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Granicus Item # 21-0069 
Report to the 

Manitowoc Plan Commission 
 
 
Meeting Date:  Wednesday, January 27, 2021 
 
Request:  PC 6-2021: Swetlik; Rezone from R-6 - Multiple Family District to B-2 Neighborhood 
Business District for property located at 2105 Western Avenue. 
 
Existing Land Use for Subject Property:  Existing Vacant Building 
 
Existing Zoning for Subject Property:  R-6 Multiple Family 
 
Surrounding Property Land Uses and Zoning 
 

Direction Existing Land Use Existing Zoning 
West, South, East Residential R-6 Multiple Family 

North Institutional (Hospital) B-1 Office - Residential 
 
Comprehensive Plan:  The Future Land Use Map shows the property as Single & Two Family 
Urban but the property to the north and east are shown as Institutional / Community Facilities 
and General Business. 
 
Consistency Analysis 
The proposed rezoning is consistent with the Comprehensive Plan.  The Plan encourages the 
reuse of vacant and underutilized properties. The Plan also “Actively promote infill development, 
adaptive reuse, and redevelopment of blighted and/or brown-field sites, where opportunities 
exist as a means to improve neighborhood conditions, increase local economic and shopping 
opportunities, and make use of existing infrastructure investments.” 
 
The property is shown on the Future Land Use Map as residential but the lines on a future land 
use map are not intended to be finite, they are rough or “soft”.  The intersection of Western 
Avenue and S. 21st Street has historically been an intersection which supports business, 
commercial and institutional uses.  The Intent section in the B-2 zoning classification states… 
“(1) Intent. This district is intended to provide for the orderly and attractive grouping at 
appropriate locations of multiple-family dwellings and retail stores, shops, offices and service 
establishments serving the daily needs of the surrounding neighborhood area. The size and 
location of such districts shall be based upon relationship to the neighborhood’s needs, 
circulation system, and other related facilities.”  The proposed zoning classification allows uses 
that are complimentary to the surrounding neighborhood.  The size of the lot limits the uses for 
many uses that could potentially be located on the property. 
 
Report:  Kassie and Patrick Swetlik purchased the property on January 4, 2021 with intentions 
of remodeling the building in order to establish a dog grooming business.  They are planning to 
invest $30,000 - $40,000 into the building intending to replace windows, open the front 
commercial windows, replace doors, repaint, and generally clean the site. In the future they 
intend to reside the building and repave the parking lot.  The owners are currently doing interior 
demo work and will hire contractors for electrical, plumbing and other items. 
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The property is 0.10 acres with 59’ of frontage along Western Avenue and has an average 
depth of 80’.  There is space for 3 to 4 off-street parking spaces; parking is not allowed directly 
in front of the building but there is available on-street parking on adjacent streets to the west of 
the building.  If the rezoning is approved the owners are planning to approach the City who 
owns the vacant property to the east, to see if there is an opportunity to increase their parking 
area.  Street parking is prohibited on Western Avenue in front of the property and its prohibit on 
S. 21st Street.  There is on street parking available 13 spaces +/- on Wollmer Street between 
22nd and 23rd Streets.  Parking on S. 22nd and 23rd streets are unregulated.  Historically on-street 
parking has been a concern in the area due to hospital employees. 
 
Section 15.430(5) in the Off-Street Parking Regulations authorizes the Plan Commission the 
ability to reduce the required parking spaces to reflect the typical daily demand and to provide 
innovative parking provisions.  The petitioner has not formally requested a reduction in parking 
spaces but the Plan Commission can reduce the off-parking spaces if they desire. 
 
According to the Assessor’s records the building was constructed in 1947 with a total square 
footage of 1,550 s.f.  It was formerly used as a residential building with 4 bedrooms, 2 full baths 
and a full basement.  It is believed that a pharmacy or other retail use was in the building prior to 
the most recent residential use. 
 
The land value for the property is $13,600, the Improved value is $51,900 for a Total Value of 
$65,500 generating $1,339.47 of taxes per year.  
 
Mrs. Swetlik will be the only employee at the location, there will be no employees.  The 
proposed hours are not set in stone but will either be Tuesday – Saturday 9:00am – 5:00pm or 
Monday – Friday 8:00am – 4:00pm.   
 
The proposed use will be a permitted use in the B-2 Neighborhood Business District.  The 
property is located at the intersection of Western Avenue and S. 21st Street which has relatively 
high traffic counts and historically has been a business, retail intersection.  The 1956 Sanborn 
map shows restaurant, commercial and retail buildings along the corners of the intersection.  
Permitted uses in the B-2 Neighborhood business are intended to be complimentary to 
residences in the neighborhood and are not allowed to have exterior storage or display of 
products.   
 
There are no other adjacent properties that are zoned B-2 but there are adjacent similarly zoned 
properties which allow business uses.  The properties north, east and west of the subject are 
zoned either B-1 Office-Residential or B-3 General Business which are all under the broader 
classification of “business”.  The Zoning Code does not specifically list dog grooming in any 
zoning district but staff has interpreted “Barber shop, beauty shop, and tanning salons” as a 
similar use which are allowed in the B-2 zoning district.  The code does grant authority to the 
Director of Building Inspection or their designee to make interpretations of the code. 
 
Uses in the B-2 Zoning Ordinance do have limitations placed on them, below in italics are the 
limitations on B-2 uses. 
“15.250(4) Limitations on Permitted Uses. Every use permitted in a “B-2” Zone shall be subject 
to the following limitations: 
(a) All uses shall be conducted wholly within a building; 
(b) No merchandise or other goods, products or containers shall be displayed outside of the 
building where such business is carried on; and 
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(c) Lighting for all permitted uses shall be so arranged as to reflect the light away from adjoining 
residential premises. In addition, said lights shall be so arranged as not to interfere with the safe 
operation of motor vehicles.”  
 
If the change in zoning is approved the petitioners are planning to have the business open in the 
spring. 
 
Public Comments  Meeting notices were mailed out to residents within 200’ excluding right-of-
way on January 20th,  Attached is an email from Tracy Hunt, 709 S. 22nd Street. 
 
 
Timeline 

• Application Received:  January 11, 2021 
• Notification Sent:  January 20, 2021 
• Plan Commission Informational Hearing: January 27, 2021   
• Common Council Public Hearing: February 15, 2021 

 
Recommendation:  Approve the request to rezone the property located at 2105 Western 
Avenue from R-6 Multiple Family Residential to B-2 Neighborhood Business. 
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