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NEW SHORELAND TEAMMATE

Kristin Rankin

• 75% Floodplain Team & 25% Shoreland Team

• Floodplain and Shoreland Management Notes



SHORELAND TEAM

➢Sue Vanden Langenberg (1 FTE)

➢NR 118 Lower St. Croix National Scenic Riverway

➢Dale Rezabek (1 FTE)

➢Kathi Kramasz (0.1 FTE) 

➢Kristin Rankin (0.25 FTE)



Let’s test our new polling feature with a quick question!
How many cups of coffee did you have today?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


INCLUDES RECENT LEGISLATION

LEARNED PAST 8+ YEARS

ORDINANCE FORMAT 

APPROVED MODEL ORDINANCE
LEGALLY DEFENSABLE DECISION



AMENDMENTS: 
PARTNERSHIP MOVING FORWARD

ANTICIPATED 
SUBMITTAL BASED ON 
COUNTY RESPONSES

17 submitted to date



ORDINANCE AMENDMENT PROCESS & RESOURCES

• Reference Document: Procedures For Adopting 

• Crosswalk: County submits along with proposed ordinance 
amendments (Not required if adopting model).

• Templates: Documents needed for DNR certification such as: 
public hearing notice, notice of enacted ordinance, & certified 
statements. Available upon request.

https://acrobat.adobe.com/id/urn:aaid:sc:VA6C2:d44d17f5-4b1d-4f02-aaad-11c8f4906c4a?promoid=XKMMH7MW&xProduct=&mv=other&mv2=ahome&xProductLocation=&locale=en-US
https://acrobat.adobe.com/id/urn:aaid:sc:va6c2:aedda301-2cb3-481e-a817-53c7c20ba5b6


PARTNERSHIP REQUESTS

Please:

• Send draft to your shoreland rep. (Dale, Kathi, Sue & Kristin)

• Provide anticipated future public hearing timeline.

• Understand review can take 4-8 weeks & is done in order the order 
submitted, which can impact timeframe.

• Wait to schedule public hearing until review is complete                          
& amendments can be certified.

• Know the shoreland team will balance the workload.



REMINDERS…

Public Hearing Emails 

• Alert us to cases that involve Shoreland Standards

Administrative Appeals: let us know ASAP

• Time to review: any problems?

• Time to write letters of support.

Keep asking great questions!



LOOKING FORWARD

• Working on cross jurisdiction topics 
between DNR & Co Code Admin.

• We are working on ways to:

• build stronger partnership

• to educate each other about 
processes & standards

• create smoother process for all 
(CO/DNR/owners/applicants).



How many years of zoning experience do you have?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


Sue Vanden Langenberg        &        Kristin Rankin 
Shoreland Zoning Program Coordinator         Floodplain & Shoreland Zoning Specialist 

March 20, 2025

 



TOPICS

• Documenting legally defensible decisions

•Application review checklist

• Additional types of documentation

• Tips for documenting 

• Timeframe for documenting

• Substandard Lots



LEGALLY DEFENSIBLE DECISIONS

• Pictures & notes = EVIDENCE:

• verify measurements 

• observations during inspections

• locations of structures

• vegetation buffer zone 

(pictures say 1,000 words)

• why permit issued/denied

• prove elements of alleged violation

• Good documentation helps you to 
understand past decisions…



For waterfront lots, do you conduct 
onsite inspections?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


LEGALLY DEFENSIBLE DECISIONS

Who: County Code Administrators.

What: Reasons for the decision to grant/deny.

Where: Store supportive documents with the application.

When: ASAP - Timely documentation leads to better recall.

How: Use application review checklist, photos & more.



When reviewing applications, what 
topics do you document consistently?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


WHAT IS AN APPLICATION CHECKLIST? 

Complete application?

Is the property within Shoreland Zoning jurisdiction?

Is the property located in a Shoreland-Wetland?

Buildable lot?

Is the structure nonconforming?

What is the required water setback and proposed location?

Does the project involve filling and grading?

Document vegetation buffer zone with photo at time of inspection.

Impervious surface compliance, need mitigation?

Height compliant?

Yes           No



BENEFITS TO USING A CHECKLIST 
So much to do, so little time…

Printed checklist save time, creates efficiencies

Consistency: ensures all staff are reviewing the same thing

Phone interruption: find where you left off 

Blank spaces encourage you to complete important information



Do you use a checklist for 
reviewing shoreland applications? 

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


How can we help?

GOAL: Consistent Shoreland Zoning state-wide.

• Heard at workshops not everyone has a checklist.

• Share what works.

• Checklists are time savers. 

• Reduces potential for missing something.

• Provides clarity when questions arise.

• Created to mirror the model.

• Able to be edited/updated.



Shoreland 
Application 
Checklist

Created by: 

Kristin Rankin, Floodplain & Shoreland Zoning Specialist



Shoreland Zoning Application Checklist

• Customizable tool 

• Document Decisions (notes/measurements) 

• Word Document allows for editing

• Based on the model ordinance layout and 
numbering

• Make it work for you



Application Information

Ordinance Information and Notes



Example Use of Checklist

1234 Rocky Road
12-22-543211
Cher E. Blossom Trust
Big Builder LLC 
                        AB 2/26/25

Only 1st floor 
submitted

2nd floor submitted 2/27/25



Example Use of Checklist

On Green River

NA – not in a 
wetland

19,562
Width:103

Frontage: 105

Doesn’t meet min, size



Example Use of Checklist

Created in 1952

Plans show 65

62.5’

House to N: 60’
House to S: 62’

122’

61’

Onsite 2/28/2025Web shows within 100’



Shoreland Zoning Application Checklist

• Keep a stack of checklists at your desk

• Take as many notes as needed

• Use several colors to differentiate each time you 

review

• Take onsite with you 

• TIP: Do a quick review of the checklist before 

leaving the site

• Make notes about conditions you want to add to 

the permit

• Store in the file with the application

• Staple/clip them together 



MORE EXAMPLES OF DOCUMENTATION

OHWM & 
Navigability 

Forms

Wetland 
Maps

Topo Maps

Air Photos Site Photos



R
E

S
O

U
R

C
E

S
:

OHWM 

Facts

https://p.widencdn.net/f06g6i/OHWMFactsheet
https://p.widencdn.net/f06g6i/OHWMFactsheet


RESOURCES:

Navigability 

Facts

https://widnr.widen.net/s/kgptdgttkd/nav-det-factsheet
https://widnr.widen.net/s/kgptdgttkd/nav-det-factsheet


F
O

R
M

S
:

OHWM 

Form

Navigability 

Form

https://apps.dnr.wi.gov/doclink/forms/3500-138.pdf
https://apps.dnr.wi.gov/doclink/forms/3500-138.pdf
https://apps.dnr.wi.gov/doclink/forms/3500-139.pdf
https://apps.dnr.wi.gov/doclink/forms/3500-139.pdf


Do you include photos in your 
application review and files?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


OHWM location and photos:

1. Use flags / painted wooden 
arrow in photos to provide a 
visual reference. 

2. Bring a copy of a survey 
showing the locations of the 
pipes. Document the distance 
from the pipe to the OHWM.  



EXAMPLE 1.



EXAMPLE 1.



EXAMPLE 2.



TOPO & 
WETLAND MAPS

LiDAR Viewer

https://dnrmaps.wi.gov/H5/?viewer=WWI


TOPO MAPS 
Help tell a story

Things to consider: 

• Erosion control conditions?

• Walk-out?

• Access to shore? HOW?

• Need plans, vertical bluff.



AIR PHOTOS HELP TO:

• Verify Impervious Surfaces & Calculations

• Do use itemized IS forms in applications?

• Document structures:

• Exempt?

• Nonconforming?

• Violations?

• Create a record for future reference



AIR PHOTOS

• Draw distances on air photo.
• Find closest OHWM

• Document vegetation.

• Helps w/ certificate of compliance.



VEGETATION & LAND DISTURBANCES

• Pictures say 1,000 words.

• Vegetation & land disturbances 
enforcement are challenging.

• Pictures and notes provide 
documentation for future.



ONSITE PHOTOS: VEGETATION

Compare pictures: 2022 vs 2023



ONSITE PHOTOS: LAND DISTURBANCE



DIMENSIONS OF STRUCTURES: 

1. Document dimensions of 
structures, can help in 
future to show if structures 
were added/converted. 

2. Need info. on size & when  
structure was built? The 
assessor, may have notes & 
drawings with dimensions.



Have you ever gotten back to the office 
and realize you forgot to write down a 

measurement? 

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


Documentation: 

1. Finish field notes at a park / in the 
vehicle before going to the office 
(interruption central).

2. Does a phone call set off your 
Spidey Sense? ASAP - Summarize 
conversation, include names, 
date, and initial.



IMPORTANT: Document ASAP

WISCONSIN DEPARTMENT OF NATURAL RESOURCES | DNR.WI.GOV

Did you know?

➢memory recall is 75-100% (w/in 24 hrs)

➢memory recall is  50-75% (24 - 72 hrs)

➢memory recall drops to 30% (after 72hrs)



Time Management:

• BE PREPARED! Block out time 
on your calendar to pre-review 
applications & review files. 

• Block out 2 hours on your 
calendar: focus on application 
review ASAP after inspections. 



SHIFTING GEARS



Do you get confused when talking about 
substandard lots?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


WHAT IS A SUBSTANDARD LOT?

(27)  “Substandard Lots” means a legally created 

lot or parcel that met minimum area and minimum 

average width requirements when created, but 
does not meet current requirements for a new lot.



IMPORTANT TO 
HAVE CONTEXT



Do you think the original shoreland model 
ordinance talked about substandard lots?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


When was the first shoreland ordinance 
created?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


SHORELAND ZONING: SHIFT IN CONCEPT
before          2015            after  

• Min. standard: counties could & 
often were more restrictive.

• Substandard lots had to meet 
min. size to be buildable.

• Substandard lots held in common 
ownership were considered one.

• THE STANDARD: counties can’t be 
more restrictive.

• Substandard lots don’t need to 
meet min. size to be buildable.

• Substandard lots are buildable 
unless structures over a lot line.



HISTORY HELPS 
US

TO UNDERSTAND



SUBSTANDARD
LOT CRITERIA
    

History Continued

C
rite

ria



SUBSTANDARD LOTS

5.1  A legally created lot or parcel that met minimum area and minimum 
average width requirements when created, but does not meet current lot 
size requirements, may be used as a building site if all of the following apply:

(1)  The substandard lot or parcel was never reconfigured or combined with 
another lot or parcel by plat, survey, or consolidation by the owner into one 
property tax parcel.

(2)  The substandard lot or parcel has never been developed with one or 
more of its structures placed partly upon an adjacent lot or parcel.

(3)  The substandard lot or parcel is developed to comply with all other 
ordinance requirements.





CURRENT: SUBSTANDARD LOTS

5.1 A legally created lot or parcel that met minimum area and minimum 
average width requirements when created, but does not meet current lot 
size requirements, may be used as a building site if all of the following apply:

(1)  The substandard lot or parcel was never reconfigured or combined with 
another lot or parcel by plat, survey, or consolidation by the owner into one 
property tax parcel.

(2)  The substandard lot or parcel has never been developed with one or 
more of its structures placed partly upon an adjacent lot or parcel.

(3)  The substandard lot or parcel is developed to comply with all other 
ordinance requirements.



Is an unrecorded plat held in the Real 
Property Lister’s files considered a Lot of 

Record?

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


Legally Created:
(15)  “Lot of record” means any lot, the description 
of which is properly recorded with the Register of 
Deeds, which at the time of its recordation 
complied with all applicable laws, ordinances, and 
regulations.

Research when lot was created. Examples of recorded documents:

• Quit claim deed

• Warranty deed

• Certified Survey Map (CSM)

• Plat



(15)  “Lot of record” means any lot, the description 
of which is properly recorded with the Register of 
Deeds, which at the time of its recordation 
complied with all applicable laws, ordinances, and 
regulations.

How to determine if the lot complied:

• If created prior to shoreland zoning, any lot size.

• Determine minimum lot size in the ordinance when lot was created. 



5.1 EXAMPLE: Substandard lot: created in 1960

✓created legally prior to shoreland zoning, 
no minimum width & area.

✓never reconfigured, combined with 
another lot /consolidation into one parcel.

✓lot or parcel never been developed with 
one or more of its structures placed partly 
upon an adjacent lot or parcel.

✓lot developed to comply with all other 
ordinance requirements.

• Parcel buildable



5.1(1) The substandard lot or parcel was never combined 
with another lot or parcel by plat, survey, or consolidation by 
the owner into one property tax parcel.

Note: Substandard lots that have been reconfigured by a certified survey map or 
consolidated into one legal description with the register of deeds, which result in a 
larger (closer to conforming) lot should be allowed to be utilized as a building site.

BUT: once combined, they can’t be redivided back to the original dimensions.



5.1(1) The substandard lot or parcel was never combined 
with another lot or parcel by plat, survey, or consolidation by 
the owner into one property tax parcel.

Note: Additionally, lots that have a legal description for each substandard lot on 
record with the Register of Deeds but have one tax parcel number assigned by the 
Real Property Lister or Assessor for taxing/assessing purposes should be 
considered separate building sites and should not be considered consolidated. 

• Real Property Lister: assigns one Parcel #: 012-50-003A so only one tax bill.

• No CSM or deed was recorded to combine Lot’s 3 & 4.



5.1(1) The substandard lot or parcel was never reconfigured; 
original lot dimensions were never reduced/rearranged.

Ex: 50’ Platted Lots created 1960

• Lots were rearranged in 1980 by 
deed, lot descriptions changed.

• Lots are NOT buildable unless 
variance for lot width & area.



5.1(2) EXAMPLE
Each lot = 50’ wide & 10,000 sq. ft

Substandard lot never developed with 
structure(s) partly upon an adjacent lot.

• Lots 163 & 165 are one lot.

• Lot 167 substandard & buildable.

• Lot 169 substandard & buildable.

Note: Lots that have had development 

over the lot lines should be combined 

with a legal description and recorded 

with a new deed prior to new 

development occurring.



5.1(3) The substandard lot or parcel is developed to 
comply with all other ordinance requirements.

For example, if 
house meets the 
water setback & all 
other ordinance 
requirements the 
lot is buildable.



5.2 OTHER SUBSTANDARD LOTS. 

Lots that don’t meet the 
current min. average lot width 
& area & don’t meet 
substandard requirements; 
permits for improvements 
shall only be issued if a 
variance is granted.

EXAMPLE 5.2



6.0 ILLEGALLY CREATED LOTS. 

A lot created in violation of the 
minimum area & average width 
requirements shall not be used for 
construction purposes without the 
granting of a variance.

EXAMPLE 6.0

Lots were created by deed in 1978.

The lots are 50’wide & 8,550 sq ft.



What shoreland topics do you want covered 
in the future? 

https://directpoll.com/r?XDbzPBd3ixYqg8ivsvmIOm9MZB2p1WdcY7al4T2jFSDmNp


Sue Vanden Langenberg
Shoreland Zoning Program Coordinator

Susan.Vandenlangenberg@wisconsin.gov

(608) 843-3290

mailto:Susan.Vandenlangenberg@wisconsin.gov
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