
PC Report WAF Rezone 

Granicus Item #17-0879 
Report to the 

Manitowoc Plan Commission 
 

 
Meeting Date:  August 30, 2017 
 
Report Print Date: August 25, 2017; 10:31 AM 
 
Request:  PC 23-2017: Wisconsin Aluminum Foundry (WAF); Petition to Rezone from “R-4” 
Single and Two Family Residential to “I-2” Heavy Industrial for properties along the east side of 
the 800 hundred block of  S. 18th Street and the south side of the 1700 hundred block of Clark 
Street. 
 
Reason for Request:  In preparation for a future business expansion WAF needs to rezone 
some or their recently purchased residential properties.  
 
Existing Land Use for Subject Property:  Properties are currently vacant but historically were 
used for residential purposes. 
 
Existing Zoning for Subject Property:  “R-4” Single and Two Family Residential. 
 
Surrounding Property Land Uses and Zoning 
 
 

Direction Existing Land Use Existing Zoning 
East & South Industrial I-2 Heavy Industrial 
West  Residential R-4 Single and Two Family 
North Residential R-4 Single and Two Family, 

B-2 Neighborhood Business 
 
 
Comprehensive Plan: The Future Land Use map classifies the northerly 4 lots of the rezoning 
area as Urban Neighborhood and the southerly 3 lots as Office/Industrial.  If the lines on the 
Future Land Use map were strictly followed the Urban Neighborhood classification would not 
encourage industrial uses; residential, institutional and commercial uses are considered most 
appropriate for the Urban Neighborhood category.  The southerly 3 lots are consistent with the 
Future Land Map.  The lots categorized as Urban Neighborhood are directly adjacent to 
Office/Industrial uses to the east and are not an isolated island or pocket in the middle of a 
conflicting land use. 
 
According to the Land Use Resource Guide written by the Center for Land Use Education 
University of Wisconsin – Stevens Point Extension; Future Land Use category lines “may be 
used to show soft boundary lines; for example the line maybe drawn as a squiggly line or colors 
may be blurred together.” 
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Consistency Analysis: 
The proposal can be considered 
consistent with the 
Comprehensive Plan because 
future land use maps are not 
“hard” or precise.  The subject 
area being rezoned is directly 
adjacent to and in the same 
block to similarly zoned 
industrial zoning.  The proposed 
rezoning and business 
expansion plans is also 
consistent with other goals and 
objectives in the Comprehensive 
Plan such as: i) prioritizing 
development in areas with 
existing utilities, and ii) promote 
infill development and 
redevelopment of blighted 
properties. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Report:  WAF is moving forward with its business plan of acquiring neighboring properties to 
allow for future business expansion.  The business plans include building expansions, outside 
storage areas and additional off-street parking.   
 
Over the past 3 to 4 years WAF has purchased 6 properties along S. 18th Street (801, 807, 809, 
813, 821 and vacant lot) and one property along Clark Street (1709).  The total area of the 
properties to be rezoned is approximately 32,800 square feet or 0.75 acres.  All of the properties 
were former single or two family residential properties zoned “R-4” Single and Two Family.  
WAF would like to have all of the dwellings razed by the end of 2017. To allow for WAF’s 
expansion plans, they are petitioning to rezone the properties to “I-2” Heavy Industrial which is 
the same zoning classification as the existing building.   
 
Conceptually, the northerly portion of the area to be rezoned is planned to be future outside 
storage and the southerly portion will be used for a future building expansion.  WAF has had 
some issues with security so they are planning to erect fencing and install cameras around the 
property. 

 
Figure 1 Future Land Use Map 
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As part of WAF’s long term plans they have also purchased or are in negotiations to purchase 
other properties along Clark Street.  Any zone changes or other zoning compliance issues with 
these properties will be addressed at a later time if needed. 
  
Case History: Over the past 20 years WAF has presented multiple items to the Plan 
Commission such as; rezones, conditional use permits, street vacations and official map 
amendments; and in those early meetings there were a lot of concerns raised by the neighbors 
regarding vibrations, noise, smell and dust.  Over the years WAF has incrementally made large 
investments in different technologies to address the concerns of the neighbors.  The Building 
Inspection and Police Departments were contacted in search of complaints from citizens 
regarding any disturbances from WAF over the last three years.  Both departments stated that 
no complaints had been made over that time period. 
 
Site Assessment:  Historically the neighborhood has been a mix of residential and industrial 
uses since the late 1800 to early 1900’s.  Mirro, Manitowoc Ship Building and Manitowoc 
Cranes, Gaterman Manufacturing, Northern Wisconsin Produce (Cold Storage) and Heresite 
are some of the industrial uses that were or are currently in the neighborhood.  The 
neighborhood has always been an area in transition trying to find a balance of potentially 
conflicting land uses.  Over the past few years WAF has invested in technologies and property 
enhancements to help remedy their items that may cause conflicts for the neighbors. 
  
 
Public Comments:  There have been no public comments at the time this report was written. 
 
Recommendation:  The Community Development Department recommends approval of the 
rezoning request from “R-4” Single and Two Family Residential District to the “I-2” Heavy 
Industrial District and instructs the City Clerk to call for a public hearing before the Common 
Council. 
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