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PLAN COMMISSION MEETING 
Monday, July 08, 2024 at 5:30 PM 

 Council Chambers - City Hall, 3rd Floor 
1717 E. Park Street, Two Rivers, WI 54241 

 

 

AGENDA 

1. CALL TO ORDER 

2. ROLL CALL 
Commission Members: Greg Buckley, Rick Inman, Kay Koach, Kristin Lee, Matt Heckenlaible, 
Adam Wachowski 

3. ACTION ITEMS 

A. Request for a Conditional Use Permit as a museum storage building use for Rogers St Fishing 
Village, located at 2010 Rogers Street, submitted by ACE Building Service (applicant) and 
Bonnie Timm (on behalf of owner, Rogers Street Fishing Village). 

B. Review of Site and Architectural Plan for Rogers St Fishing Village, located at 2010 Rogers 
Street, submitted by ACE Building Service (applicant) and Bonnie Timm (on behalf of owner, 
Rogers Street Fishing Village). 

C. Request for a Conditional Use Permit for a gas station located at 1706 – 16th Street, in the B-1 
Business District, submitted by Quasius Construction, Inc (applicant) and Jalapa Marketing 
LLC (owner). 

D. Review of Site and Architectural Plan for a restaurant addition to the gas station located at 
1706 – 16th Street, submitted by Quasius Construction, Inc (applicant) and Jalapa Marketing 
LLC (owner). 

E. Request for a Conditional Use Permit for a gas station located at 2205 Forest Ave, in the B-2 
Business District, submitted by Quasius Construction (applicant) and De Pere Petroleum LLC 
(owner). 

F. Review proposed amendment to a previously approved PUD plan located at 1609 – 
16th Street, submitted by Brian Laurent, applicant and owner.  

4. ADJOURNMENT 

In accordance with the requirements of Title II of the Americans with Disabilities Act (ADA), the City of Two Rivers will not 

discriminate against qualified individuals with disabilities on the basis of disability in its services, programs, or activities. If you 

need assistance or reasonable accommodations in participating in this meeting or event due to a disability as defined under the 

ADA, please call the City Clerk's office at 920-793-5526 or email clerk@two-rivers.org at least 48 hours prior to the scheduled 

meeting or event to request an accommodation. For additional assistance, individuals with hearing or speech disabilities can call 

711 and be connected to a telephone relay system. 

It is possible that members of and possibly a quorum of governmental bodies of the municipality may be in attendance at the above 

stated meeting to gather information; no other action will be taken by any governmental body at the above-stated meeting other 

than the governmental body specifically referred to above in this notice. 
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Manitowoc County Parcel Viewer

The burden for determining fitness for use rests entirely upon the user of this website.
Manitowoc County and its co-producers will not be liable in any way for accuracy of the
data and they assume no responsibility  for direct, indirect, consequential, or other damages.o
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1717 E. Park Street 
P.O. BOX 87 

Two Rivers, WI 54241-0087 
 

  www.two-rivers.org              920.793.5564                920.793.5512 

   

 

 

Action: Conditional Use Application & S&A Review 

Location: 2010 Rogers Street  

Current Zoning: Waterfront Business (WFB) 

Date:    July 8, 2024 

  

The owner of this property is requesting a Conditional Use Permit for a museum storage 

building.  Museums are listed as a conditional use in the WFB District.  

Background 

This site previously contained two storage buildings, which were used by Rogers Street Fishing 

Village Museum. The structures were dilapidated, so the owner demolished them both with a 

plan to construct a new storage building.  

 

The storage building will be used for storing Museum materials. The building has a restroom, 

which will serve the existing marina. Below is an image of the site before the buildings were 

demolished. 

 

 

 

 

PLAN COMMISSION 
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1717 E. Park Street 
P.O. BOX 87 

Two Rivers, WI 54241-0087 
 

  www.two-rivers.org              920.793.5564                920.793.5512 

   

 

 

Action: Conditional Use Application & S&A Review 

Location: 1706 – 16th Street  

Current Zoning: Business (B-1) 

Date:    July 8, 2024 

  

The owner of this property is requesting a Conditional Use Permit for a gas station, as well as 

Site & Architectural Review for a restaurant addition at 1706 – 16th Street. Gas stations are a 

conditional use in the B-1 District, while restaurants are a permitted use. 

Background 

This owner requested a re-zoning of this property at the May Plan Commission meeting, 

changing the zoning from Industrial (I-1) to Business (B-1). The existing gas station will require a 

conditional use permit. 

 

Comments from the Director of Public Works: 

 On the Land Development Application under Proposed Land Use, it just lists gas station 
and nothing about the proposed restaurant. 

 Within the site narrative  
o Calls out the restaurant. 
o States that there is easy access to the site, which is true.  Egress to intended 

destinations may be challenging as previously mentioned when we met in 
person.  For those individuals wishing to leave the restaurant and go east 
towards downtown, they will need to go north around the block or south on 
Madison and go around the block. 

o The narrative states that noise and odors because of the filling station will be 
minimal and should not be considered a nuisance concern for the 
neighborhood.  I agree, but there is no narrative pertaining to the potential 
odor coming from the restaurant.   

o Under outdoor storage it states that there will be a seating area for the 
restaurant customers as shown on the plan documents - not shown. 

o In the Summary page - it states that this small outdoor seating is an option - 
which is it? 

o Are both the restaurant and gas station to have the same hours of 5 am to 11 
pm? 

PLAN COMMISSION 
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1717 E. Park Street 
P.O. BOX 87 

Two Rivers, WI 54241-0087 
 

  www.two-rivers.org              920.793.5564                920.793.5512 

 Floor plan shows a building egress in the northwest corner of the existing 
building.  Looking at the site plan, it shows a concrete mechanical pad in close 
proximity to that door and then the garbage enclosure further obstructs any 
emergency egress out of that doorway.  Does that comply with fire / emergency 
egress code requirements? 

 In the final site plan submission, will need to address how fat, oil and grease are 
managed from the restaurant. 

 Are there special firefighting requirements necessary due to the restaurant? 
 Existing and proposed site utilities are not shown on the submitted plans and need to be 

addressed on the final site plan. 
 Will need to submit an Erosion Control Plan / Permit application with the final site plan. 
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SITE NARRATIVE – Architectural Review and Conditional Use Application 

June 24th, 2024 

 

PROJECT NAME AND ADDRESS: 

16th & Monroe St. BP Gas Station Addition, 1706 16th St, Two Rivers, WI 54241 

ESTIMATED PROJECT COST: $800,000 (Total Project)  

PARCEL INFORMATION/SITE DATA/LEGAL DESCRIPTION: 

• The parcel is defined as tax parcel 05300006310205 

• It is defined as:  ORIG PLAT S 80` OF LOTS 9 & 10 BLK 63 EXC PT OF LOT 10 DESC V 277 P 

218 ALSO S 80` OF LOT 10 METALWARE SUB & PT OF LOT 8 S OF A LINE 80` N OF N ROW 

LINE OF 16TH ST EXTENDED 

• The entire lot area 0.38 acres 
 

ZONING CLASSIFICATION/ZONING REQUIREMENTS: 

Business District B-1 

EXISTING SITE CONDITIONS/LAND USE: 

The site is currently a BP Gas Station with deteriorating conditions and no dumpster enclosure 

PROPOSED LAND USE/LOT COVERAGE SITE DATA 

• Property Size: .38 Acres 

• New Building Addition Footprint: 1210 sq. ft 

• Existing Building Footprint: 1900 sq. ft 

• Addition to be added to existing convenience store space for a small restaurant space. 

 

SITE SELECTION 

 
• This property was selected for the development of this gas station/convenience 

store/restaurant location due to its appealing location along 16th Street corridor.   
• This location aligns well with the City of Two Rivers Comprehensive plan for 

development. 
• Constructing a Gas Station & Convenience Store/Small Restaurant in this area would 

be addressing a need for affordable restaurants options for residents of the Two Rivers 
Community. The restaurant will offer both dine in and carry out options for service. 

• This new development would serve as a quick, easily accessible location for residents 
of the residential communities located to the North and South of the property to stop in 
for dine in food or carryout services. 
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LANDSCAPE REQUIREMENTS 

• Landscaping plan will meet the City’s Landscaping requirements.  

• Small berm with foundation and shrubs near the existing monument sign 

PERFORMANCE STANDARDS/POTENTIAL NUISANCES: 

• All performance standards to comply with the City of Two Rivers Ordinances  
• Noise and odors because of the filling stations will be minimal and should not be 

considered a nuisance concern for the neighborhood 
 

OUTDOOR STORAGE:  

• Only additional outdoor storage will be seating area for the restaurant customers as shown on 
plan documents. 

• Outdoor storage on this site will be limited to Firewood, LP Storage & and Ice Storage.  There 
will not be any vending machines or dispensers located on the exterior of the building. 

• Firewood display: A small firewood rack will be displayed on the exterior of the building.  
Customers are to purchase firewood at the register and pick it up outside. 

• LP & Ice Storage: A locked LP Storage cage & Ice box will be located outside of the building.  
Customers are to purchase LP & Ice products inside the convenience store and are to be 
assisted by a store employee to get access to the products.  

• Air/Vacuum equipment will not be present on this site 

SITE LIGHTING: 

• All lighting to stay the same except for the addition of new wall pack on the exterior walls 
of the addition. 

• No additional light pollution is caused by addition. 
 

ARCHITECTURE: 

• Building Addition to have prefinished LP SmartSide Horizontal Lap Siding on the upper 
portion of wall and LP SmartSide vertical panel wainscot metal panels on lower portion of wall 
as shown on architectural elevations. Roof to be a single slope rubber membrane. 

• All mechanical equipment will be ground set on back of building near dumpster enclosure 

• All new Aluminum storefront windows and doors to look visually appealing and bring natural 
light into the building. Aluminum storefront will have higher quality features to make space 
appealing. To have door openers and closers to help with energy efficiency and ADA 
compliance 

• Existing Building to be repainted to match new siding on addition. 

• Fuel stations remain as existing and canopy to remain in same location and style as current. 

• Dumpster enclosure will be composed of visually pleasing building materials chain link fence 
with black privacy slats similar to project complete in Manitowoc on North Rapids Road. (See 
Attached Photo) 
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Number of Customers Expected      Currently 400 will grow to 550 to 600 a day 

Number of Employees  10 to12 

Building Size  Existing 1,900/Proposed Addition 1,210 

Hours of Operation 5am to 11pm 

 

Air Emissions/Odors  Restaurant will have exhaust but nothing foul smelling 

Light Emissions No additional light pollution 

Noise/Vibration No change from current conditions 

 

Fire/EMS/Police Should be readily and easily accessible to any emergency services.  

Parking   less than 15 spots 

Pedestrian Safety No change to pedestrian traffic routes 

Traffic Impacts  No longer be through traffic on site. No left turn from 16th street apron. 

 

Electric/Gas  Existing Service 

Sanitary Sewer  Existing Service  

Stormwater  No change to stormwater systems 

Water Service  Existing Service 

 

Job Creation   10 to 12  

Property Values Investment of 800,000 dollars 

School Capacity N/A 

Tax Base Growth Will grow with continual investment 

 

Blight Elimination  All space to be used appropriately 

Indoor/Outdoor Use  Indoor Restaurant proposed with small outdoor seating option 

View Obstruction  See Attached Plans 
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Document Number 

 
CONDITIONAL USE 

PERMIT 
City of Two Rivers 

 
Permit No.  7-1-2024 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Before the City Council of the City of Two Rivers, Manitowoc County, Wisconsin, 
regarding the premises at 1706 - 16th Street in the City of Two Rivers, Manitowoc 
County, State of Wisconsin, further described as: 
 

ORIG PLAT S 80` OF LOTS 9 & 10 BLK 63 EXC PT OF LOT 10 DESC V 277 P 218 ALSO 
S 80` OF LOT 10 METALWARE SUB & PT OF LOT 8 S OF A LINE 80` N OF N ROW 
LINE OF 16TH ST EXTENDED 

 
Inspections Department 
City of Two Rivers 
PO Box 87 
Two Rivers, WI 54241-0087 
 

  
Parcel ID Number:  053-000-063-102.05 

 
Zoning Classification of the Premises is:  B-1 Business District/Conditional Use for a Gas Station including a Convenience Store. 
Mailing Address of the Premises Operator: 916 Mulberry Lane, Kohler WI 53044 
 
WHEREAS, the Zoning Code and Zoning District Map of the above named municipality, pursuant to State Statute, state that the premises may 
not be used for the purpose hereinafter described but that upon petition such use may be approved by the municipality as a Conditional Use in 
particular circumstances as defined by the standards in the Zoning Ordinance; and 
 
Petition therefore having been made, and public hearing held thereon, and the City Council of the City of Two Rivers having determined that by 
reason of the nature, character and circumstances of the proposed use, and of the specific and contemporary conditions, permit of such use 
upon the terms and conditions hereinafter prescribed would be consistent with the requirements of the Zoning Ordinance. 
 
Now, therefore, it is permitted, subject to compliance with the terms and conditions hereinafter stated, that the Premises may be used for 
the purpose of the operation of a gas station including a convenience store. 
 
Permitted by action of the City Council of the City of Two Rivers on August 19, 2024.  
Original filed in the office of the City Clerk of the City of Two Rivers, Wisconsin 
 
The Conditions of this Permit are: 
1. This Permit shall become effective upon the execution and recording by the Owner of the Premises as acceptance hereof. 

2.      This Permit is subject to the conditions herein and is subject to amendment and termination in accordance with the provisions of the 

Zoning Code of this Municipality. 

3. The operation of the use permitted shall be in strict conformity to the approved conditions identified with this Petition for this Permit and 

such plans are incorporated herein by reference as if set forth in detail herein. 

4. Any substantial change to the use or site as the conditions permitted by the issuance of this Permit would require approval by the Plan 

Commission and City Council as an amendment to this Permit. 

5. This Permit is specifically issued to Jalapa Marketing LLC and shall lapse upon a change in ownership of the business, tenancy of the subject 
premises or if the land uses ceases operation for more than 12 months.  This permit may be reissued only after a proper application is 
made to the City as if this permit were being newly issued. 

6. Conditions of Operations: 
   a. Hours of operation:  24 hours per day, seven days per week. 
            b.   Any outdoor display of merchandise shall be limited to on the fuel islands beneath the canopy not exceeding three feet in height; and, 

immediately adjacent to the front wall of the building not exceeding the height of the window base. 
   c.   A separate Conditional Use Permit shall be required for any land use which would include a drive-thru component. 
           d.   Light fixtures under the canopy shall not glare into public streets and shall not glare into adjacent properties.  Diffusers shall be installed 

as necessary to minimize glare of canopy lights. 
           e.  Signage in accord with the City’s Sign Code. 
           f.   All landscaping plantings shall be maintained and kept in good health or be replaced; and all landscaped areas shall be maintained in 

such a manner to be free of weeds. 
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SIGNATURES OF PROPERTY OWNER(S) AND PERMITEE(S): 
 
As Owner(s) of the Subject Property, I/we accept and understand the above-described conditions. 
 
 
_________________________________________________  _______________________________________________ 
 
Printed Name:  ____________________________________  Printed Name:  __________________________________ 
 
STATE OF WISCONSIN 
MANITOWOC COUNTY 
 
Personally came before me this __________ day of ____________________, 2024, the above named _________________________ and to be the 
person(s) who executed the foregoing instrument and acknowledge the same. 
 
_______________________________________ 

Amanda Baryenbruch 
Notary Public, Manitowoc County, Wisconsin 
My commission expires:  ________ 
 
 
SIGNATURES - CITY OF TWO RIVERS 
 
 
______________________________________    _________________________________ 

Greg Buckley, City Manager                                                                 Amanda Baryenbruch, City Clerk 
 
STATE OF WISCONSIN 
MANITOWOC COUNTY 
Personally, came before me this _____ day of _____2024, the above-named Greg Buckley and Amanda Baryenbruch  known to be the person(s)  who 
executed the foregoing instrument and acknowledge the same. 
 
 
_______________________________________ 

Printed Name: ___________________________ 
Notary Public, Manitowoc County, Wisconsin 
My commission expires:  ________ 
 
 
THIS INSTRUMENT WAS DRAFTED BY: 
Adam Taylor, Zoning Administrator 
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TOPOGRAPHIC SURVEY

SITE DATA
CURRENT PROPERTY: 16,588 SQUARE FEET (0.380 AC.)
SITE ADDRESS: 1706 16th STREET

EXISTING SITE CONDITIONS WITHIN PROPERTY LINE (PRE DEVELOPED)
BUILDING FOOTPRINT 1,946 SQUARE FEET
CONCRETE WALK    370 SQUARE FEET
CONCRETE PARKING/MANEUVERING 7,970 SQUARE FEET
ASPHALT PAVEMENT 1,750 SQUARE FEET
TOTAL IMPERVIOUS AREA 12,036 SQUARE FEET (72.6-PERCENT)

PROPOSED SITE CONDITIONS WITHIN PROPERTY LINE (POST DEVELOPED)
BUILDING FOOTPRINT 1,946 SQUARE FEET
PROPOSED BUILDING ADDITION 1,108 SQUARE FEET
CONCRETE WALK    335 SQUARE FEET
CONCRETE PARKING/MANEUVERING 7,442 SQUARE FEET
PROPOSED CONCRETE WALK    506 SQUARE FEET
PROPOSED DUMPSTER PAD/
MECHANICAL EQUIPMENT PAD    194 SQUARE FEET
PROPOSED BITUMINOUS PAVEMENT 2,175 SQUARE FEET
TOTAL IMPERVIOUS AREA 13,706 SQUARE FEET (+1,670 SQ. FT. - 82.6-PERCENT)

TOTAL LAND DISTURBANCE 5,400  SQUARE FEET (0.12 AC.)

PART OF THE SE 1/4 OF THE NW, SECTION 1, T19N, R24E,
CITY OF TWO RIVERS, MANITOWOC COUNTY, WISCONSIN

1"=20'

SITE PLAN/LANDSCAPE PLAN
1"=20'

SITE GRADING AND EROSION CONTROL PLAN

1"=20'

SITE DEMOLITION PLAN

SEED MIXES:

SEEDED TURF for LAWN AREAS:
Sow at 5 lbs. / 1,000 sq. ft.
"Supreme Lawn Seed Mix"
Available from Reinders, Inc. (800) 785-3301, or approved equal

To be installed and maintained per supplier's specifications.
    17% Mercury Kentucky Bluegrass     16% America Kentucky Bluegrass
    17% SR 2100 Kentucky Bluegrass      25% Garnet Creeping Red Fescue
    15% Replicator Perennial Ryegrass  10% TXR Annual Rygrass

(3) JUNIPER
(Hybuoerys chinensis)
5' o.c. (3) DOGWOOD

(Cornus Sericea)
5' o.c.

PROVIDE 4" HIGH
STEEL EDGING ALONG
OUTER EDGE OF
LANDSCAPE STONE BED

(1) NORTHERN
RED OAK
(quercus rubra)

24
" M

IN
.

FLOW

SILT FENCE SECTION & DETAIL

4" WIDE BACKFILL

EXCESS FABRIC

AND COMPACT 
W/ EXCAVATED SOIL

BURY FABRIC IN
TRENCH 6" DEEP x

20
" (

M
IN

.) DIRECTION 
OF FLOW

2"x2"x 44" LONG (MIN.) 

DIRECTION OF

GEOTEXTILE FABRIC OF SUPPORT POSTS

PROVIDE CONTINIOUS 

36" (MAX. SPACING
TOP SUPPORT CORD

INSTALLATION SHALL BE IN
ACCORDANCE WITH THE WDNR
TECHINCAL STANDARDS 1056

WRAP 

WOOD STAKE

12"  MIN

18
" M

IN
5'

-0
" M

IN

GREEN MESSAGE

HANDICAP 

BLUE INTERNATIONAL
SYMBOL FOR THE
BARRIER-FREE
ENVIRONMENTS

PROVIDE GALV.
'U' CHANNEL
STEEL SIGN POST
(10'0" LONG)
POST TO
BE DRIVEN

WHITE SIGN WITH
GREEN MESSAGE
(VAN ACCESSIBLE
SPACE ONLY)

WHITE SIGN

SIGNAGE

PO BOX 1067
WOODRUFF, WISCONSIN 54568
(920) 207-8977
jbronoski@jbsitedesign.net
jbsitedesign1@gmail.com

SITE DESIGN AND ENGINEERING, LLC

NOTE "A"
PROVIDE HEAVY DUTY GALV. HINGE ASSEMBLY (3 PER POST) MOUNTED TO 3"Ø GATE POSTS.
POSTS TO BE SET IN CONCRETE FILLED SINO-TUBES.  BOTH GATES TO SWING OPEN 90°.
NOTE "B"
(2) 5' HIGH x 5'-2" WIDE SWING GATES, #9 GAUGE MESH CHAIN LINK FENCE FABRIC
WITH COLORED VINYL SLATTING (COLOR BY OWNER).
GATE FRAMES TO BE 1 58"Ø GALVINIZED.  GATES SHALL INCLUDE A LOCKABLE LATCH.

NOTE "B"

11'-6"

5'
-6

"
4"

POSTS TO BE SET IN CONCRETE,
FILLED SINO TUBES
(48" BURY DEPTH, MIN.)

POSTS TO BE SET IN
CONCRETE, TO BE SET
OUTSIDE OF CONCRETE PAD
(48" BURY DEPTH, MIN.)

PROVIDE CONTINUOUS
TENSION WIRE ALONG
BOTTOM OF ENCLOSURE
FENCING

2 38"Ø GALV. LINE POSTS (TYP.)
8'-0" MAX. SPACING

3"Ø GALV.
CORNER POSTS (TYP.)

6'
-0

"
COLORED VINYL SLATTING
(COLOR BY OWNER)

SIDE (NORTH) AND BACK (EAST)ELEVATIONS

DUMPSTER ENCLOSURE
FRONT ELEVATION (WEST)

12'-10"

NOTE "A"

11'-3" CLR OPNG.

FA
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Manitowoc County Parcel Viewer

The burden for determining fitness for use rests entirely upon the user of this website.
Manitowoc County and its co-producers will not be liable in any way for accuracy of the
data and they assume no responsibility  for direct, indirect, consequential, or other damages.o
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1717 E. Park Street 
P.O. BOX 87 

Two Rivers, WI 54241-0087 
 

  www.two-rivers.org              920.793.5564                920.793.5512 

   

 

 

Action: Conditional Use Application 

Location: 2205 Forest Ave  

Current Zoning: Business (B-2) 

Date:    July 8, 2024 

  

The owner of this property is requesting a Conditional Use Permit for a gas station located at 

2205 Forest Ave. Gas stations are listed as a conditional use in the Business (B-2) District. 

 
 

Comments from the Director of Public Works: 

 On the Land Development Application under Proposed Land Use it just lists gas 
station.  It does not address the C-store, restaurant, the existing CellCom property use 
or what is to occur with the 2nd story of this property. 

 Within the site narrative: 
o Under Zoning Classification - it's listed as SC - Suburban Commercial District, 

something that the City of Two Rivers does not have 
o States that there will be 28 parking spots - where?  By their own site plan, it only 

shows 14 spots. 
o Questioning the building footprint that they have listed at 3837 SF.  By scaling 

the building with the County's GIS, I arrived at over 5,600 SF.  Using their floor 

PLAN COMMISSION 
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1717 E. Park Street 
P.O. BOX 87 

Two Rivers, WI 54241-0087 
 

  www.two-rivers.org              920.793.5564                920.793.5512 

plan, the identified areas arrive at 3837 SF but there are a lot of 
unidentified areas not accounted for. 

 In the upper left corner of the floor plan, shows some stairs and a large 
white space - what is that space going to be used for? 

 Just to the left of the CellCom space there is some white space within the 
C-store footprint - what is that space going to be used for? 

 Just to the upper left of the CellCom space, there is a white and blue area 
shown - what is that space going to be used for and how is it accessed? 

 In the lower right corner of the floor plan there is a white space shown - 
what is that space going to be used for and how is it accessed? 

 Just below the main entrance there is a white space shown - what is that 
space going to be used for? 

o States that the site will meet the City's Landscaping Requirements but there is 
nothing shown.   

 Their summary sheet under Indoor/Outdoor Use only identifies a proposed indoor 
restaurant, nothing about the C-store or gas station, nor about the existing CellCom 
portion of the building or 2nd floor use. 

 Site Plan -  
o Refuse / Recycling enclosure not identified or shown 
o Existing / Proposed utilities not shown / identified 
o I believe that there will be a lot of internal traffic congestion within the property 
o Ingress / Egress for standard vehicles appears to be improved with the proposed 

widening of the 22nd Street entrance. 
o Property lines, right-of-way lines are not clearly shown or identified.  Property 

dimensions are not shown. 
o Setbacks are not identified or shown. 
o Due to the restaurant - where, how is fat, oil and grease going to be 

managed?  Needs to be addressed on final site plan submittal. 
o Are there special fire fighting items that need to be made to the building due to 

the inclusion of the restaurant? 
o Will need to submit an Erosion Control Plan / Permit Application with the final 

site plan. 
o Will need to address how petroleum impacted stormwater / snowmelt runoff 

will be managed prior to reaching the City's storm sewer system.  (City and 
WDNR requirement).  Will need to prepare and provide a modified spill 
prevention plan to the City to show that this has been thought about and 
addressed with the final site plan. 
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SITE NARRATIVE – Architectural Review Application 

June 24th, 2024 

 

PROJECT NAME AND ADDRESS: 

Cellcom Gas Station Addition/Remodel, 2205 Forest Ave, Two Rivers, WI 54241 

ESTIMATED PROJECT COST: $1,500,000 (Total Project)  

PARCEL INFORMATION/SITE DATA/LEGAL DESCRIPTION: 

• The parcel is defined as tax parcel 05310600109101 

• It is defined as FERD BOHTE`S ADD ALL EXC N 35` OF LOT 9 & ALL OF LOTS 10 & 11 BLK 1 

• The entire lot area 0.57 acres 
 

ZONING CLASSIFICATION/ZONING REQUIREMENTS: 

SC – Suburban Commercial District  

EXISTING SITE CONDITIONS/LAND USE: 

The site is currently a two-story retail building with small shops located in the building including CellCom. 
It as a parking lot with 28 spots has a entrance/exit on two streets 

PROPOSED LAND USE/LOT COVERAGE SITE DATA 

• Property Size: .57 Acres 

• Existing Building Footprint: 3837 sq. ft 

• It is proposed to remodel the first story to turn into a Gas/Convenience store on one side of the 
building and remodel the other to have a restaurant space. 

SITE SELECTION 

 
• This property was selected for the development of this gas station/convenience 

store/restaurant location due to its appealing location along 22nd Street corridor.   
• This location aligns well with the City of Two Rivers Comprehensive plan for 

development. 
• Constructing a Gas Station & Convenience Store/Small Restaurant in this area would 

be addressing a need for the residents of the 22nd Street Corridor.  
• This new development would serve as a quick, easily accessible location for residents 

of the residential communities located to the North and South of the property to stop and 
grab food, drinks, and other convenience items while fueling their vehicles.  

 
 

LANDSCAPE REQUIREMENTS 

• Landscaping plan will meet the City’s Landscaping requirements.  
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PERFORMANCE STANDARDS/POTENTIAL NUISANCES: 

• All performance standards to comply with the City of Two Rivers Ordinances  
• Noise and odors because of the filling stations will be minimal and should not be 

considered a nuisance concern for the neighborhood 
 

OUTDOOR STORAGE:  

• Outdoor storage on this site will be limited to Firewood, LP Storage & and Ice Storage.  There 
will not be any vending machines or dispensers located on the exterior of the building. 

• Firewood display: A small firewood rack will be displayed on the exterior of the building.  
Customers are to purchase firewood at the register and pick it up outside. 

• LP & Ice Storage: A locked LP Storage cage & Ice box will be located outside of the building.  
Customers are to purchase LP & Ice products inside the convenience store and are to be 
assisted by a store employee to get access to the products.  

• Air/Vacuum equipment will not be present on this site 

SITE LIGHTING: 

• Only additional light to be on the canopy over the fuel stations 

ARCHITECTURE: 

• The exterior of the building will not change besides future signage that will be coordinated by 
the owner 

• The fuel stations will be placed per the plans  

• The canopy to be placed per the plans  

• Curbs to be cut to widen the entry and exits of lot 

• Parking stalls to be reorganized but will still maintain 14 spots in the lot  
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Number of Customers Expected  500 customers a day 

Number of Employees  10 to 15 

Building Size  3837sqft 

Hours of Operation 5AM to 12PM 

 

Air Emissions/Odors  Restaurant will have exhaust but nothing foul smelling 

Light Emissions See Attached Documents 

Noise/Vibration No change from current conditions 

 

Fire/EMS/Police Should be readily and easily accessible to any emergency services.  

Parking   14 parking spots with 6 customer parking stalls at fuel canopy 

Pedestrian Safety No change to pedestrian traffic routes 

Traffic Impacts 35’ apron on Southeast side of lot to maintain traffic flow when fuel trucks    
are site filling tanks. Shown on prints 

 

Electric/Gas  Existing Service 

Sanitary Sewer  Existing Service  

Stormwater  No change to stormwater systems 

Water Service  Existing Service 

 

Job Creation   10 to 15 jobs 

Property Values An additional 1.5 million will be invested in that location 

School Capacity N/A 

Tax Base Growth will grow with the additional investment 

 

Blight Elimination  All space to be used appropriately 

Indoor/Outdoor Use  Indoor Restaurant proposed  

View Obstruction  See Attached Plans 
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Document Number 

 
CONDITIONAL USE 

PERMIT 
City of Two Rivers 

 
Permit No.  7-2-2024 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Before the City Council of the City of Two Rivers, Manitowoc County, Wisconsin, 
regarding the premises at 2205 Forest Ave in the City of Two Rivers, Manitowoc 
County, State of Wisconsin, further described as: 
 

FERD BOHTE`S ADD ALL EXC N 35` OF LOT 9 & ALL OF LOTS 10 & 11 BLK 1 

 
Inspections Department 
City of Two Rivers 
PO Box 87 
Two Rivers, WI 54241-0087 
 

  
Parcel ID Number:  053-106-001-091.01 

 
Zoning Classification of the Premises is:  B-2 Business District/Conditional Use for a Gas Station including a Convenience Store. 
Mailing Address of the Premises Operator: 450 Security Boulevard, Green Bay WI 54313 
 
WHEREAS, the Zoning Code and Zoning District Map of the above named municipality, pursuant to State Statute, state that the premises may 
not be used for the purpose hereinafter described but that upon petition such use may be approved by the municipality as a Conditional Use in 
particular circumstances as defined by the standards in the Zoning Ordinance; and 
 
Petition therefore having been made, and public hearing held thereon, and the City Council of the City of Two Rivers having determined that by 
reason of the nature, character and circumstances of the proposed use, and of the specific and contemporary conditions, permit of such use 
upon the terms and conditions hereinafter prescribed would be consistent with the requirements of the Zoning Ordinance. 
 
Now, therefore, it is permitted, subject to compliance with the terms and conditions hereinafter stated, that the Premises may be used for 
the purpose of the operation of a gas station including a convenience store. 
 
Permitted by action of the City Council of the City of Two Rivers on August 19, 2024.  
Original filed in the office of the City Clerk of the City of Two Rivers, Wisconsin 
 
The Conditions of this Permit are: 
1. This Permit shall become effective upon the execution and recording by the Owner of the Premises as acceptance hereof. 

2.      This Permit is subject to the conditions herein and is subject to amendment and termination in accordance with the provisions of the 

Zoning Code of this Municipality. 

3. The operation of the use permitted shall be in strict conformity to the approved conditions identified with this Petition for this Permit and 

such plans are incorporated herein by reference as if set forth in detail herein. 

4. Any substantial change to the use or site as the conditions permitted by the issuance of this Permit would require approval by the Plan 

Commission and City Council as an amendment to this Permit. 

5. This Permit is specifically issued to Jalapa Marketing LLC and shall lapse upon a change in ownership of the business, tenancy of the subject 
premises or if the land uses ceases operation for more than 12 months.  This permit may be reissued only after a proper application is 
made to the City as if this permit were being newly issued. 

6. Conditions of Operations: 
   a. Hours of operation:  24 hours per day, seven days per week. 
            b.   Any outdoor display of merchandise shall be limited to on the fuel islands beneath the canopy not exceeding three feet in height; and, 

immediately adjacent to the front wall of the building not exceeding the height of the window base. 
   c.   A separate Conditional Use Permit shall be required for any land use which would include a drive-thru component. 
           d.   Light fixtures under the canopy shall not glare into public streets and shall not glare into adjacent properties.  Diffusers shall be installed 

as necessary to minimize glare of canopy lights. 
           e.  Signage in accord with the City’s Sign Code. 
           f.   All landscaping plantings shall be maintained and kept in good health or be replaced; and all landscaped areas shall be maintained in 

such a manner to be free of weeds. 
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SIGNATURES OF PROPERTY OWNER(S) AND PERMITEE(S): 
 
As Owner(s) of the Subject Property, I/we accept and understand the above-described conditions. 
 
 
_________________________________________________  _______________________________________________ 
 
Printed Name:  ____________________________________  Printed Name:  __________________________________ 
 
STATE OF WISCONSIN 
MANITOWOC COUNTY 
 
Personally came before me this __________ day of ____________________, 2024, the above named _________________________ and to be the 
person(s) who executed the foregoing instrument and acknowledge the same. 
 
_______________________________________ 

Amanda Baryenbruch 
Notary Public, Manitowoc County, Wisconsin 
My commission expires:  ________ 
 
 
SIGNATURES - CITY OF TWO RIVERS 
 
 
______________________________________    _________________________________ 

Greg Buckley, City Manager                                                                 Amanda Baryenbruch, City Clerk 
 
STATE OF WISCONSIN 
MANITOWOC COUNTY 
Personally, came before me this _____ day of _____2024, the above-named Greg Buckley and Amanda Baryenbruch  known to be the person(s)  who 
executed the foregoing instrument and acknowledge the same. 
 
 
_______________________________________ 

Printed Name: ___________________________ 
Notary Public, Manitowoc County, Wisconsin 
My commission expires:  ________ 
 
 
THIS INSTRUMENT WAS DRAFTED BY: 
Adam Taylor, Zoning Administrator 
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1717 E. Park Street 
P.O. BOX 87 

Two Rivers, WI 54241-0087 
 

  www.two-rivers.org              920.793.5564                920.793.5512 

   

 

 

Action: Proposed amendment to PUD 

Location: 1609 – 16th Street  

Current Zoning: Planned Unit Development (PUD) 

Date:    July 8, 2024 

  

The owner of this property is requesting a change to the previously approved PUD, to construct 

a garage, closer to the dwelling unit. Staff has raised questions about the location of the garage, 

in relation to existing easements presently impacting the site. The current site plan does not 

include the easements.  

 

Section 10-1-41. - Subsequent change or addition to approved PUD plan. 

 

Any subsequent change or addition to an approved plan shall first be submitted for 

recommendation to the plan commission. The plan commission shall make its recommendation 

to the city council. If in the city council's opinion, the change or addition is substantial, keeping 

in mind how substantial is defined below, the city council shall call for a public hearing on such 

proposed change or addition. Without limitation to the city council's right to determine any 

other substantial change, a change may be construed to be "substantial" if it results in any of 

the following:  

A. An increase in density. 

B. An increase in traffic congestion. 

C. Creation of service problems. 

D. Change in project design, architecture, or aesthetics. 

 

 

PLAN COMMISSION 
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Manitowoc County Parcel Viewer

The burden for determining fitness for use rests entirely upon the user of this website.
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A.

(1)

(2)

B.

ARTICLE D. - PLANNED UNIT DEVELOPMENTS

Sec. 10-1-36. - PUD purpose.

This article of the zoning ordinance of the City of Two Rivers is hereby adopted to facilitate the construction of planned unit developments.

The planned unit development district and uses created herein are intended to provide opportunity for the construction of quality developments

by providing flexible guidelines where strict adherence to zoning codes preclude the use of innovative but sound development principles.

Sec. 10-1-37. - PUD area of applicability.

A planned unit development shall be a separate residential district that is identifiable as a distinct neighborhood and may contain one-, two-

or multi-family dwellings. A day-care facility may be a conditional use in accordance with section 10-1-12 of this chapter.

Sec. 10-1-38. - PUD development controls.

Yards.

A landscaped yard shall be provided and maintained along all streets and traveled rights-of-way. The yard shall be at least 25 feet

in depth along all streets as measured from the street right-of-way. The yard shall extend along the entire frontage(s) of the lot

except for driveways and shall be kept clear of all storage, structures and off-street parking.

Exceptions. Any landowner intending to propose a yard of less than the required 25-foot depth must first apply for and receive a

variance to that requirement. The plan commission may approve the variance if, in its judgment, the alternative plan is in

conformity with the intent and purpose of this section and reasonably related to the established pattern of the neighborhood.

Before any such alternative plan shall be approved it shall contain as a minimum a buffer area on both sides of driveways and

curb cuts a minimum of 25 feet in depth as measured from street right-of-way and not less than eight feet in width as measured

parallel to the driveway.

Interior side yard. An interior side yard shall be provided for those parcels in a planned unit development district which border upon

other districts; such side yard shall abut the adjacent district and shall be not less than eight feet in width except that, for accessory

buildings not exceeding 500 square feet in area, the minimum width of such interior side yard shall be three feet.

6/26/24, 2:17 PM Two Rivers, WI Code of Ordinances
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C.

(1)

(2)

D.

E.

F.

G.

H.

I.

(1)

Exterior storage.

All materials, machinery and equipment shall be stored within a building or fully screened so as not to be visible from adjoining or

adjacent lands, except for the following: laundry drying lines and recreational equipment; construction materials, machinery and

equipment currently being used on the premises during the course of construction; landscaping equipment and machinery

currently being used or intended for use on the premises.

Major recreational equipment, defined for the purposes of this section as travel trailers, pickup campers or coaches, motorized

dwellings, tent trailers, boats and boat trailers, less than eight feet in height above the ground, may be stored in any rear yard

except when such yard is adjacent to a street. In additional to the general eight-foot height permitted, minor portions of such

equipment not exceeding four square feet in vertical cross-section as viewed from the adjacent lot line is permitted. No such

equipment shall be stored out of doors unless it is in condition for safe and effective performance of the function for which it is

intended or can be made so at a cost not exceeding the value of the equipment in its existing state; in no event shall any such

equipment be so stored for a period of more than 60 days if not in condition for safe and efficient performance of its intended

function.

Refuse. In all areas all waste material, debris, refuse or garbage shall be kept in an enclosed building or properly contained in a closed

container designed for such purposes. Trash and garbage receptacles must be screened from view from off the site and are

prohibited in front yards and in the setback area of rear and side yards.

Landscaping. Landscaping shall be provided and maintained for all yard areas except those utilized for driveways and off-street

parking and shall consist of grass, shrubs and trees suitable for the climatic and soil conditions of the site area.

Off-street parking. Off-street parking and loading facilities shall be provided with a site plan recommended by the plan commission

and approved by the city council. Such facilities may vary from the requirements in Sec. 10-1-13.

Screening. Screening shall be required where any off-street parking area contains more than four parking spaces. Such screening shall

conform to the spirit of Sec. 10-1-13.

Traffic control. The traffic generated by any use shall be channeled and controlled in a manner that will avoid congestion on the public

streets, traffic hazards, and excessive traffic through residential areas, particularly truck traffic. Internal traffic shall be so regulated as

to ensure a safe and orderly flow.

Screening of roof-mounted equipment.

6/26/24, 2:17 PM Two Rivers, WI Code of Ordinances
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(2)

(a)

(b)

(c)

(d)

(e)

A.

B.

C.

(1)

(2)

(3)

Roof-mounted mechanical equipment installed on buildings constructed within the planned unit development district shall be screened from

view. This requirement shall be deemed satisfied when all parts of the roof-mounted equipment are not visible from ground-level observation

or at any point on the property, adjacent property, or from adjacent streets.

Screening required by this section shall comply with the following:

The screening shall be permanently attached to the building and shall be capable of withstanding all load requirements as

outlined in applicable codes.

The screening shall be constructed with materials that are architecturally compatible with the building. The use of wood, in

whole or in part, as a screening material shall not be considered as being architecturally compatible unless the building is

constructed with a wood exterior.

A parapet wall of sufficient height and as an integral part of the building shall be considered as approved screening.

All rooftop screening shall be kept in repair or in a proper state of preservation.

Existing screening which requires major alteration or replacement shall meet the requirements of this section.

Sec. 10-1-39. - PUD application review.

Review scope. An application to construct a planned unit development must be reviewed in a manner which is consistent with the

procedures set forth in this section and those procedures required by state statute.

Constitution of review authority. Planned unit development applications shall be subject to review by the city council based on plan

commission recommendations and a public hearing.

Preapplication conference.

A developer desiring to construct a planned unit development may request a preapplication conference with the plan commission

prior to submitting an application.

The purpose of this preapplication conference shall be to familiarize both the developer and the plan commission with each

other's intentions with respect to the planned unit development. Although a preapplication conference shall not be required, this

preliminary meeting between the plan commission and the developer is desirable since it should help clarify many procedural and

policy issues.

6/26/24, 2:17 PM Two Rivers, WI Code of Ordinances
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D.

(1)

(2)

(3)

(a)

[1]

[2]

[3]

[4]

[5]

(b)

[1]

[2]

[3]

[4]

[5]

The developer shall not be required to present any written or graphic materials at the preapplication conference. The plan commission cannot

approve a PUD at the preapplication conference.

Development proposal.

The written and graphic information specified in this section must be submitted for the entire proposed project. A copy of the

development proposal shall remain open to the public during the application process and shall be located in the zoning

administrator's office.

The purpose of the development proposal shall be to provide the plan commission with an opportunity for in-depth substantive

review of the planned unit development before final designs are developed.

The development proposal shall include written and graphic materials.

Written materials shall include, but not be limited to, the following:

Legal description of the total development parcel proposed for development including exact location and a statement of

present and proposed ownership.

Statement of development concept, including the planning objectives and the character of the development to be achieved

through the planned unit development.

Development schedule indicating the appropriate date when construction of the planned unit development can be

expected to begin and to be completed, including initiation and completion dates of separate stages of a phased

development.

Statement of intentions regarding the future selling or leasing of all or portions of the planned unit development, such as

land area, dwelling units, and public facilities.

The impact of the development on existing city services outside the development.

Quantitative data, including:

Parcel size.

Proposed lot coverage of structures.

Total amount of usable open space, both private and public.

Total number and type of dwelling units by number of bedrooms.

Approximate gross residential densities.
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[6]

[7]

[8]

[9]

[10]

(c)

[1]

[2]

[3]

[4]

[5]

[6]

[7]

[8]

[9]

[10]

(d)

[1]

[2]

Number of parking spaces to be provided.

Total length of streets to be conveyed to the city government.

Total length of streets to be held as private ways within the development.

Description of type of other public works to be conveyed to the city government.

Number and types of public facilities.

Graphic materials shall include, but not be limited to, the following:

Map of existing site conditions, including contours, watercourses, floodplains, unique natural features, existing vegetation,

existing buildings.

Existing and proposed lot lines.

Location and size of gross floor area of all existing and proposed buildings, structures, and other improvements including

maximum heights and types of dwelling units.

Location and size in square feet of all usable open space and areas to be conveyed, dedicated or reserved as common

open spaces and recreation areas.

The existing and proposed circulation, including off-street parking areas, service areas, loading areas, and all points of

access to existing public rights-of-way.

Proposed pedestrian circulation system.

Existing and proposed utility systems, including sanitary sewers, storm sewers, water and gas lines, and utility easements.

Landscape plan indicating the treatment of materials used for private and common open spaces.

Location of trash and garbage receptacles and type of screening.

Proposed treatment of the perimeter of the development, including materials and techniques used, such as screens,

fences, and walls.

Approval of the development proposal shall be granted by the city council upon the recommendation of the plan commission

and following a public hearing where the development proposal:

Conforms with the general development controls set forth in this section.
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[3]

[a]

[b]

[c]

A.

B.

A.

B.

Conforms with adopted policy plans or development guidelines for the portion of the city in which the planned unit development district is

located.

Provides benefits to the city which outweigh its adverse effects; in making this determination, the plan commission shall

consider the following:

Quality of site design, including integration of a variety of land uses; building types, and densities; preservation of

natural features, compatibility with adjacent land uses, provision and type of open space, provision of other amenities

designed to benefit the general public.

Traffic flow and safety.

Adequacy of utilities and other public works facilities.

Editor's note— Amended at time of adoption of Code.

State Law reference— See title 1, general provisions, Ch. 1-1, Art. III.

Sec. 10-1-40. - PUD final development plan.

The final development plan shall be submitted to the zoning administrator. It shall include all of the previously specified data and, in

addition, any changes approved by the city council.

In lieu of completing all of the elements in the development proposal, the city manager may accept a bond in an amount equal to the

estimated costs for completing the project.

Sec. 10-1-41. - Subsequent change or addition to approved PUD plan.

Any subsequent change or addition to an approved plan shall first be submitted for recommendation to the plan commission. The plan

commission shall make its recommendation to the city council. If in the city council's opinion the change or addition is substantial, keeping in

mind how substantial is defined below, the city council shall call for a public hearing on such proposed change or addition. Without limitation to

the city council's right to determine any other substantial change, a change may be construed to be "substantial" if it results in any of the

following:

An increase in density.

An increase in traffic congestion.
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C.

D.

A.

(1)

(2)

B.

C.

D.

E.

F.

G.

Creation of service problems.

Change in project design, architecture, or aesthetics.

Sec. 10-1-42. - Planned Development district (PDD).

Intent.

Planned development district regulations are intended to permit greater flexibility and, consequently, more creative and

imaginative design for the development of a site than is possible under conventional zoning regulations. It is further intended to

promote more economical and efficient use of land while providing a harmonious variety of housing choices, adequate buffering

between adjacent uses, and preservation of the natural qualities of open spaces.

The procedure described herein is designed to give the developer general plan approval before completing all detailed design

work while providing the city with assurances that the project will retain the character envisioned at the time of approval.

General provisions. The plan commission may recommend and the city council may, upon the request of the owners, establish

planned development districts which will, over a period of time, tend to promote the maximum benefit from coordinated area site

planning by permitting the diversified location of structures and mixed dwelling types and mixed compatible uses. Adequate buffering

and preservation of open spaces shall also be provided in a PDD.

Permitted uses. Permitted and accessory uses in a planned development district shall be the same as those permitted in the

underlying existing zoning district in which the PDD is located. If a developer desires uses different than those permitted by the

existing zoning, the developer must simultaneously petition for rezoning of the underlying existing zoning to a zoning district which

allows the desired use(s).

Mixed uses. A mix of different uses within a planned development district may be permitted if the plan commission and the city

council determine that the mix of uses is compatible and necessary to achieve the objectives of the PDD.

Number of buildings on a lot. The PDD may allow more than one building on a lot.

Density. The PDD may permit the transfer of density (dwelling units) from one portion of the subject site to another and will permit

the clustering of dwelling units in one or more locations within the total site. However, the density of use shall not exceed the density

permitted in the underlying existing zoning district.

Minimum area for a PDD. Planned development districts are intended to provide flexibility to encourage more creative design for all

sizes of sites than would be allowed under conventional zoning. To achieve this goal, there is no minimum area for a PDD.
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