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 Granicus Item #24-1486 
Report to the 

Manitowoc Plan Commission 
 
 
Meeting Date:  May 22, 2024 
 
Request: PC 12-2024: The Neighborhood of Manitowoc County, Inc; Request for an Adaptive 
Reuse Conditional Use Permit for the Establishment of Transitional Housing for Property Located 
at 1010 Huron Street. 
 
Existing Land Use for Subject Property:  Former McKinley School 
 
Existing Zoning for Subject Property:  R-4 Single and Two Family Residential 
 
Surrounding Property Land Uses and Zoning 
 

Direction Existing Land Use Existing Zoning 
North, South, East Residential R-4 Single and Two Family 
West, Southwest Retail, Business B-2 Neighborhood Business 

 
 
Report:   
The Neighborhood of Manitowoc County, Inc; (The Neighborhood) is requesting an Adaptive 
Reuse Conditional Use Permit for three main items 1) the creation of a 24 bed warming shelter 
which falls under the City’s transitional housing definition, 2) the creation of approximately 30 
residential apartments, 3) the creation of a lease-able space for laundry services for residents of 
the building and the general public.  The location is 1010 Huron Street which is the former 
McKinley School location. 
 
The property was the location of the former McKinley School.  On March 1, 2022 Patrick Ortlieb 
from Ortlieb Manitowoc LLC purchased the property from the School District with plans of 
renovating the building.  Also in 2022, the Common Council approved a Conditional Use Permit 
for the establishment of a 60 bed Community Based Residential Facility with a focus on individuals 
with drug or alcohol dependency.  This project never materialized and the Conditional Use Permit 
has since expired. 
 
The Neighborhood entity is a consortium of The Manitowoc Warming Shelter / First Presbyterian 
Church, The Haven and Hope House.  The 1010 Huron Street location would take the place of 
the current warming shelter located at First Presbyterian Church. 
 
The Neighborhood is planning to have the warming shelter open in the fall of 2025 at the 1010 
Huron Street location.  The shelter will be open from November 1 thru May 1. They are hoping to 
have all or some of the apartment units open at that time also.  The apartments will be opened 
year-round and will be mainly used for individuals transitioning from The Haven and The Hope 
House programs.  At this time The Neighborhood is estimating 30 apartments but this number 
may change once architectural drawings are prepared.  The Neighborhood is also proposing to 
have a space for laundry services which would be for the residents and general public. 
 
The Neighborhood is currently in the fund-raising mode.  They are also working with an architect 
and builder on renovation plans and cost estimates. 
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The City of Manitowoc Zoning Code does not define a warming shelter; the closest definition is 
Transitional Housing. 
 
Transitional housing is defined as: “housing intended to provide the support needed for temporary 
occupants who lack a fixed, regular and adequate nighttime residence to move into long-term 
housing, and which is usually offered as part of a transitional program that helps homeless 
individuals and families become independent through counseling, job training, child care, skills 
training, and health care assistance.” 
 
Italicized text below is from the Zoning Ordinance in regards to Adaptive Reuses. 
 
Per the municipal code an Adaptive Reuse is defined as “the development of a new use for an 
older building or for a building originally designed for a special or specific use.” 
 
“The purpose of an Adaptive Reuse is to facilitate the conversion of older, economically 
distressed, or historically significant buildings to a new use while keeping the building’s historic 
features intact.” 
 
“ The Common Council may issue a conditional use permit for the preservation, maintenance 
and adaptive reuse of any building which meets at least one of the following criteria: 

1. Buildings originally designed and constructed as a school building as defined under 
MMC 15.030, and which are or once were owned by a school district; 
2. Buildings originally designed and constructed as a church building as defined under 
MMC 15.030, and which are or once were owned by a church; 
3. Buildings individually listed in the National Register of Historic Places, or 
“contributing” structures identified in the “Manitowoc Intensive Resource Survey Final 
Report” dated June 1988, and as may be amended from time to time; 
4. Buildings larger than 100,000 square feet in building area; or 
5. Buildings originally designed and constructed as governmental buildings, and which 
are or once were owned by a governmental agency.” 

 
A conditional use permit issued under this section shall require a finding by the Common 
Council that: (1) the reuse of a building is made more difficult to the extent that the marketable 
value of such properties may be substantially diminished; and (2) the adaptive reuse of a 
building furthers the promotion and conservation of the economic value of such buildings and 
thereby protects and improves the City’s tax base. 
 
Below, italics are other elements from the Zoning Code related to Adaptive Reuses. 
 
“ (d) Compliance with Development Regulations. A land use authorized under this section is 
subject to all development regulations applicable to permitted or conditionally permitted uses in 
the zoning district in which it is located, excepting reductions or waivers under subsection 
(29)(e) or (f) of this section, and all building improvements related to the adaptive reuse shall be 
in compliance with any applicable Federal, State or local laws. 
(e) Off-Street Parking. Compliance with the parking requirements under MMC 15.430 may 
render the reuse of buildings under this section unfeasible. Therefore, the City Council may 
authorize a reduction or waiver to the number of off-street parking spaces normally required for 
a particular land use pursuant to MMC 15.430(5). Such reduction or waiver may only be 
authorized as part of a conditional use permit under this section. 
(f) Reduction or Waiver of Other Zoning Requirements. The City Council may authorize any 
permitted or conditionally permitted land use to locate in an adaptive reuse building under this 
section, and may further reduce or waive area regulations, height regulations, and sign 
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regulations normally required for a particular land use in the zoning district in which it is located. 
Such reduction or waiver may only be authorized as part of a conditional use permit under this 
section. 
(g) Multiple Occupants. The City Council may authorize a mixture of uses in a single building in 
accordance with the requirements of this section. 
(h) Termination. Unless otherwise authorized by the City Council, any conditional use permit 
granted under this section may be terminated pursuant to subsection (27)(f) of this section, and 
shall become invalid upon termination of the use(s) for which the conditional use permit was 
originally authorized.” 
 
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 



Report Print Date: 5/20/2024 7:22 AM 

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:  Notices were mailed out to adjacent and abutting property owners on May 14. 
It is our understanding The Neighborhood held their own meeting with the public on May 18th.   At 
the time of this writing no comments have been received by staff.   
 
Recommendation:  Community Development, Building Inspection, Police, Fire, and City Attorney 
Departments discussed the request with Mayor Nickels and decided that a staff recommendation 
and conditions not be provided until after the public informational meeting on May 22nd.  After the 
public input is collected a special Plan Commission meeting will be scheduled to present the staff 
recommendation and conditions prior to the June 17th Council.  No Action by the Plan Commission 
is needed at this time. 
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MANITOWOC WARMING SHELTER 
Located inside of First Presbyterian Church 

502 N 8th Street Manitowoc, WI 54220 
920.629.5820   manitowocwarmingshelter@gmail.com 

www.manitowocwarmingshelter.org 
 

 

Greetings Neighbors, 
 
I want to share with you a vision for a more compassionate and safe community for our 
citizens who are living with homelessness.   
 
The Manitowoc Warming Shelter/First Presbyterian Church, The Haven, and Hope 
House are combining forces with a vision to turn the old McKinley school building (1010 
Huron Street) into an expanded warming shelter and affordable apartments.   
 
We are excited to take a historic Manitowoc building and repurpose it for the good of the 
community.   
 
We hope you are as excited as we are about this endeavor.  We are also aware that 
you may have questions. 
 
Please reach out with questions via email:  manitowocwarmingshelter@gmail.com or by 
leaving a message at 920.629.5820 
 
We also invite you to gather in the parking lot of the McKinley building at 10:00am on 
May 18.  We can answer questions at this time. 
 
Thank you for joining us in this incredible vision. 
 
 
The Rev Dr Matthew L Sauer, The Manitowoc Warming Shelter 
 
Brittany Punches, The Manitowoc Warming Shelter 
 
Michael Etheridge, The Haven 
 
Dcn Mark LeGreve, The Haven 
 
Jan Graunke, Hope House 
 
Amy Sonnemann, Hope House 

mailto:manitowocwarmingshelter@gmail.com
http://www.manitowocwarmingshelter.org/
mailto:manitowocwarmingshelter@gmail.com
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