
 
  
 

PLAN COMMISSION 
April 8, 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, Eric 
Pangburn, Adam Wachowski 

 
3.    ACTION ITEMS 

 
A. Review of Extraterritorial Certified Survey Map completed by Brad Buechel, Licensed 

Surveyor, Parcel 018-002-010-000.00, address 3220 10th Stret. 
  

B. Review request to rezone D and D Woodcrafters, from I-2 to B-1, located at 2004/2006 – 
14th Street, submitted by applicant and owner Dale Eslinger. 
 

C.  Review and possible action on Zoning Ordinance Amendment related to zoning districts 
      containing self-storage as a conditional use.  
 
D. Overview of TID 12 Proposed Project Plan and Boundary Amendment  

 
 
 

4. ADJOURNMENT 

Please note, upon reasonable notice, efforts will be made to accommodate the needs to disabled individuals through appropriate 
aids and services. For additional information or to request this service, please contact the Office of the City Manager by calling 
793-5532. 

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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Action: Extraterritorial Certified Survey Review  

Location: Town of Two Rivers 

Date:    April 8, 2024 

  

 

1. Background 

 

On June 13, 2005 a review of an Extraterritorial Certified Survey (CSM) was acted upon by the 

City of Two Rivers for a 3.97 acre parcel in the Town of Two Rivers.  This CSM was approved.  

The 2005 CSM is included in this packet for reference.   

In March 2024 a new CSM was prepared by Brad Buechel of Meridian Surveying, LLC, on behalf 

of Bruce Wisner and submitted.    This CSM is proposing to subdivide the existing parcel located 

west of the dead end of 10th Street west of Columbus Street, in the Town of Two Rivers.   

 

Recommended Action:   

Under the extraterritorial review authority granted to the City of Two Rivers, staff does not 

recommend the approval of this Extraterritorial CSM.  The review of the CSM is under the 

authority  of the City Engineer’s office and the following memo outlines the basis of this 

recommendation.  
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Memorandum      Department of Public Works 
________________________________________________________________________ 
 
Date:  April 8, 2024 
 
To:  Plan Commission 
   
From:  Matthew Heckenlaible, PE – Public Works Director / City Engineer 
 
Re:  Bruce Wisner CSM – Review Comments  

3220 10th Street 
018-002-010-000.00 
 

A Certified Survey Map (CSM) was prepared by Brad Buechel of Meridian Surveying, 
LLC, on behalf of Bruce Wisner and submitted to the Zoning Administrator around March 
14, 2024.   
 
This CSM is proposing to subdivide the existing parcel located west of the dead end of 
10th Street west of Columbus Street, in the Town of Two Rivers.  Per State Statute 
236.02(5), since this CSM is within three (3) miles of the City of Two Rivers corporate 
limits, the city has Extraterritorial Jurisdiction review authority.  State Statute 236.10 and 
62.23 allows the city to review the CSM for compliance with the city’s ordinances. 
 
State Statute 236.13(1) summarized states that the approval of the ‘survey’ shall be 
conditioned upon compliance with (b) any municipal ordinance that is in effect when the 
subdivider submits the ‘survey’. 
 
In July of 2005, the property in question was created via a CSM and showed that a future 
60’ radius cul-de-sac was being reserved for public street purposes and would be dedicated 
for a street purposed at the request of any governmental jurisdiction requesting such 
dedication at no cost towards the governmental jurisdiction.   
 
Per Manitowoc County’s GIS system, the cul-de-sac in question has not been dedicated 
and as such the 2005 CSM created a landlocked parcel that did not have access to a public 
road or right-of-way.  The parent parcel, owned by Woodland Dunes, encompasses this 
3.937 acre parcel created in 2005.  If the cul-de-sac right-of-way were dedicated, then this 
parcel would no longer be landlocked and would be compliant with City ordinances. 
 
The proposed March 2024 CSM is proposing to split the 2005 CSM and in turn create two 
(2) landlocked parcels, which is not compliant with city ordinances.   
 

http://www.two-rivers.org/
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It appears that the present property owner and surveyor knew of these landlocked parcel 
issues, and in January 2024, submitted an application to the Manitowoc County Planning 
and Park Commission for a variance of needing these parcels to have ‘frontage’.  The 
County at their January 22, 2024, meeting, acted upon and approved the variance request 
on a CSM that had yet to be submitted for review action by the City of Two Rivers. 
 
It should be noted that on the face of the CSM, that the field work date is February 5, 
2024, which is after the Manitowoc County meeting.   It should also be noted that the 
CSM submitted to the City is not signed or sealed by the surveyor.   
 
Manitowoc County Chapter 8 – General Zoning and Land Use Regulations 
 
 Section 8.07 Definitions. 
 

“Frontage” means that part of a property that abuts a street or highway or that lies 
between the front of a building and a street or highway. 

 
 Section 8.13 Rural Residential (RR). 
 
  (2) Principal Uses.  The following uses are allowed in the RR district: 
 

(a)  Single-family residences.   
 
  NOTE:  “Shed” is not a approved “principal sue”.  

 
Section 8.23 Site Restrictions. 
 

(2) A lot must have a minimum of 100 feet of frontage abutting upon a public 
street or an approved private street. 

 
 Section 8.27 Accessory Structures. 
 

(1) An accessory structure is not permitted unless a principal structure exists on 
the same zoning lot or unless a zoning permit for a principal structure is issued 
at the same time that the accessory structure permit is issued. 

 
The following items are in violation of City of Two Rivers Municipal Code. 
 
Chapter 12-1 Subdivision and Platting Ordinance 
 

Section 12-1-3.  Standards and procedures for land divisions requiring certified survey. 

http://www.two-rivers.org/
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B.  Access and Frontage.  All lots shall front on a public road for a distance of at 
least 60 feet and shall have vehicular access thereto.  Access or frontage by means 
of easement is not acceptable. 

 
Section 12-1-5.  Design Standards. 

 
B.(15)  Every lot shall front on a street. 

 
 Chapter 10-1 Zoning Code 
 
 Section 10-1-10.  Lot required; one main building per lot. 
 

Every building hereafter erected, converted, enlarged or structurally altered shall 
be on a lot, and there shall be only one principal building on a lot except in certain 
districts.  Such districts included planned unit developments, planned 
development districts and in business, industrial and institutional districts where 
the plan commission may approve more than one principal building on a lot. 

 
I cannot support the approval of the Wisner CSM that was submitted to the City of Two Rivers 
for extraterritorial review on March 14, 2024, by surveyor Brad Buechel. 

http://www.two-rivers.org/
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Action: Rezoning Request from Industrial District to Business District 

Location: 2004 14th Street  

Current Zoning: Industrial (I-2) 

Date:    April 8, 2024 

  

The owner of this property is requesting a rezoning of this property from Industrial (I-2) to 

Business (B-1) to allow for a building on the property to be rented for a commercial use. The 

use of cabinet making is a conditional use under the B-1 zoning district.   The commercial rental  

is not permitted under the current zoning of the Industrial  zoning. (I-2)  

Background 

This owner in 2017 requested a re-zoning of this same property from Residential (R-3) to 

Industrial as the owner operates a cabinet building business.  Industrial zoning is in keeping 

with that type of business.  That zoning is also in keeping with the industrial zoning to east and 

to the north.   
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Recommended Action:   

The re-zoning request is to facilitate the same use with the addition of a rental use at this 

property.  At the time of application, the owner has indicated the proposed tenant would 

operate a tattoo parlor.  This is also a conditional use.  

The Conditional Use application for applicant and any sequent tenant any subsequent tenant of 

the applicant will be acted upon after the actions are taken regarding the zoning request for 

2006 14th Street to be re-zoned from Industrial to Business (B-1).  

The City’s Comprehensive Plan Update indicates that this location within the City is planned for 

Commercial and Service Business therefore staff recommends a rezoning.   
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   Version 1 
4/8/2023 

Proposed Main Street and Waterfront 
Corridor Overlay (MSWO) District 

Insert Section # of Ordinance  

A. Purpose: The purpose of this section is to assist in the implementation of the City of Two 
Rivers Updated Comprehensive Plan and the Harbor Master Plan, and to encourage high quality 
redevelopment and revitalization of lands located within the Main Street and Waterfront 
Corridor Overlay (MSWO) district as established on the City’s official zoning map per this 
Section xxx.    

B. Applicability: The provisions of this section shall provide additional development and 
redevelopment regulations for properties located within the Main Street and Waterfront 
Corridor overlay district boundary and supersede other development and standards contained 
where applicable.  The land use regulations and zoning regulations of Chapter 10.1, Site and 
Architectural plan approval requirements of Section 11-1-11, shall apply to properties located 
within the MSWO boundary, unless otherwise regulated by the provisions of this section. 
Furthermore: 

1. Unless otherwise provided in this section, the provisions of the MSWO shall apply to all 
newly constructed buildings and building additions that expand the gross floor area of an 
existing building.   

2. The provisions of the MSWO shall not apply to legally, pre-existing uses and occupants  in 
place -as of the date this ordinance – insert date was adopted, which may continue in them 
under the terms of underlying zoning district regulations as provided in the zoning ordinance.  

C. Land Use Regulations: The following regulations establish land uses allowed within the 
MSWO district: 

1. All uses permitted by right of the underlying zoning district. 

2.  Conditional Use regulations. Unless specified herein, all uses allowed in underlying zoning 
districts applicable to any specific property within the MSWO shall comply with the procedures 
for all conditional uses outlined in Section 10-1-12 and the regulations per this MSWO Section. 

3.  The establishment of a use identified in Section C. (4) Prohibited Uses shall be prohibited in 
the MSWO.  The MSWO supersedes any conditional use status  in the underlying zoning district. 

4. Prohibited uses: The following uses shall be prohibited within the MSWO:  

a. Self - storage facilities. 
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b. Outdoor storage. 
c. Parking lot as a principal use, excluding municipal parking. 
d. Sexually oriented land uses. 
c. Outdoor maintenance service without screening. 

D. Building Design Standards: The following design standards apply within the MSWO in 
addition to site and architectural design standards established in Section 11-1-11: 

The following building design standards are the minimum standards for new buildings and 
building additions within the MSWO boundary.  Unless otherwise provided herein, all 
development and redevelopment proposed within the MSWO shall meet these standards.   
These standards apply to all new construction and to building additions to the extent  
practicable.   

1. Primary building materials shall consist of high-quality, long-lasting materials such as brick, 
stone, stained or finished decorative concrete block, wood, or fiber cement materials. At least 
fifty percent (50%) of the surface area of building facades facing public streets or customer  
circulation areas, excluding window openings and customer entrance doorways, shall consist of 
the above building materials.  

2. Accent materials may consist of any materials listed above in (1.) above as acceptable 
primary materials, as well as glass, decorative metal finishes, decorative composite materials, 
stucco or acceptable stucco-like products, and similar products that are deemed acceptable by 
the Plan Commission.  

3. Pitched roofs and eaves shall be finished in a traditional manner, with asphalt shingles, other 
decorative shingles, or standing seam metal roof materials, and eaves and soffits of typical 
materials and dimensions. Integrated metal roof and soffit systems that contain features such 
as excessively high fascia profiles shall not be allowed. Alternative designs and materials may be 
considered on a case-by-case basis, by the Plan Commission.  

4. Flat roofs shall be finished with a decorative cornice along street facades. Parapets, or other 
means of effectively screening rooftop mechanical equipment from the street is necessary.  

5.  Transparent glass where possible within the MSWO, is recommended to provide visual 
access. 

a. For most commercial and institutional uses, the minimum area of transparent glass 
shall be fifty percent (50%). 

b. For clinics, medical or dental offices, or other uses where customer privacy is 
necessary, the minimum area of transparent glass shall be thirty percent (30%). 
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c. For buildings with residential units on the ground level, the minimum area of 
transparent glass shall be thirty percent (30%). 

d. Alternative architectural solutions that continue the rhythm of windows established on the 
building may be included in lieu of up to fifty percent (50%) of the transparent glass 
requirement, if deemed acceptable by the Plan Commission. 

6. Refuse collection areas shall be located toward the rear of the site to the extent practical and 
be enclosed with a six-foot high enclosure constructed of decorative materials that are similar 
to or compatible with the materials used on the principal structure on the site. When attached 
to or located within the principal building, they shall be designed to appear to be an integrated 
component of the building.  

 


