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 Granicus Item #22-0075 
Report to the 

Manitowoc Plan Commission 

Meeting Date:  January 26, 2022 

Request:  PC 3-2022: Zabel / Glasstone LLC; Request for a Conditional Use Permit in the C-1 
Commercial Zoning District pursuant to 15.310(3)b for the establishment of mini-warehouse 
located at 3737 Dewey Street. 

Existing Land Use for Subject Property:  Vacant Land 

Existing Zoning for Subject Property:  C-1 Commercial 

Surrounding Property Land Uses and Zoning 

Direction Existing Land Use Existing Zoning 
North, East, South, West Retail, business, commercial C-1 Commercial

Comprehensive Plan:  General Business 

Consistency Analysis 
While a Conditional Use is not required to be consistent with the Comprehensive Plan, in this 
instance the requested use is consistent with the land use category identified 

Report:  Eric Zabel from Glasstone LLC is requesting the issuance of a Conditional Use Permit 
for the establishment of a Mini-Warehouse at the subject property.  Currently the lot is vacant with 
access provided over a private drive off of Dewey Street.  The property is located behind Dalton 
Carpets and access is off the same drive that served the former Job Center building. 

Glasstone is proposing to construct a 250’ x 40’ building with ten - 15’ x 40’ units to be leased to 
the general public.  The remainder of the building will be used for storage of personal and business 
items.  At this time there is no retail or sales proposed at the location.    

Section 15.030 of the Zoning Code defines a Mini-warehouse as “an unoccupied, 
compartmentalized warehouse building in which storage spaces of varying sizes are leased or 
rented to individuals for general storage purposes for varying periods of time, and providing one 
or more overhead doors serving each compartment. Mini-warehouses shall comply with ILHR 
62.995. The following uses shall be prohibited in mini-warehouses: 
(a) Storage of flammable or hazardous materials or chemicals;
(b) Auctions, commercial, wholesale, or retail sales, or miscellaneous or garage sales;
(c) Servicing, repair or fabrication of motor vehicles, boats, trailers, lawn mowers or other similar
equipment;
(d) The operation of power tools, spray painting equipment, table saws, lathes, compressors,
welding equipment or other similar equipment;
(e) The establishment of a transfer or storage business; and
(f) Any use that is noxious or offensive because of odors, dust, noise, fumes or vibrations.”
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A site plan has been submitted to the City for review, approval of which is conditioned on issuance 
of the Conditional Use Permit. 
 
Municipal Code:  
Pursuant to Section 15.370(27)(c) of the Municipal Code, “the Plan Commission and Council shall 
consider whether the requested use: 
  
  A. is reasonably necessary for the convenience and welfare of the public. 
  
  B. Is in harmony with the character of the surrounding area. 
  
  C. Will have a minimal effect or no effect on the surrounding property values. 
  
The Commission and Council can affix conditions to the CUP to provide assurances that the 
proposed use will remain in conformity with the criteria under subsection (27)(c) as well as 
compliance with regulations of the particular zoning district which the conditional use would be 
located.” 
 
State Statute:   
“ §62.23(7)(de) Conditional use permits. 
1. In this paragraph: 
a. “Conditional use” means a use allowed under a conditional use permit, special exception, or 
other special zoning permission issued by a city, but does not include a variance. 
 
b. “Substantial evidence” means facts and information, other than merely personal preferences 
or speculation, directly pertaining to the requirements and conditions an applicant must meet to 
obtain a conditional use permit and that reasonable persons would accept in support of a 
conclusion. 
 
2. a. If an applicant for a conditional use permit meets or agrees to meet all of the requirements 
and conditions specified in the city ordinance or those imposed by the city zoning board, the city 
shall grant the conditional use permit. Any condition imposed must be related to the purpose of 
the ordinance and be based on substantial evidence. 
 
b. The requirements and conditions described under subd. 2. a. must be reasonable and, to the 
extent practicable, measurable and may include conditions such as the permit's duration, transfer, 
or renewal. The applicant must demonstrate that the application and all requirements and 
conditions established by the city relating to the conditional use are or shall be satisfied, both of 
which must be supported by substantial evidence. The city's decision to approve or deny the 
permit must be supported by substantial evidence. 
 
3. Upon receipt of a conditional use permit application, and following publication in the city of a 
class 2 notice under ch. 985, the city shall hold a public hearing on the application. 
 
4. Once granted, a conditional use permit shall remain in effect as long as the conditions upon 
which the permit was issued are followed, but the city may impose conditions such as the permit's 
duration, transfer, or renewal, in addition to any other conditions specified in the zoning ordinance 
or by the city zoning board. 
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5. If a city denies a person's conditional use permit application, the person may appeal the 
decision to the circuit court under the procedures contained in par. (e) 10.”  
 
(Note: in 2017 the Wisconsin legislature also passed Wisconsin Act 67 which lessened the 
discretion and control of local governments regarding the issuance of conditional use permits.) 
 
Public Comments Notices of the informational hearing were mailed out to adjoining and abutting 
properties on Wednesday January 19. 
 
Timeline 

• Application Received:  January 14, 2022 
• Notification Sent:  January 19, 2022 
• Neighborhood Meeting Held:  January 26, 2022 at Plan Commission 
• Council Public Hearing scheduled for February 21, 2022 

 
Recommendation:  Approve the Conditional Use Permit for the establishment of a Mini-
Warehouse located at 3737 Dewey Street pursuant to the following conditions: 
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REQUIREMENTS FOR 
CONDITIONAL USE PERMIT (CUP) APPROVAL FOR 

GLASSTONE, LLC (GLASSTONE) 
LOCATED AT 3737 DEWEY STREET 

FEBRUARY 21, 2022 
 
 
 
 
A. The CUP shall require compliance with all applicable local and state regulations including 

any site plan approval conditions. 
  
B. Gravel areas on the site shall either be asphalt or concrete.   
 
C. The site shall be cleaned of any trash and garbage prior to issuance of a site plan final 

occupancy permit. 
 
D. Any disturbed areas on the site shall be restored with grass or other vegetative cover 

meeting erosion control standards. 
 
E. Non-compliance with the terms of the CUP and Site Plan approval may result in the 

modification of the terms and conditions of the CUP, issuance of citations and financial 
penalties, or immediate revocation of the CUP. 

 
 







3911 37333741

3820

3651

3910

38133821 3711

TR 4

TR 2

TR 3

TR 1

TR 3

TR 1

TR 2

LOT 4

LOT 2

LOT 1

Request for a Conditional
Use Permit for mini-warehouse

SW 1/4
Sec 36

T19N, R23E

NW 1/4
Sec 36

T19N, R23E

City of
Manitowoc

1/4 Section Line

I-1

P-1

C-1

B-3

R-4

R-5
DEWEY ST.

S. 
39

TH
 ST

.

Prepared by City of Manitowoc
Community Development Department
www.manitowoc.org
Map Plotted:  1/19/2022
O:\Planning\PC Plan Commission\PC_CUP\2022\PC 3-2022 Zabel  Glasstone MiniWarehouse Dewey St\maps\PC 3-2022 CUP Zoning.mxd

DISCLAIMER: Maps and associated data are believed to be accurate, but are not 
warranted.  This information is not intended for legal, survey, or other related uses.
Please obtain the original recorded documents for legal or survey information.

Ú 

PC 3-2022
3737 Dewey St.

0 150 300
Feet

Manitowoc City Plan Commission

CONDITIONAL USE PERMIT
City of Manitowoc, WI

Area of Conditional Use Permit
for a Residential Facility for
mini-warehouse



3911 37333741

3820

3651

3910

38133821 3711

TR 4

TR 2

TR 3

TR 1

TR 3

TR 1

TR 2

LOT 4

LOT 2

LOT 1

Request for a Conditional
Use Permit for mini-warehouse

SW 1/4
Sec 36

T19N, R23E

NW 1/4
Sec 36

T19N, R23E

City of
Manitowoc

1/4 Section Line DEWEY ST.
S. 

39
TH

 ST
.

Prepared by City of Manitowoc
Community Development Department
www.manitowoc.org
Map Plotted:  1/19/2022
O:\Planning\PC Plan Commission\PC_CUP\2022\PC 3-2022 Zabel  Glasstone MiniWarehouse Dewey St\maps\PC 3-2022 CUP.mxd

DISCLAIMER: Maps and associated data are believed to be accurate, but are not 
warranted.  This information is not intended for legal, survey, or other related uses.
Please obtain the original recorded documents for legal or survey information.

Ú 

PC 3-2022
3737 Dewey St.

0 150 300
Feet

Manitowoc City Plan Commission

CONDITIONAL USE PERMIT
City of Manitowoc, WI

Area of Conditional Use Permit
for a Residential Facility for
mini-warehouse




	Granicus Item #22-0075
	Report to the



