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Granicus Item # 25-0330 
 

 
Report to the 

Manitowoc Plan Commission 
 
Meeting Date:  April 23, 2025 
 
Request:  PC 15-2025: Zirpoli / Bergner; Request to Assign an Existing Conditional Use Permit 
to Operate a Beauty Salon in the B-1 Office Residential Zoning District for property located at 709 
Marshall Street (Tax Parcel #000-284-012). 
 
Existing Land Use for Subject Property: Beauty Salon and 2nd floor residential 
 
Existing Zoning for Subject Property: B-1 Office - Residential 
 
Surrounding Property Land Uses and Zoning 
 

Direction Existing Land Use Existing Zoning 
North Institutional, Office, Retail  B-4 Central Business 

South, East & West Residential, Office B-1 Office Residential 

 
Report:  Tammy Zirpoli is requesting the assignment of an existing Conditional Use Permit that 
was issued originally to Mary Bergner.  The CUP was issued to Mrs. Bergner in 1996 for the 
establishment of a beauty salon.  Mrs. Zirpoli is not requesting any changes or alterations to the 
1996 CUP.   
 
The 1996 CUP states “the Conditional Use Permit be granted exclusively to Mary and Larry 
Bergner, and that the Conditional Use Permit not be assignable or transferrable without the written 
approval of the City Plan Commission.”  The 1996 CUP also says the use is subject to the 
conditions outlined under Section 15.230(3)5 which “limits the maximum building floor area (net 
public space) to 900 square feet or less; limit hours of operation to between 8:00 A.M. and 8:00 
P.M., Monday – Saturday; special landscaping or fending where residential properties abut the 
subject property / and to make provisions for vehicular access, parking and loading areas.” 
 
Conditional Use Permits are controlled by section 15.370(27) of the municipal code.  
In acting upon any application for a conditional use, the Plan Commission and Council shall 
consider whether the requested use: (1) is reasonably necessary for the convenience and welfare 
of the public; (2) is in harmony with the character of the surrounding area; and (3) will have a 
minimal or no effect on surrounding property values. 
 
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. 
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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. 
 
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.”  
 
Public Comments:  No notices were mailed out to neighbors because the CUP is being assigned 
and no changes to the conditions are being requested. The CUP is simply transferring to a 
different entity. 
 
Timeline 

• Application Received: April 11, 2025 
• Notifications Sent:  Not Applicable 
• Plan Commission Discussion: April 23, 2025   
• Common Council acceptance of Plan Commission report: May 19, 2025 

 
Recommendation:  Approve the assignment of the 1996 Conditional Use Permit. 
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REQUIREMENTS FOR THE ASSIGNMENT OF A  
CONDITIONAL USE PERMIT (CUP) FOR THE OPERATION OF  

A BEAUTY SALON TO TAMMY ZIRPOLI  
LOCATED AT 709 MARSHALL STREET 

TAX PARCEL # 000-284-012 
 5/19/2025 

 
 NOTE: The CUP was originally issued to Larry and Mary Bergner in 1996.  PC 12-1996 

 
 
  

A. The Conditional Use Permit be granted exclusively to Tammy Zirpoli and associated staff 
and that the Conditional Use Permit not be assignable or transferrable without the written 
approval of the City Plan Commission. 
 

B. That the Conditional Use Permit be subject to the conditions outlined under Section 
15.230(3)5, which would limit the maximum building floor area (net public space) to 900 
square feet or less; limit hour of operation to between 8:00 A.M. and 8:00 P.M., Monday 
– Saturday, special landscaping or fencing where residential properties abut the subject 
property; and to make provisions for vehicular access, parking and loading areas. 
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