendment.” 

Attachments 
1. Zoning Map Amendment Application: ZMA23001
2. “New D – Local Business Zoning District Ordinance of 2024” (Draft)
3. Amendment Map
4. Staff Report
5. Public Hearing Notice
6. Affidavit of Newspaper Publishing for Public Hearing Notices
7. Affidavit of Mailing for Public Hearing Notices
8. Mailing List
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ZONING MAP AMENDMENT APPLICATION 

Planning & Zoning Department - City of Escanaba 

906-786-9402 - permits@escanaba.org- 410 Ludington St. Escanaba, Ml 49829

Parcel# 

o5l-2lo-3C..o(;.-3o3-oob 
AMENDMENTS. The Council may from time to time on its motion or on petition, amend, supplement, or change 
the district boundaries or regulations herein established in the manner prescribed by the Michigan Zoning 
Enabling Act 110 of 2006. Whenever the owners of fifty (SO) percent or more of the frontage in any district or 
part thereof shall present to the Council a petition in writing, duly signed, requesting an amendment, 
supplement, change, or repeal of the provisions prescribed for such district or part thereof, it shall be the duty 
of the Council to vote upon said petition within ninety (90) days after filing of the same by petitioners with the 
Council. If any area is hereafter transferred to another district by a change in district boundaries by an 
amendment as above provided, the provisions of this Ordinance, relating to buildings or uses of buildings or 
premises existing at the time of passage of this Ordinance shall apply to buildings or uses of buildings or 
premises existing at the time of passage of such amendment in such transferred area. 

PUBLIC HEARING NOTICE. Public hearings for map amendments are required and shall be noticed accordingly. 
Notice of the public hearing will be made to certain persons and published in the newspaper not less than 15 
days before the hearing so that they may appear before the Planning Commission to voice any objections, 
support, or to further inquire. Notice of the time and place of the public hearing shall also be given by mail to 
any of the following entities that have registered their name with the City Clerk for the purposes of receiving 
public notice: any electric, gas, or pipeline public utility company; each telecommunication service provider; 
each railroad operating within the district or zone affected; and the airport manager of each airport. 

AMENDMENTS AFFECTING TEN OR FEWER PARCELS. If the proposed map amendment will impact 10 or fewer 
adjacent parcels, notice shall be given to 1) the owners of the property for which approval is being considered; 
2) all persons to whom real property is assessed within 300 feet of the property, regardless of jurisdiction; and
3) fo the occupants of all structures within 300 feet of the property, regardless of jurisdiction.

AMENDMENTS AFFECTING ELEVEN OR MORE PARCELS. If a map amendment is proposed that will impact 11 or 
more adjacent parcels, notice need not be given to those stated for amendments affecting ten or fewer parcels. 
Further information regarding the process is outlined in Chapters 2 and 5 of the City Zoning Ordinance. 

The Ordinance can be found on our website at escanaba.org. 

AMENDMENT DESCRIPTION 

Please describe the proposed map amendment, the reasons therefor, and any other relevant 

information. Attach a scaled drawing indicating what property/ies are proposed for change, and the 

current zoning district(s) of the property/ies and adjacent property/ies. You may also attach any 

evidence in support of your proposed amendment to this application. 
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16 
ZONING MAP AMENDMENT APPLICATION 

Planning & Zoning Department - City of Escanaba 

906-786-9402 - permits@escanaba.org - 410 Ludington St. Escanaba, Ml 49829

FEE, CONTACT INFORMATION, & AGREEMENT 

Fee due upon submittal: $500 
I certify that the information contained in this application is true and correct to the best of my 

knowledge and belief at the time of the application. I acknowledge that I understand and have 

complied with all the submittal requirements and procedures, and that this application is complete. 

I further understand that an incomplete submittal may cause my application to be deferred. 

If any of these entities are a company and not an individual, write: "Company Name {Contact's Name)" 
Owner Name Email 

JI
l'ic.J7 l'1 

Address, City, State, ZIP 

Address, City, State, ZIP Phone 

Signature Date 
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ORDINANCE NO. 

NEW D – LOCAL BUSINESS ZONING DISTRICT ORDINANCE OF 2024 

WHEREAS, The People of the City of Escanaba did establish “An Ordinance to Amend 
Chapters I-XXII of The Zoning Ordinance as Codified Under Appendix A of the Code of 
Ordinances” on the 5th day of May 2022, with subsequent amendments thereto, hereinafter “the 
Zoning Ordinance”, and it is now desired to amend the Zoning Map established therein by 
adding another zoning district of the class known as “D – Local Business”, NOW THEREFORE, 
THE PEOPLE OF THE CITY OF ESCANABA HEREBY ORDAIN: 

CHAPTER I 

The Zoning Ordinance, section 401.3, established the Zoning Map.  Said Zoning Map shall now 
be amended through the addition of a new district of an existing class. The boundaries of said new 
district shall contain only the following described property: 

Lots 8 and 9 of Block 6 of the Lake Shore Drive Addition No. 1 of the City of 
Escanaba, according to the plat thereof, as recorded in Liber 1216 of Deeds, Page 
446, Delta County Records; 
Parcel No. 051-210-3606-303-005; 
Commonly known as 2730 Lake Shore Drive. 

Said new district shall be classified as “D – Local Business”.  The surrounding districts’ boundaries 
shall be adjusted to reflect those of said new district. Further interpretation of district boundaries 
shall comply with the Zoning Ordinance. 

CHAPTER II 
SAVINGS CLAUSE 

If any section, subsection, sentence, clause, or phrase of this Ordinance is held to be 
unconstitutional, such decision shall not affect the validity of the remainder of this Ordinance. 

The City Council hereby declares that it would have passed this Ordinance, section, subsection, 
sentence, clause, or phrase thereof, irrespective of the fact that any one or more sections, 
subsections, sentences, clauses, or phrases be declared unconstitutional. 

CHAPTER III 
CONFLICTING ORDINANCES REPEALING CLAUSE 

All Ordinances or parts thereof in conflict with this Ordinance are hereby repealed. 

CHAPTER IV 
EFFECTIVE DATE 

This Ordinance shall be in full force and effect ten (10) days after its passage and publication. 

(Original 1-25-23) 
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Ordinance No. ____ 

APPROVED: APPROVED: 

Laura Genovich, Mark Ammel, 
City Attorney Mayor 

Ordinance No. ATTEST: 
Date Approved: 
Date Published: Phil DeMay, 

City Clerk 

I hereby certify that the foregoing constitutes a true and complete copy of an ordinance duly 
adopted by the City Council of the City of Escanaba, County of Delta, State of Michigan, at a 
regular meeting held on . Said meeting was conducted, with public 
notice given, pursuant to and in full compliance with the Open Meetings Act, being MCL 15.261 
et seq. Further, said ordinance was published in the Daily Press, a newspaper of general circulation 
in the City of Escanaba on . The minutes of said meeting were kept and 
will be or have been made available as required by said Act. 

Phil DeMay, 
City Clerk 

(Original 1-25-23) 
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Patrick Connor, Chair Roy Webber, Secretary Michael Harris, Commissioner 
James Hellermann, Commissioner Kasja Nelson, Commissioner Christiana Reynolds, Commissioner 
Mark Sadowski, Commissioner Tyler Anthony, Planning & Zoning Ronald Beauchamp, City Council 

PLANNING COMMISSION 
Staff Report 

REQUEST OVERVIEW 

Case # ZMA23001 Property Address: 2730 Lake Shore Drive 
Applicant: Kenneth & Donna Linder Property Owner: Kenneth & Donna Linder 
Tax Parcel # 051-210-3606-303-005 Zoning District: A (Single-Family Residential) 
Property Description: 
Lots 8 & 9 of Block 6 of the Lake Shore Drive Addition no. 1. 

ZONING MAP AMENDMENT 

The Planning Commission, as outlined in Zoning Ordinance sec. 103, is responsible for conducting 
a public hearing to review petitions for zoning ordinance or zoning map amendments. This 
review covers both the application and/or proposed amendment and any reports & 
recommendations from staff, consultants, or other reviewing agencies. This also includes any 
public comments received. The Commission must identify and evaluate all relevant factors, 
including criteria listed in the Ordinance. 

Following the public hearing, the Commission must report its findings to the City Council. This 
report must include a recommendation for approval or denial of the amendment. Upon receipt of 
this report, the City Council can either schedule a public hearing or deny the amendment. The 
City Council's decision-making is limited to debate on criteria stated in the Ordinance. If deemed 
necessary, the City Council has the authority to instruct the Commission to conduct further 
proceedings. 

These steps ensure a thorough and transparent evaluation of zoning ordinance or map 
amendments.  It also ensures public input and adherence to established criteria throughout the 
decision-making process. 

APPLICATION HISTORY 

A zoning map amendment (rezoning) application was received on Wednesday, November 22, 
2023 from Kenneth & Donna Linder (owners). The Zoning Administrator then processed the 
application in the usual way per the Zoning Ordinance, but then neglected to place it on the 
December meeting agenda. After realizing this mistake, the Zoning Administrator then placed 
the rezoning on the February meeting agenda. This allowed time to make public hearing notices. 

PUBLIC HEARING NOTICES 

The Zoning Administrator shall set, advertise, and give notice of a public hearing in accordance 
with sec. 201.5. Public hearing notification requirements have been fulfilled as follows: 

300’ Radius to Neighbors ................................... Friday, January 19, 2024 
Daily Press Newspaper ....................................... Wednesday, January 24, 2024 
City of Escanaba Website & Facebook.......... Thursday, January 25, 2024 

Planning Commission Official Minutes – February 8, 2024 
Appendix 1



 

      
  

   
  

  
 

 
 

     
 

    
 

   
 

  
   

 

  
    

   
 

  
   

   
    

 
  

   
 

 
  

   
     

 

  
 

  
 

ZONING MAP AMENDMENT CRITERIA 

The Commission shall consider the following criteria in their decision. Included below each 
standard is a staff response to that criterion. 

A. Are there substantial reasons why the property cannot be reasonably used as currently
zoned?
This refers to allowed uses in the zoning district, and whether the land can accommodate such
activity.
Staff Response: 
No, the property is perfectly capable of being used as currently zoned.

B. Is the use more appropriately handled as a permitted use by right, or as a special land use,
in the existing district or another district?
Refer to the allowed uses in associated zoning districts.
Staff Response: 
Irrelevant; no use is directly proposed here.  This question is better suited to Special Land Use
cases, where an actual land use is required as part of the process.

C. Is the zone change supported in the master plan?
See Map 32: “City of Escanaba Future Land Use” in the Escanaba Master Plan for more clarity.
Staff Response: 
Yes and no.  According to the Future Land Use map, the property is set to remain in a
“moderate density residential” development area.  However, there is an area projected to
become a “general business disctrict [sic]” across the highway to the northwest.

Per the Master Plan (p. 122): “The purpose of [these] areas … is to accommodate a wide range
of retail, office, and service uses that are compatible with residential neighborhoods.  [It]
exists within the fabric of a traditional residential neighborhood and serves as a transition
between residential areas and more intensively developed zones.”

Being that such an area is designated on the opposite side of a 50-mph highway from the
residential area – with no traffic signals or guarded crosswalks – it is hard to claim that it
exists within that neighborhood.  Allowing for some such Local Business District area on the
highway’s near side would satisfy its intent.

D. Would a change of present district boundaries be compatible with existing land uses in the
area? Would it adversely affect property values?
Staff Response: 
Yes, it would be compatible; no, it would not adversely affect property values.  The land uses
on this property have been commercial in nature for as far back as can be reached.  Property
values wouldn’t be swayed one way or the other in the short term – although, if a small
business moves in and succeeds, property values may rise over time.

E. Are adequate sites available elsewhere that are already properly zoned to accommodate
the proposed use?
Again, this refers to allowed uses in a given zoning district.
Staff Response: 
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No. Currently, there are only four “D” zoning districts in the entire City, containing six 
properties in total.  Only one of them is currently vacant, and it is located on the opposite side 
of the highway from the residential neighborhood such a district is intended to serve. While, 
again, no use is directly proposed here, there are not enough available sites to accommodate 
the uses listed for “D” zoning districts. 

F. Would the rezoning constitute a spot zone granting special privileges to one landowner not
available to others?
A zoning ordinance or amendment ... creating a small zone of inconsistent use within a larger
zone is commonly designated as spot zoning (Penning v. Owens 1954).
Staff Response: 
Yes and no. It would certainly constitute a spot zone, if adopted.  However, all other “D”
zoning districts qualify as spot zones.  That is exactly the intent of this class of districts: to be
woven into residential areas sparingly, allowing for some of the once-common businesses
necessary for the vitality of such areas.

It is the Staff’s opinion that the “D” zoning district was created specifically to solve – albeit
unartfully – a problem common to our chosen zoning style: the homogenization of vast areas
of cities, where nothing but single–family dwellings are found.  No ill will is harbored against
such a land use here, but saturating a district with it and not allowing for some neighborhood
self-sufficiency does no good.

G. Was there a mistake in the original zoning classification?
Staff Response: 
Possibly. However, there is conflict between the different historical zoning maps on whether
the property has always been in an “A” district, or if it was in a “D” district at some point.

H. Has there been a change of conditions in the area supporting the proposed zoning?
The conditions cited here refer only to physical characteristics and land use practices.
Staff Response: 
Technically, no. But the need was always there, and it was usually satisfied by whatever use
was present at this property at any given time.

I. Would the change severely impact traffic, public facilities, and the natural characteristics
of the area, or significantly change population density?
Staff Response: 
It would have zero impact.

J. Is the proposed change out of scale with the needs of the community?
Refer to sec. 5.3 of the Escanaba Master Plan for more clarity.
Staff Response: 
Not at all.  In fact, the mixing of uses is encouraged by that section.

K. If the change is approved, what would be the probable effect on stimulation of similar
zoning requests in the vicinity? Would this secondary effect negatively impact community
plans and public services?
Staff Response: 
No stimulus of similar requests is expected, which would maintain a neutral effect.
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L. Is the proposed change precedent setting?
Staff Response: 
No; the precedent is already there.  See the staff response to Question F above.

M. Is the proposed boundary appropriate?
Staff Response: 
Yes. It’s one parcel.

STAFF ANALYSIS 

This case roughly mirrors one which the Commission heard last year – roughly.  

In fact, that case had an intent opposite to that which is under consideration here.  That case (1801 
Ludington Street) sought to move a commercially-zoned property – with a then-recently 
discontinued commercial use – into a residential zoning district so that a residential use could be 
established there.  Without rezoning the property, a residential use would be illegal. 

This case seeks to move a residentially-zoned property – which has only hosted commercial uses 
– into a commercial zoning district so that such uses can be established there once again.  Without 
rezoning the property, a commercial use is illegal.

The owners have been trying to sell this property for some years. No sale has been made, almost 
entirely because of a conflict between the property’s zoning district classification and its tax 
classification.  It’s zoned residential, but it’s taxed commercial.  Because no commercial uses are 
allowed on the property, no businesses wish to buy it.  And because the building currently on the 
property would be very expensive to convert into a dwelling, or to demolish and replace, no 
homebuyers wish to pick it up, either. Because the property once hosted a motor vehicle fueling 
station, potential buyers are also worried about environmental issues. 

Staff believe this to be a very reasonable request.  Its core purposes are to 1) make practices legal 
which have existed outside the Zoning Ordinance for decades; 2) done no harm to the 
neighborhood zoning-wise, through its commercial land uses; and 3) create an opportunity 
establish amenities which any residential district needs to function.  The Commission would be 
doing right by the community if they were to recommend adoption of this rezoning amendment. 

FACT FINDING 

Per the Bylaws, all decisions made by the Commission must include findings of fact. The following 
is a recommended finding of facts: 

1. There are no substantial reasons why the Property cannot be reasonably used as currently
zoned.

2. There is no land use proposed in the Petition, and therefore the question of whether the
use is more appropriately handled as a permitted use by right, or as a special land use, in
the existing district or another district, is irrelevant.

3. The zone change is supported in the master plan.
4. A change of present district boundaries would be compatible with existing land uses in

the area since previous uses already had, and it would not adversely affect property values.
5. While no specific use is proposed, there are not enough adequate sites available elsewhere

already properly zoned to accommodate the use associated with the proposed zoning.
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6. While the rezoning would constitute a spot zone, granting special privileges to one
landowner not available to others, that is the apparent intent of this specific zoning, and
it would satisfy an existing need in the area.

7. There may have been a mistake in the original zoning classification.
8. The conditions in the area have, currently and historically, supported the proposed zoning. 
9. The change will not severely impact traffic, public facilities, or the natural characteristics

of the area, nor will it significantly change population density.
10. The proposed change is not out of scale with the needs of the community.
11. If approved, there will probably be no effect on stimulation of similar zoning requests in

the vicinity, and there will be a neutral effect on community plans and public services.
12. The proposed change is not precedent setting.
13. The proposed boundary is appropriate.

Respectfully submitted, 

Tyler Anthony, Date 
Planning & Zoning Administrator 

1/26/2023
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P.O. Box 948 • Escanaba, MI 49829 P 906-786-9402 • F 906-786-4755 

PUBLIC HEARING NOTICE 

NOTICE IS HEREBY GIVEN, in accordance with the Michigan Zoning Enabling Act (MCL 125.3101 
et seq.), that the City of Escanaba Planning Commission will conduct a public hearing on 
Wednesday, February 8, 2023 at 6:00 p.m. in the Council Chambers, Rm. C101, Escanaba City 
Hall, 410 Ludington Street, regarding: 

Zoning Map Amendment – 2730 Lake Shore Drive 
The Commission will hold a public hearing on a proposed Zoning Map amendment. The applicant seeks to move 

their property from an A (Single-Family Residential) district to a D (Local Business) district. 

All interested persons are invited to attend this public hearing to express their views concerning 
the proposed Zoning Map Amendment. 

Copies of the proposed Zoning Map Amendment are available for review at the Planning & 
Zoning Department (ph. 906-789-7302), Escanaba City Hall, second floor, during regular business 
hours. 

Individuals requiring special accommodations to attend and participate in this meeting should 
contact the City Clerk’s Office (ph. 906-786-1194) at least five days in advance. 

Tyler Anthony 
Planning & Zoning Administrator 
City of Escanaba 
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5. That this Affidavit is

City of Escanaba 

Tyler .L. Anthony 
Its: Planning and Zoning Admini 

 

 

 

 

 

 

 

 

 

 

'� 

AFFIDAVIT OF MAILING FOR PUBLIC HEARING NOTICES 

The undersigned Affiant deposes and states as follows: 

Lots 8 and 9 of Block 6 of the Lake Shore Drive Addition No. 1 of the City of Escanaba, according to the plat thereof, as 
recorded in Liber 1216 of Deeds, 446, Delta County Records. 
Parcel No. 051-210-3606-303-005, 
Commonly known as 2730 Lake Shore Drive. 

2. That the Property was subject to a Public Hearing, which was set for 8 February 2024 at 6:00 PM before the Planning Commission,
regarding the following described subject.

P-ZMA23001, Zoning Map Amendment: The applicant seeks to move their property from an A (Single-Family Residential)
district to a D (Local Business) district.

3. That a Notice was prepared for the Public Hearing, in satisfaction of MCL 125.3103. A List of all persons, which either held real
property or occupied structures, within a radius of 300 feet from the Property was also prepared.

4. That the Affiant did deposit with the United States postal service, First-Class Mail, on 19 January 2024, copies of the Notice for the
Public Hearing which were addressed to all persons included in the List.

executed and will be recorded to provide a record of mailing for the Notice. 

STATE OF MICHIGAN ) 
) ss 

COUNTY OF DELTA ) 

The foregoing instrwnent was acknowledged before me this� day of.JGlJ\\AOJ\t , ----=---··'-- by Tyler D.L. Anthony, Plann.ing
and Zoning Administrator, on behalf of the City of Escanaba, a Michigan municipal co oration. 

Notary Public, County of Delta 
Acting in Delta County 
State of Michigan 
My commission expires January 19, 2029 

This document was prepared by: Tyler Anthony, City of Escanaba, 410 Ludington Street, Escanaba, Michigan. 
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Mailing List: Zoning Map Amendment ‐ 2730 Lake Shore Drive 

Address_Owners City_Owners StateZIP_Cod Address_Physical Name_Owners 
2228 26th Avenue South Escanaba MI 49829 2228 26th Avenue South Ronald T & Lori A Stankowicz 
2220 26th Avenue South Escanaba MI 49829 2220 26th Avenue South William Leveille 
2214 26th Avenue South Escanaba MI 49829 2214 26th Avenue South James & Rhonda Beaudoin 
2219 26th Avenue South Escanaba MI 49829 2219 26th Avenue South Jon & Kerri Lancour 
2211 26th Avenue South Escanaba MI 49829 2211 26th Avenue South Alfred L Kommes 
2205 26th Avenue South Escanaba MI 49829 2205 26th Avenue South Clinton B & Danielle Marie Travis 
2704 Lake Shore Drive Escanaba MI 49829 2203 26th Avenue South Jamie A St Jacques 
2726 Lake Shore Drive Escanaba MI 49829 2726 Lake Shore Drive Lee & Melody Morrison 
2720 Lake Shore Drive Escanaba MI 49829 2720 Lake Shore Drive Dale P & Linda M Stannard 
2712 Lake Shore Drive Escanaba MI 49829 2712 Lake Shore Drive Brian P Stefl 
342 Camino Del Mundo Fort Collins CO 80524 2221 26th Avenue South Regina R Thompson c/o Terry N Thompson 
2705 South Lincoln Road Escanaba MI 49829 2705 South Lincoln Road Brian B & Diane C Donovan 
4684 D Road Bark River MI 49807 2725 Lake Shore Drive Carl & Therese Stenberg 
4485 10.75 Lane Bark River MI 49807 2723 Lake Shore Drive Joseph Kaplan & Christine Williams 
4485 10.75 Lane Bark River MI 49807 2721 Lake Shore Drive Joseph Kaplan & Christine Williams 
2203 26th Avenue South Escanaba MI 49829 2203 26th Avenue South Current Occupant 
2221 26th Avenue South Escanaba MI 49829 2221 26th Avenue South Current Occupant 
2723 Lake Shore Drive Escanaba MI 2723 Lake Shore Drive Current Occupant 
2721 Lake Shore Drive Escanaba MI 49829 2721 Lake Shore Drive Current Occupant 
2719 Lake Shore Drive Escanaba MI 49829 2717 Lake Shore Drive Anthony K Westerberk 
2717 Lake Shore Drive Escanaba MI 49829 2717 Lake Shore Drive Current Occupant 
PO Box 48 Escanaba MI 49829 2713 Lake Shore Drive Elementary Rentals LLC 
2713 Lake Shore Drive Escanaba MI 49829 2713 Lake Shore Drive Current Occupant 
2711 Lake Shore Drive Escanaba MI 49829 2711 Lake Shore Drive Zachary Jennings 
2719 Lake Shore Drive Escanaba MI 49829 2719 Lake Shore Drive Anthony K Westerberk 
PO Box 30028 Lansing MI 48909 2801 Lake Shore Drive State of Michigan ‐ DNR 
W5991 Number 34 Road Carney MI 49812 2730 Lake Shore Drive Kenneth A & Donna R Linder 
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PLANNING COMMISSION 
Agenda Item Report – Thursday, February 8, 2024 

NB1: Site Plan Review – 200 Ludington Street 
Background 
The Commission will conduct a review of a proposed Site Plan. This review is being done in connection 
with the Special Land Use under agenda item PH1. 

Master Plan References 
• Action E1 “Compatible Maritime and Waterfront Uses”

Seek, encourage, and foster a balance of uses and activities on the waterfront that are compatible
with a working port and the broader goals of the community. Opportunities for waterside
public access, open space, and the expansion of public use of the waterfront include
improvements such as viewing platforms, piers, street ends, and non-motorized trails where
feasible, or other physical improvements to improve the character and utilization of the
waterfront should be explored. Develop form-base zoning [sic]standards that support
waterfront redevelopment due to the irregular property line layouts.1 

• Action E8 “Downtown Organization”
The downtown should continue to be organized into functional zones in order to create a
critical mass, for not only retail businesses, but for professional offices and services that support
downtown living. The encouragement of retail and entertainment anchors in the downtown ties
into the reorganization of the downtown in definable districts. Downtowns such as Escanaba
have a difficult time competing with regional and franchise stores, but often times excel in
specialty retail, restaurants, and entertainment type uses. A modification to the Zoning
Ordinance encouraging the reorganization of the downtown from Ludington Park to Lincoln
Road into definable districts is recommended. Zoning Ordinances should be revised to enhance
street traffic by limiting non-retail first floor uses where practical. Additionally, form-based
zoning standards should be adopted to reinforce desired use patterns within the downtown
district. The ground floor of downtown buildings should be limited to retail uses and
professional services with a retail element when located within the Central Retail District.
Where possible, upper floors should be utilized for professional offices and residential units.2 

• Action E21 “Brownfield Plan Implementation”
Continue to implement the City’s brownfield redevelopment plan. Seek grant funding for
brownfield redevelopment as needed.3 

• Action H1 “Housing Variety Modifications - New Development”
Housing variety modifications to the City’s Zoning Ordinance should be made which
encourages the development of a variety of housing types such as owner-occupied townhomes,
owner-occupied condominiums, and mixed uses. A variety in the housing styles will allow all

1 City of Escanaba, 2016 Master Plan, 103 
2 City of Escanaba, 2016 Master Plan, 104 
3 City of Escanaba, 2016 Master Plan, 107 
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age groups to find housing based on lifestyle conditions and remain in the City. The 2016 Target 
Market Analysis done for Delta County by Land Use USA indicates the market for single-family 
homes in Escanaba is saturated and that there is an unmet demand for owner-occupied 
townhomes, condominiums, and mixed-use housing units.4 

• Action N1 “Green Infrastructure”
Revise site development guidelines to improve stormwater management practices. Although
development standards already require stormwater management, additional guidelines that
encourage impervious surfaces and low-impact development practices would improve
environmental sustainability.5 

Possible Options for Action 
1. Approve the Site Plan.  Sample language:

“I move to adopt the following resolution: 
Whereas, Northshore Flats Development LLC (hereinafter “the Applicant”) submitted an application for a site plan 

review (hereinafter "the Site Plan”); 
Whereas, The Applicant applied for the Site Plan for the following described property (hereinafter “the Property”): 

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of 
the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to 
the Municipal Dock, as recorded in Liber 91 of Deeds, Page 351, Delta County Records, 
Parcel No. 051-010-2929-328-003, 
Commonly known as 200 Ludington Street; and 

Whereas, The Planning Commission reviewed the Site Plan at a regular meeting which took place on the 8th day of 
February 2024; therefore, be it 

RESOLVED, That the Planning Commission approves the Site Plan based upon the following facts: 
[provide numbered list of facts].” 

2. Conditionally approve the Site Plan.  Sample language:
“I move to adopt the following resolution: 
Whereas, Northshore Flats Development LLC (hereinafter “the Applicant”) submitted an application for a site plan 

review (hereinafter "the Site Plan”); 
Whereas, The Applicant applied for the Site Plan for the following described property (hereinafter “the Property”): 

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of 
the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to 
the Municipal Dock, as recorded in Liber 91 of Deeds, Page 351, Delta County Records, 
Parcel No. 051-010-2929-328-003, 
Commonly known as 200 Ludington Street; and 

Whereas, The Planning Commission reviewed the Site Plan at a regular meeting which took place on the 8th day of 
February 2024; therefore, be it 

RESOLVED, That the Planning Commission approves the Site Plan based upon the following facts: 
[provide numbered list of facts]; and 

4 City of Escanaba, 2016 Master Plan, 109 
5 City of Escanaba, 2016 Master Plan, 110 
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RESOLVED, That the Planning Commission imposes the following conditions on the Site Plan: 
[provide list of conditions].” 

3. Deny the Site Plan.  Sample language:
“I move to adopt the following resolution: 
Whereas, Northshore Flats Development LLC (hereinafter “the Applicant”) submitted an application for a site plan 

review (hereinafter "the Site Plan”); 
Whereas, The Applicant applied for the Site Plan for the following described property (hereinafter “the Property”): 

All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the west 100 ft of 
the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of alley in said Block 3 adjacent to 
the Municipal Dock, as recorded in Liber 91 of Deeds, Page 351, Delta County Records, 
Parcel No. 051-010-2929-328-003, 
Commonly known as 200 Ludington Street; and 

Whereas, The Planning Commission reviewed the Site Plan at a regular meeting which took place on the 8th day of 
February 2024; therefore, be it 

RESOLVED, That the Planning Commission denies the Site Plan based upon the following facts: 
[provide numbered list of facts].” 

Attachments: 
1. Site Plan Review Application: SLU23001
2. Drawings
3. Staff Report
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THIS PROJECT IS TO CONSTRUCT TWO BUILDINGS ON THE SITE TO PROVIDE FOR 23 RESIDENTIAL CONDOMINIUM UNITS.
INDOOR PARKING TO BE PROVIDED UNDER BOTH BUILDINGS WITH ACCESS FROM THE ALLEY TO NORTH AND WEST OF 
THE SITE. THE BUILDINGS ARE STORIES ABOVE THE PARKING LEVELS. THE FIRST FLOOR WITH RESIDENTIAL USE IS A HALF 
STORY ABOVE LUDINGTON STREET.

E-3 CENTRAL COMMERCIAL 61,485 S.F. 4 52'-11"

200 LUDINGTON ST., ESCANABA, MI 49829 051-010-2929-328-003

9 SITE PLAN REVIEW APPLICATION 
Planning & Zoning Department – City of Escanaba 

906-786-9402 – permits@escanaba.org – 410 Ludington St. Escanaba, MI 49829
PROPERTY IDENTIFICATION 

Address Parcel # 

GENERAL. All construction or addition to buildings in the City of Escanaba requires a zoning permit, whether a 
building permit is required or not. If you are unsure if you need a building permit, please call the Delta County 
Building & Zoning Department at (906) 789-5189. It is the responsibility of all parties involved to review the 
zoning ordinance for standards which may affect their project. These conditions are not exclusive. 
APPLICATION. Site Plan review ensures that developments integrate well with adjacent uses, minimize nuisance 
to adjoining land, provide safe and functional traffic access and parking, and reduce impacts on the 
environment. Site plan review applications shall be received not less than 21 calendar days before a scheduled 
Planning Commission review. All site plans shall be submitted to the Zoning Administrator for administrative 
review, who shall determine whether the site plan is complete and ready for Commission review. 
STANDARDS. A site plan shall conform to all applicable local, State, and federal laws and ordinances. Approval 
may be conditioned upon the applicant receiving necessary local, State, and federal permits before final site 
plan approval. In addition, a development shall conform to the site development standards cited in City of 
Escanaba Zoning Ordinance sec. 1907, which shall be reflected on the site plan. 
NOTICE TO NEIGHBORS. On all developments requiring site plan review by the Planning Commission, regardless 
of whether a public hearing is required, the City shall notify property owners within 300’ of the site plan parcel 
of the date, time, location of the review and give information on how comments may be submitted. 
PENALTIES FOR WORK DONE BEFORE APPROVAL. It is illegal to begin construction work before a zoning permit 
is obtained. If such work is done, citations and fines may be issued. Additionally, if the work violates any 
provision of the zoning ordinance, that work must be moved or altered to achieve compliance. 
ACCESS BY CITY EMPLOYEES. Staff from the Planning & Zoning Dept. may visit the property for zoning permit 
inspections. Staff from the Assessing Dept. may visit the property for tax purposes. 

PROJECT INFORMATION 
What are you building? Please check only one. 

NEW BUILD or ADDITION: 
☐ Multi-family residential

building (5 units or more)

NEW BUILD or ADDITION: 
☐ Industrial building

NEW BUILD or ADDITION: 
Any building within zoning 
district C-2: Residential 

☐ Planned-Unit Development, E-1:
Planned Commercial
Development, or E-2: Special
Planned Development

NEW BUILD or ADDITION: 
☐ Commercial building of 5,000

s.f. or more in lot coverage

NEW BUILD or ADDITION: 
☐ Communications tower

CHANGE OF USE: 
☐ 200 to 2299 Ludington Street

Please complete the following information as fully as possible. Staff can help find some information. Submit 
this form with one print copy and one digital copy of a site plan compliant with zoning ordinance sec. 1802.2. 
Project Description 

Zoning Use Type Area # of Floors Max Height 
(s.f.) Above Grade (ft) 

New utility services to be 
☐ Electric ☐ Water ☐ Sanitary Sewer ☐ Storm Sewer ☐ n/aprovided by the City: 
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Address, City, State, ZIP Phone 

Signature Date 

Applicant (if not the Owner) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

Contractor (if not the Owner) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

Architect/Engineer (if not the Contractor) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

Other (please specify) Name Email 

Address, City, State, ZIP Phone 

Signature Date 

************************** THIS SECTION FOR STAFF USE ONLY ************************ 
Date Submitted Application correct? ☐ Yes ☐ No 

Corner lot? ☐ Yes ☐ No 

Zoning Code Receipt # Permit # 

Easements/ROWs 

1121 LAKESHORE DRIVE ESCANABA, MI 49829

101 N. LAKESHORE BLVD. MARQUETTE, MI, 49855

BPOLZIN@BJPARCHITECTS.COM

12/22/2023

BARRY J. POLZIN 

101 N. LAKESHORE BLVD. MARQUETTE, MI, 49855

BPOLZIN@BJPARCHITECTS.COM

12/22/2023

swaneeinc@gmail.com

906-226-8661

BARRY J. POLZIN ARCHITECTS

906-226-8661

12/22/2023

NORTHSHORE FLATS DEVELOPMENT, LLC (MATTHEW SVILAND)

906-420-4461

12/26/2023 E-3 9371332 SLU23001

No known easements.

   
   

   
 

         
        

 
  

 
 

  
 

  
 

  
 

 
   

  
     

      
     

   
  

    
   

  

  

     

  

  

    

  

  

    

  

  

    

  

  

        
      

     

   

 

9 SITE PLAN REVIEW APPLICATION 
Planning & Zoning Department – City of Escanaba 

906-786-9402 – permits@escanaba.org – 410 Ludington St. Escanaba, MI 49829
FEES 

Your actual fee is based on your lot’s area in acres. To find that amount, multiply the lot area by the indicated 
area factor, input that amount, add the base amount, then input the actual fee. Max actual fee is $2,000. 

Lot Area (i.e.: 0.164) Area Factor Area Amt Base Amt 

Fee = x $150 = $ + $400 = 
Actual Fee 

$ 
CONTACT INFORMATION, AFFIDAVIT, AND SIGNATURES 

I, the undersigned, have read and understand the statements on page 1 of this application. I acknowledge that the information in this application is 
true, and if found not to be true, any issued zoning permit may be void. I agree to comply with the conditions and regulations provided with any permit 
that may be issued and will also comply with all applicable sections of the City of Escanaba Zoning Ordinance. I give permission for officials of the City of 
Escanaba, the County, and the State of Michigan to enter the property subject to this permit application for purposes of inspection. Finally, I 
understand that this is a zoning permit application and not a permit. I understand that a zoning permit, if issued, conveys only land use rights, and does 
not include any representation or conveyance of right in any other statute, building code, deed restriction or other property rights. 

If any of these entities are a company and not an individual, write: “Company Name (Contact’s Name)” 
Owner Name Email 
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Patrick Connor, Chair Roy Webber, Secretary Michael Harris, Commissioner 
James Hellermann, Commissioner Kasja Nelson, Commissioner Christiana Reynolds, Commissioner 
Mark Sadowski, Commissioner Tyler Anthony, Planning & Zoning Ronald Beauchamp, City Council 

PLANNING COMMISSION 
Staff Report 

REQUEST OVERVIEW 

Case # SLU23001 Property Address: 200 Ludington Street 
Applicant: Northshore Flats Development LLC Property Owner: City of Escanaba 
Tax Parcel # 051-010-2929-328-003 Zoning District: E-3 (Central Commercial) 
Property Description: 
All of Block 3 of the Original Plat of the City of Escanaba, according to the plat thereof, except the 
west 100 ft of the south 140 ft and except the part assessed to Hansen & Jensen Oil Co. north of 
alley in said Block 3 adjacent to the Municipal Dock. 

SITE PLAN REVIEW 

The Planning Commission, as outlined in Zoning Ordinance (ZO) sec. 1803.2, is responsible for 
reviewing Site Plans for all land use requests listed in sec. 1801.2.2. This review covers only the 
application, maps, and drawings required as part of the request.  This also includes any public 
comments received. The Commission must identify and evaluate all relevant factors, including 
criteria listed in the ZO. 

Following the review, the Commission must decide whether to approve, approve with conditions, 
or deny the Site Plan. Their decision must include a statement of findings and conclusions relative 
to the case, which specifies the decision’s basis and any imposed conditions. 

These steps ensure thorough and transparent Site Plan reviews and approvals.  It also ensures 
public input and adherence to established criteria throughout the decision-making process. 

APPLICATION HISTORY 

On Wednesday, September 6, 2023, a pre-application meeting was held. Attendees included the 
Applicant, City Manager James McNeil, and Planning & Zoning Department staff.  A second 
meeting was held on Thursday, November 16, 2023, with the same attendance as the first meeting, 
but included Barry J. Polzin Architects (Architect) virtually. 

A Site Plan review application was received on Tuesday, December 26, 2023 from the Architect. 
The Zoning Administrator then processed the application in the usual way per the ZO. This 
request was then placed on the February meeting agenda. This allowed time to make public 
hearing notices, and to hold internal review meetings. 

Two internal review meetings were held.  The first took place on Thursday, January 11, 2024, and 
was attended by City Manager James McNeil, City Engineer Terry Flower, Public Works Director 
Kent Dubord, Electric Utility Director Gerald Pirkola, Water/Wastewater Superintendent Jeff 
Lampi, Chief of Police John Gudwer, and  Planning & Zoning Department staff.  The second 
meeting was held on Thursday, January 18, 2024.  Attendees were relatively the same as the first 
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meeting, but added in were Rental and Fire Code Inspector Jude VanDamme and the Applicant. 
The Architect attended this meeting virtually, as well. 

SITE PLAN REQUIREMENTS 

All site plans meant for Commission review must include certain information.  These required 
details are listed in sec. 1802.2, and they are listed below. Included with each requirement is a 
staff response to that item. 

A. The site plan must consist of an accurate, reproducible drawing at a scale of one (1) inch
equals twenty (20) feet or less, showing the site, its zoning classification, location, type, and
size of structures and/or land on adjacent properties within two hundred (200) feet of the
property.
Staff Response: 
The Site Plan consists of many drawings, but most are drawn at a scale of 1” = 20’-0”.  Included
in the drawings are the Property and its zoning district.  However, they do not clearly show
the location, type, and size of structures and/or land within 200’ of the Property.

B. A boundary survey of the property prepared by a registered surveyor showing the location
of proposed and/or existing property lines, dimensions, legal descriptions, setback lines
and monument locations.
Staff Response: 
A boundary survey and a topographic survey are both included in the drawings. Both were
prepared by Davis Wanic Land Surveyors PC.  Together, they show the existing and proposed
boundary lines, dimensions, a legal description, and monument locations.  Setbacks are shown
elsewhere in the drawings.

C. Location and type of significant existing vegetation as determined by a qualified, city
approved authority.
Staff Response: 
This information is included on the topographic survey.

D. Location and elevations of existing water courses and water bodies, including county drains
and manmade surface drainage ways.
Staff Response: 
Lake Michigan, being the only adjacent water body, is shown accordingly.

E. Location of existing and/or proposed buildings and intended uses thereof, as well as the
length, width, and height of each building.
Staff Response: 
This information can be found across the drawings, but mostly in the “Architectural Site Plan”.

F. Proposed location of accessory structures, buildings and uses, including but not limited to,
all flagpoles, light poles, storage sheds, transformers, air conditioners, generators and
similar equipment, and the method of screening where applicable.
Staff Response: 
This information is included in the drawings.

G. Location of snow storage areas.
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Staff Response: 
Snow storage is included on the “Architectural Site Plan”. 

H. Location of existing public roads, rights-of-way, and private easements of record and
abutting streets. Dedication of any right-of-way for widening, extension, or connection of
major streets as shown on the official Master Street Plan and granting of easement(s) for
public utilities where required.
Staff Response: 
Adjacent and nearby streets & alleys (Ludington Street, North 3rd Street, unnamed alley) are
shown, and so is an existing easement for a storm sewer.

I. Location of and dimensions of proposed streets, drives, curb cuts, and access easements,
as well as acceleration, deceleration and passing lanes (if any) serving the development.
Staff Response: 
This information is included in the drawings.

J. Location, design, and dimensions of existing and/or proposed curbing, barrier free access,
carports, parking areas (including indication of all spaces and method of surfacing), fire
lanes and all lighting thereof.
Staff Response: 
sdfsdf.

K. Location, size, and characteristics of all loading and unloading areas.
Staff Response: 
This information is included in the drawings.

L. Location and design of all sidewalks, walkways, bicycle paths and areas for public use.
Staff Response: 
This information is included in the drawings.

M. Location of water supply lines and/or wells, including fire hydrants and shut-off valves, and
the location and design of storm sewers, retention or detention ponds, wastewater lines,
clean-out locations, connection points and treatment systems, including septic systems, if
applicable.
Staff Response: 
This information is mostly included in the drawings; shut-off valves are not shown.  No wells,
retention or detention ponds, or septic systems are planned for the site.

N. Location of all other utilities on the site, including but not limited to natural gas, electric,
cable TV, telephone and steam.
Staff Response: 
Only electric and natural gas utilities are shown on the drawings.

O. Proposed location, dimensions and details of common open spaces and common facilities
such as community buildings or swimming pools, if applicable.
Staff Response: 
This information is included in the drawings.
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P. Location, size, and specifications of all signs and advertising features.
Staff Response: 
No signs or advertising features are proposed.

Q. Exterior lighting locations with area of illumination illustrated as well as the type of fixtures
and shielding to be used.
Staff Response: 
The locations of exterior lighting are shown on the drawings – so are the fixture types – but
no areas of illumination are included.

R. Location, height, size and specifications of all fences, walls, and other screening features
with cross sections.
Staff Response: 
This information is included in the drawings.

S. Location and specifications for all proposed perimeter and internal landscaping and other
buffering features. For each new landscape material, the proposed size at the time of
planting must be indicated. All vegetation to be retained on the site must also be indicated,
as well as its typical size by general location or range of sizes as appropriate.
Staff Response: 
This information is included in the drawings.

T. Location, size, and specifications for screening of all trash receptacles and other solid waste
disposal facilities.
Staff Response: 
Solid waste receptacles will be kept indoors between the buildings; no screening is required.

U. Location and specifications for any existing or proposed above or below ground storage
facilities for any chemicals, salts, flammable materials, or hazardous materials as well as
any containment structures or clear zones required by government authorities.
Staff Response: 
No such facilities or structures are proposed.

V. Identification of any significant site amenities or unique natural features.
Staff Response: 
Unique natural features are identified, and there are no significant site amenities.

W. Identification of any significant views onto or from the site to or from adjoining areas.
Staff Response: 
See the above response.

X. North arrow, scale and date of original submittal and last revision.
Staff Response: 
North arrows and scales are included in the drawings, and so is the current revision’s date,
but the original submittal date is missing.

Y. Seal of the registered engineer, architect, landscape architect, surveyor, or planner who
prepared the plan.
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Staff Response: 
This information is included in the drawings. 

Z. The following additional information if requested by the Zoning Administrator:
1. A report describing the soil types and the ability of soils to accommodate the proposed

development.
2. A tree location survey signed by an engineer, surveyor, landscape architect, showing all

existing tree having a diameter at breast height of six inches or greater, the common
and/or scientific names and the diameter at breast height of these trees, plus an
indication of trees to be preserved, to be transplanted, or to be removed during site
development. Closely grouped trees shall be designated by the predominate species
represented, the number present and the diameter at breast height range of the group
or clump.

3. The existing and proposed topography at two (2) foot contours.
4. Any other information necessary to establish compliance with City Ordinances.
Staff Response: 
None of this information was requested by the Zoning Administrator. 

DEVELOPMENT STANDARDS 

To achieve the purposes of the ZO, each site plan is reviewed against a common list of standards. 
These development standards are listed in sec. 1907.1, and they are listed below. A longer 
description for each standard can be found in that section of the ZO; for brevity, only their titles 
are shown here. Included below each standard is a staff response to that criterion. 

A. Building orientation.
Staff Response: 
Both proposed buildings face Ludington Street.  Therefore, this standard is met.

B. Roof equipment.
Staff Response: 
No roof-mounted equipment is proposed.  Therefore, this standard is met.

C. Visual and sound mitigation.
Staff Response: 
No sound mitigation is needed or provided.  A transformer is sited behind the buildings, but
it is visually screened with plantings.  Therefore, this standard is met.

D. Emergency access.
Staff Response: 
Access can be practically made to both the front and back of both principal buildings.
Therefore, this standard is met.

E. Street access.
Staff Response: 
Access is made via a public alley to North 3rd Street.  Therefore, this standard is met.

F. Circulation system.
Staff Response: 
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Given that vehicle paths onsite are two-lanes wide (24’ minimum), but the ingress/egress path 
is only wide enough for one lane (16’ total), staff are worried about congestion.  Therefore, this 
standard is not met. 

G. Non-motorized circulation system.
Staff Response: 
Physically separate and insulated pedestrian routes are provided, reflecting the nearby
sidewalk patterns.  Therefore, this standard is met.

H. Parking areas.
Staff Response: 
The parking area itself is well-enough designed, but the only access point is via a 16-foot-wide,
170-foot-long alley. See standard “F” above.  Therefore, this standard is not met.

I. Shared drives.
Staff Response: 
Vehicle access is planned to route solely through an alley at the property’s rear.  Therefore,
this standard is met.

J. Loading, unloading and storage areas.
Staff Response: 
The solid waste loading area is located behind the buildings and is not visible from residential
districts or public rights-of-way.  Therefore, this standard is met.

K. Light sources.
Staff Response: 
Planned wall-mounted exterior downlight fixtures are full cutoff-type fixtures, and the
bollard lights will only illuminate the ground.  Therefore, this standard is met.

L. Utilities.
Staff Response: 
The details of all utilities are still being developed, but all such services will be underground.
Therefore, this standard is met.

M. Environmental issues.
Staff Response: 
No hazardous substances or potential pollutants will be stored, used, or generated at the site.
Therefore, this standard is met.

N. Tree Preservation Purpose and Intent.
Staff Response: 
None of the existing trees are planned to remain. However, all will be replaced by new trees.
Therefore, this standard is met.

O. Storm Water Control Plan.
Staff Response: 
A storm sewer is planned which will divert all stormwater coming from the building roofs
into an existing system.  Therefore, this standard is met.
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STAFF ANALYSIS 

In addition to the standards and requirements, there are a few more items which need attention. 

All rear and side setbacks are met for the project.  However, it is worth noting that only building 
“A” meets the front setback. Gamesmanship is in play here, as the Applicant poses that, since “A” 
and “B” are joined by a connector which is not visible from the street, they must be considered as 
one building.  If they are one building, then since “A” meets the front setback, “B” doesn’t need to 
be concerned with this standard. Commissioners are encouraged to review the ZO’s definitions. 

Sec. 2114 of the ZO establishes “special requirements” for the E-3 zoning district. Per sec. 2114.1, 
“residential dwellings [cannot occupy] the front 50% [of] ground floor area … unless the ground 
floor is elevated by [1/2] story.” Building “B” meets this criterion, but building “A” does not. 

To find this, it was necessary to fix the elevation at which “grade” was found. By reviewing the 
drawings against the ZO’s definition of grade, building “A” had a grade at 592’, and “B” had 590.5’.  

With this, the definition of “story” had to be considered next. A story which is more than 50% 
below grade level does not count as a story.  The parking level of “A” does not qualify as a story 
since its elevation is at 586.5’.  Given that the floor-to-floor height of this level is 9’, half-story 
height is 4.25’. So by adding the half-height to the story’s elevation, we see that the 50% threshold 
is 590.75’.  With this being less than the 592’ grade, the parking level does not count as a story, 
and the first residential level is the ground story. 

According to the drawings, the residential levels’ floor-to-floor height is 12’ in both buildings, 
which gives us a half-story height of 6’.  Since the first story of “A” needs to be elevated above grade 
by 1/2 story, and grade is at 592’, that story’s elevation must be at least 598’.  But per the drawings, 
this story has an elevation of only 596’, falling 2’ short of the minimum. Therefore, building “A” 
does not meet the standard of sec. 2114.1. 

Repeating the foregoing processes for “B” gives us a different result. The parking level of “B” has 
the same elevation and half-story height as “A”.  Since grade for “B” is found at 590.5’, and the half-
story height elevation is less than that at 590.75’, the parking level does count as a story. 

With the half-story height of the parking level now in control, the floor elevation of the first 
residential level must be at least 4.5’ above the grade of “B”.  With that grade being 590.5’, adding 
the half-story height gives us 595’.  Since the floor elevation of the first residential level is at 596’, 
it exceeds the minimum by 1’. Therefore, building “B” does meet the standard of sec. 2114.1. 

Moving down to sec. 2114.3, we have standards for exterior finish materials to be reviewed.  The 
buildings are to be finished in cultured stone and faux-wood composite siding. The stone finish 
is listed as acceptable, but the composite is not listed.  This section does note that buildings may 
be finished with “future acceptable building materials compatible with surrounding properties.” 
This, however, is for the Commission to determine. 

The Zoning Administrator now refers this Site Plan to the Commission for review, recommending 
approval with conditions. The following is a suggested list of conditions: 

1. The Applicant shall provide a Traffic Statement, completed by a qualified engineer, to the
Planning Commission within two months. Said Traffic Statement must focus on the alley
providing access to the Property, consider the impact of future development on the lot
adjacent to the Property’s west, and state whether the alley needs to be enlarged or not.
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2. All utility and service connections to the site, including cable television and internet
services, shall be made underground, ensuring compatibility with adjacent uses of land.

FACT FINDING 

Per the Bylaws, all decisions made by the Commission must include findings of fact. The following 
is a recommended finding of facts: 

1. The Site Plan, consisting of five (5) separate drawing sheets, complies with sec. 1802.2 of
the Zoning Ordinance.

2. Both proposed buildings face Ludington Street, meeting building orientation standards.
3. No roof-mounted equipment is proposed, meeting standards for such equipment.
4. No sound mitigation is needed or provided, and a transformer is sited behind the buildings

and visually screened with plantings, meeting visual and sound mitigation standards.
5. Access can be practically made to both the front and back of both principal buildings,

meeting emergency access standards.
6. Vehicle access is planned to route solely through an alley at the property’s rear, meeting

both street access and shared drive standards.
7. Congestion is anticipated to occur at the vehicular access point, where two-way onsite

traffic merges down to a single lane of travel, failing to meet both circulation standards
and parking area standards.

8. Physically separate and insulated pedestrian routes are provided which reflect the nearby
sidewalk patterns, meeting non-motorized circulation standards.

9. The solid waste loading area is located behind the buildings, invisible from residential
districts or public rights-of-way, meeting loading, unloading, and storage area standards.

10. Planned wall-mounted exterior downlight fixtures are full cutoff-type fixtures, and the
bollard lights only illuminate the ground, meeting light source standards.

11. Utility placement is not completely planned yet, failing to meet utilities standards.
12. No hazardous substances or potential pollutants are stored, used, or generated at the site,

meeting environmental issue standards.
13. All the existing trees will be cut down and then replaced by new trees, meeting tree

preservation standards.
14. The front setback is not met.
15. Side and rear setbacks are met.
16. Lot coverage and maximum building height limits in the zoning district are not exceeded.
17. The Zoning Administrator referred the Site Plan to the Planning Commission for review

with a recommendation to approve with conditions.

Respectfully submitted, 

Tyler Anthony, Date 
Planning & Zoning Administrator 

2/1/2024
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Sue A. Hilgemann
3302 Monte Carlo Drive

Weston, WI  54476
715-501-8441

sueesche@gmail.com

January 27, 2024

Tyler Anthony-Escanaba Planning and Zoning Administrator
410 Ludington Street-Second Floor
Escanaba, MI  49829

Dear Tony:

This letter is to inform you that I am in full support of the beautiful condominium development 
that Matt and Beth Sviland have planned for Escanaba.  I have been visiting the Escanaba area 
for the past 45 years visiting family and friends.  When I learned about the development and 
being on the waterfront, this definitely is the place that I want to call home.

As where I currently reside, I plan on being active in church and civic endeavors throughout the 
community and will also relocate my economic assets to Escanaba as well.

I believe the Northshore Flats will help provide growth and housing that is desperately needed 
in the Escanaba community.  The commission’s approval is a crucial step for the Northshore 
Flats Condominiums, and I would really appreciate your show of support.  

Sincerely

Sue A. Hilgemann
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January 28, 2024

Tyler Anthony
Escanaba Planning and Zoning Administrator

Mr. Anthony,
I am a retired homeowner, who has begun to anticipate my next steps. One of those steps is to 
decide “where am I going” when I sell my home. The Northshore Flats development is exciting 
to me, because it offers me an option for “where to go.” This project is needed in our 
community to provide much needed housing. In turn, a move for me to the Northshore Flats 
will allow me to sell my family home. Thus, giving a family an option to buy a home in the area. 

I am in full support of this development. And, I know, that I am not the only one seeking a place 
to live between the family home and the nursing home. I hope that this project meets with your 
approval. 

I am thankful that Swanee, Inc. has taken on this project to bring a beautiful housing option to 
our community.

Sincerely,

Sue Scheeneman
4970 S Pederson Circle 17.75 Drive
Escanaba, MI 49829
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Tyler Anthony,

Escanaba Planning and Zoning Administrator:

I am in full support of the exciting new development that Matt and Beth Sviland have
planned for Escanaba. I believe the Northshore Flats will help provide the growth and
housing that is desperately needed in our community. Unfortunately, I will be out of town for
the February 8th meeting and will not be able to show my support in person. Please accept
this letter to show my complete support of the Northshore Flats development. I've been a
tenant at Matt and Beth's Lofts on Ludington for 3 years and I love everything about it,
especially the wonderful people who live here. Plus the location being so close to everything
I need is very convenient!

What I see this new development bringing to Downtown, besides a beautifully aesthetic
building, is a place for young professionals, retirees and people like myself who work at
Billerud and other mainstream local companies the ability to have less upkeep and spend
more time enjoying and patronizing our local shops. Beyond that, the intangibles of what
this development will do for the community are important, it can raise the bar so-to-speak.
The City of Escanaba is very lucky to have such wonderful Business owners like Matt and
Beth Sviland to head this much needed housing development in the Escanaba Downtown
area.

Sincerely,

Robert A. Way

The Lofts on Ludington

1615 Ludington St
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Northshore Flats Support

Darcy Winkowski <darcywinkowski@yahoo.com>
Thu 2/1/2024 11:33 AM
To: Tyler Anthony <tanthony@escanaba.org> 
Cc: Matthew Sviland <swaneeinc@gmail.com> 

Dear Mr. Anthony, 

After becoming widowed I found maintaining a home too difficult and moved into the Lofts on
Ludington.  It is a state of the art building and in my opinion Escanaba does not have another
apartment building that provides this higher-than-average level of living.

Additionally, after six years as a tenant, I can speak to the wonderful reliabilty and healthy
communications I have witnessed in Lofts management.

It is so exciting knowing that Matt and Beth Sviland have a vision for Escanaba's growth and
the development of the Northshore Flats would provide one more desperately needed state of the
art housing in our beautiful city of Escanaba.  I whole heartedly support this development.

Sincerely,
Darcy Winkowski

Sent from Yahoo Mail for iPhone
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Northshore Flats letter of support

sally <samamoore@hotmail.com>
Tue 2/6/2024 9:07 AM
To: Tyler Anthony <tanthony@escanaba.org> 
Cc: Matthew Sviland <swaneeinc@gmail.com> 

Dear Mr. Anthony,
I am wring a leer of support for the Northshore Flats to be built in Escanaba
beginning in 2024.  With the housing shortage in this area, this will help
alleviate some of this problem.  There is an extensive waing list for these
condos which proves that there is definitely an interest and a need.   Not only
will these condos provide permanent housing, but it will create new jobs for
the community and add an economic boost to the community. 

Thank you!
S. Moore 
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February 7th, 2024 

City of Escanaba 
Planning Commission 
401 Ludington Street 
Escanaba, MI 49829 

Dear Planning Commission, 

On behalf of InvestUP, which is of course the State’s Region One CDC lead, along with 
its Board of Directors, which represent eleven industry sectors across Michigan’s Upper 
Peninsula (U.P.) and do business in each U.P. county, and across the state and nation, I 
would like to express our support for The Northshore Flat’s development which will 
rehabilitate and develop vacant and underutilized property in Escanaba’s historic 
downtown district. We ask that you look favorably upon their site plan for approval and 
the Special Land Use permit to build these phase I condominiums. 

The City of Escanaba held a public selection process for this city owned site, and Matt 
and Beth Sviland were chosen as the desired developers because of their local ties, 
downtown development experience, and public space design sense.  This exciting project 
will commence on the east end of the property, with the construction of two three-story 
condominium buildings. These condominiums will be built over integrated parking spaces 
to minimize congestion and increase the amount of surface level green space. The two 
buildings will be made up of 20 condominium units. Behind the condominiums will be a 
new driveway and shoreline beautification. At the front of the buildings will be newly 
landscaped green space, and place-based public space. 

Additionally, a mixed-use apartment development with a ground floor market and café 
will be constructed on the west-end of the property in the future. The center spaces and 
upper floors will be much needed market-rate apartments.  

There is a high demand for rental and condominium units in the Escanaba community. 
Older residents love living in this beautiful city but seek housing options where the 
responsibilities of shoveling snow and yard work are assigned to someone else. Their 
movement into this development creates the potential to open houses for younger 
families to purchase. The housing market in the city is capped. People wishing to relocate 
to the area for employment, and those already employed and able to work from home, 
have very limited options to rent or purchase. The housing shortage has become an 
emergent situation and is preventing growth. 

This project would be a tremendous win for Escanaba - adding much needed housing 
units will go a long way in helping to alleviate some of the workforce housing demands 
Escanaba has been facing. 
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Looking favorably on this project would allow Matt and Beth Sviland to further increase 
Escanaba’s, and the U.P.’s, desirability as a place to live, work, and do business - and, 
through that, serve as a catalyst for the region's challenges with a declining and aging 
population and lack of available housing. 

Of course, if you have any questions or concerns regarding InvestUP’s outlook and its 
support of this application, please call on me any time at 906-280-7800.  

Sincerely,   

  

  
Marty Fittante,  
CEO, InvestUP 

 

Planning Commission Official Minutes – February 8, 2024
Appendix 2

Exhibit V



Planning Commission Official Minutes – February 8, 2024
Appendix 2
Exhibit W



November 18, 2023 

Dear Escanaba Planning Commission 

Our property at 1021 Lake Shore Drive in the city of Escanaba is within a Zone A area of the 
city but is classified as commercial property by the city and is taxed accordingly. 

The building was a former gas station and obviously was built for commercial use only. In 1995 
it was purchased by Dr Donald and Theresa AHmenti and converted into the Delta Animal Clinic. 
The Alimentis went to considerable lengths to have the property cleaned of toxic chemicals by 
White Water Associates, Inc. at that time. They also submitted their plans to the City of 
Escanaba in regards to zoning at or around that same time. 

It remained an animal ctinic until we purchased the property in 2008. At that time it was 
converted into a chiropractic clinic. 

At the present time we are in the process of selling the property as commercial property as 
classified by the city. However, because the property is within a Residential zone, it is 
prohibitively affecting the sale of the property as commercial. As it stands the building and 
property are not conducive to residential use but zoning makes it nearly impossible to sell as 
commercial property. Realtors are perplexed as to how to list it. They have been listing it as 
commercial simply because it appears that it has always been commercial property. 

We ask that the property- Lot 8 of block 6, and Lot 9 of block 6, of Lake Shore Drive Addition #1, 
having a mailing address of 2715 South Lincoln Road, Escanaba, Michigan 49829 be 
designated as commercial in accordance with its continued history of usage as commercial 
property in the city of Escanaba. Or at the least consider the property in accordance with the 
Local Business District "D" ordinance. 

Our request is not establishing a new precedence over any past practice, but confirming that our 
property is and has been, as far back as most people can remember, commercial property. 
Thank you for your time and consideration in this matter. 

Sincerely, 
Kenneth and Donna Linder 
W5991 34 Road 
Carney Mi. 49812 
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