
 

 

Design Review Staff Report  

Community Development Authority  
Address: 1 Maritime Drive 

Owner/Applicant: McMullen & Pitz Construction Co./Steven and Sophie Phillips 

Existing Use: Vacant 

 

Project Description: The applicants will be opening a coffee shop in the existing vacant building. As part of the 

project, the applicants propose replacing one of the west side facade windows with a walk-up service window.  

 

The building was constructed in 1979 as an office and shop for McMullen & Pitz Construction Co. Staff is not 

aware of the building possessing any historical or architectural significance.  

 

Staff Notes:  

15.790(1) No person may erect, construct, reconstruct, move, or enlarge a commercial structure or commercial 

building, or alter a commercial building’s or commercial structure’s exterior architectural features or signs until 

a certificate of appropriateness has been obtained from the Community Development Authority (CD), or in some 

instances the Community Development Department (Department), of the City of Manitowoc. 

 

The applicants propose an alteration to the exterior architectural features of the commercial building at 1 Maritime 

Drive. Accordingly, approval from the Community Development Authority must be obtained prior to proceeding 

with the proposed exterior work or obtaining any required building permits for the proposed exterior work.  

 

15.790(4) Findings. Before granting a certificate of appropriateness, the CDA or the Department shall find that 

to the maximum extent practicable: 

 

(a) The historic or cultural significance of buildings or structures affected is maintained or enhanced; 

 

Staff Finding: The building was constructed in 1979 and staff is not aware of any historic or cultural significance 

associated with the building; therefore, this criterion is not applicable to the proposed project.  

 

(b) The architectural style, value and significance and general design arrangement, texture, material, and 

color of the architectural features of buildings and structures are visually and functionally coordinated 

with other buildings and structures in the area; 

 

Staff Finding: There are no modifications proposed to the architectural style or general design arrangement, 

texture, material, or color of the architectural features of the building. The proposed walk-up service window does 

not alter the overall architectural character of the building and is considered consistent with the existing structure. 

This portion of the proposal meets this criterion.  

 

(c) Principal entrances are visually and functionally related and coordinated with other buildings and 

pedestrian ways; 

 

Staff Finding: There are no modifications proposed to the principal entrance of the building. The existing 

relationship between the entrance and adjacent pedestrian sidewalk will remain unchanged. This criterion is 

therefore not applicable.  

 

 

 

 



(d) Activity nodes such as plazas and arcades are created, retained and coordinated; 

 

Staff Finding: No activity nodes currently exist on the site and none are proposed as part of the project. This 

criterion is not applicable.  

 

(e) Building facades and other appurtenances such as fences, walls, and landscaping are coordinated to form 

cohesive walls of enclosure along streets or other public ways; 

 

Staff Finding: The site does not currently contain any fences, walls, or coordinated landscaping elements, and 

none are proposed as part of the current application. There are no additional buildings on the site that would form 

a cohesive wall of enclosure along a public street. This criterion is not applicable.  

 

(f) The scale, orientation, and directional expression of buildings and structures are visually and functionally 

coordinated with other buildings and structures in the area; 

 

Staff Finding: The proposed modification does not alter the scale, orientation, or directional expression of the 

building. This criterion is not applicable. 

 

(g) Views are protected, created, or enhanced; and 

 

Staff Finding: No new construction or vertical additions are proposed, and the proposed exterior modifications 

will not obstruct or alter existing views. This criterion is not applicable.  

 

(h) Conformance with the Downtown Manitowoc Design Guidelines as adopted by the CDA.  

 

Staff Finding: Staff reviewed the proposal for consistency with the Downtown Manitowoc Design Guidelines. 

The proposed walk-up service window introduces additional transparency and pedestrian interaction along the 

west building facade and is consistent with the design guidelines in that it encourages active building edges and 

pedestrian-oriented design.  
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March 2026 – 1 Maritime Drive 

 
Summary: The applicants propose installing a walk-up service window on the west side of the building. The walk-up 

service window is consistent with the Downtown Manitowoc Design Guidelines and promotes pedestrian interaction.  

 

Recommendation: Based on the analysis of the proposal against the applicable criteria, staff recommends approval of the 

walk-up service window.  

 

Draft Motion: I move to approve the proposed walk-up service window for the property located at 1 Maritime Drive, 

having found that the project meets the applicable approval criteria of Section 15.790(4), subject to the following conditions: 

1. Placeholder. 

2. Placeholder. 












