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 Granicus Item #21- 0692 
Report to the 

Manitowoc Plan Commission 
 
 
Meeting Date:  Wednesday, July 28, 2021 
 
Request: PC 32-2021: Bay Area Holdings LLC / Schaffer; Petition to Rezone from B-1 Office – 
Residential to B-3 General Business, 2102 Marshall Street. 
 
Existing Land Use for Subject Property:  Currently vacant, former Dentist Office 
 
Existing Zoning for Subject Property:  B-1 Office - Residential 
 
Surrounding Property Land Uses and Zoning 
 

Direction Existing Land Use Existing Zoning 
North Parking Lot for the Dentist 

Office 
R-4 Single and Two Family 
Residential 

West Residential, Business B-1 Office – Residential & B-3 
General Business 

South Church & School R-4 Single and Two Family 
Residential 

East Multi-family upper floors 
former bar in basement  

B-2 Neighborhood Business 

 
Comprehensive Plan:  The 20 year future land use map shows the lot as Urban Neighborhood.  
The Urban Neighborhood category has been mapped in established neighborhoods surrounding 
the downtown which are characterized by a mix of housing-unit types, as well as small public, 
institutional, and commercial uses.  A policy statement in the Urban Neighborhood category 
states that a goal is to “maintain the urban character of areas mapped I this future land use 
category by supporting existing non-residential uses which do not negatively impact the 
surrounding neighborhood.”  
 
The proposed change in zoning is consistent with the Comprehensive Plan. 
 
Report:  Brian Lodel, Bay Area Holdings LLC (Bay Area) has an accepted offer from Kenneth 
Schafer for property located at 2102 Marshall Street.  The sale is contingent on the property 
being rezoned from B-1 Office-Residential to B-3 General Business.  Bay Area also owns the 
parking lot that is to the north of the subject property but that property is not part of the area to 
be rezoned; that lot will remain R-4 Single and Two Family Residential.  (Plan Commission 
approved a special permit for the parking lot in a residential zoning district in 2010).  The 
parking lot provides 13 off-street parking spaces; on street parking is also available on Marshall 
Street in front of the building. 
 
The property was most recently used as a dental office and Mr. Schafer wants to open a virtual 
reality arcade.  Mr. Schafer is not planning to make any major changes to the building other 
than some minor interior alterations.  Arcades are not specifically listed in the entire zoning code 
but they are similar to other uses listed in the B-3 General Business zoning district.  It’s 
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anticipated that there will be 2 employees when the business is planned to open in November 
2021. 
 
The legal description of the lot is Lot 19, Block 259 of the Original Plat.   The lot has 50’ of 
frontage along Marshall Street and 100’ along S. 21st Street, for approximately 0.1148 acres.  
The building was built in 1900 and is 4,624 s.f. in area. The first floor most recently was used as 
a dental office with a residential use on the second floor.  The Improved Value of the building is 
$122,100, Land Value $25,000 for a Total Assessed Value of $147,000 with an Estimated Fair 
Market Value of $153,000. 
 
The building is located in the middle of a 3 block corridor along Marshall Street that has a mix of 
uses and zoning districts consisting of R-7, Central Residence, R-4 Single and Two Family, B-1 
Office – Residential, B-2 Neighborhood Business, B-3 General Business and C-1 Commercial.  
The uses are single and two family residential, multi-family, dental office, school, church, bar, 
bowling alley, restaurant, contractors shop and auto repair facility.  Historically this area has 
always been a variety of uses that serve the neighborhood.  
 
Notices were sent out on July 21st to property owners within 200 feet and at the time of this 
writing no comments have been received. 
 
Timeline 

• Application Received:  July 16, 2021 
• Notifications Sent:  July 21, 2021 
• Plan Commission Meeting: July 28, 2021 
• Common Council public hearing August 16, 2021 

 
Recommendation:  Approve the Request to Rezone the property at 2102 Marshall Street from 
B-1 Office – Residential to B-3 General Business.   
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