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PUBLIC MEETING NOTICE 

PLANNING COMMISSION AGENDA ITEM RECIPIENTS 
Mayor Blaser, Chairperson Sue Schill, City Attorney                                           
Ryan Austin, Alderperson Erika Esser, Secretary 
Lee Thao Jennifer Gossick, City Clerk 
Eric Daven   
Susan Feith 
Ben Goodreau 
Thaddeus Kubisiak 

Notice is hereby given of a meeting of the Wisconsin Rapids Planning Commission to be 
held in the Council Chambers at City Hall, 444 West Grand Avenue, Wisconsin Rapids, 
on Monday, April 3, 2023, at 4:00 PM. The meeting will be streamed live on the City of 
Wisconsin Rapids Facebook page and will also be broadcast live on Charter Cable 
Channel 985 and Solarus HD Cable Channel 3. If a member of the public wishes to 
access this meeting live via Zoom audio conferencing, you must contact the City Clerk 
at least 24 hours prior to the start of the meeting to coordinate your access. This 
meeting is also available after its conclusion on the City’s Facebook page and 
Community Media’s YouTube page, which can be accessed at www.wr-cm.org. It is 
possible that members of the Planning Commission may appear remotely via video or 
audioconferencing for this meeting.   

AGENDA 

1. Approval of the report from the March 6, 2023, Plan Commission meeting. 

2. 23-000116; Immanuel Lutheran Church and School – request for Certified 
Survey Map approval for new lot configurations at an unaddressed parcel at the 
northeast intersection of 24th Street South and County Highway W (Parcel ID 
3409225) and a portion of 1501 24th Street South (Parcel ID 3409200) and to 
accept dedicated right-of-way on County Highway W 

3. 23-000128; Immanuel Lutheran Church and School – action on a request from 
Immanuel Lutheran Church and School for an amendment to the City’s 
Comprehensive Plan, specifically map 7-2 Future Land Use Map, to reclassify an 
unaddressed parcel at the northeast intersection of 24th Street South and County 
Highway W (Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 
3409200) from a Commercial land use classification to a 
Governmental/Public/Institutional land use classification 

4. 23-000128; Immanuel Lutheran Church and School –  public hearing and 
action on a request for a zoning map amendment to rezone an unaddressed 
parcel at the northeast intersection of 24th Street South and County Highway W 
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(Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 3409200) 
from R-2 Mixed Residential District to I-1 Institutional District 

5. 23-000127: Immanuel Lutheran Church and School – public hearing and 
action on a request for a conditional use permit to establish a worship center and 
a civic use facility at the northeast intersection of 24th Street South and County 
Highway W (Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 
3409200) from R-2 Mixed Residential District to I-1 Institutional District 

6. 23-000125; City of Wisconsin Rapids – public hearing and action on a request to 
amend Chapter 11 – Zoning Ordinance, specifically Appendix A Land-Use Matrix, 
to list single-family dwelling as a permitted or conditional use in the R-3 Multi-
Family Medium Density Residential District 

7. Adjourn  

 

The City of Wisconsin Rapids encourages participation from all its citizens. If participation 
at this meeting is not possible due to a disability or other reasons, notification to the city 
clerk’s office at least 24 hours prior to the scheduled meeting is encouraged to make the 
necessary accommodations. Call the clerk at (715) 421-8200 to request accommodations. 



PUBLISH:  March 17th and 24th, 2023 

NOTICE OF PUBLIC HEARING 

PLEASE TAKE NOTICE that the City of Wisconsin Rapids Planning Commission will hold a Public Hearing on 
Monday, April 3, 2023, at 4:00 PM within the Council Chambers at City Hall, 444 West Grand Avenue, 
Wisconsin Rapids. Participation at the public hearing is encouraged. The public can also submit comments 
prior the hearing by contacting the Community Development Department at 715-421-8228 or 
CommunityDevelopment@wirapids.org. The following items will be heard and possibly acted on: 

1. Public hearing and action on a request from the City of Wisconsin Rapids to amend Chapter 11-
Zoning Ordinance, specifically Appendix A Land-Use Matrix, to list single-family dwelling as a 
permitted or conditional use in the R-3 Multi-Family Medium Density Residential (R-3) District.  

2. Public hearing and action on a request from Immanuel Lutheran Church and School for a zoning 
map amendment to rezone an unaddressed parcel at the northeast intersection of 24th Street 
South and County Highway W (Parcel ID 3409225) and a portion of 1501 24th Street South 
(Parcel ID 3409200) from R-2 Mixed Residential District to I-1 Institutional District. 

3. Public hearing and action on a request from Immanuel Lutheran Church and School for a 
conditional use permit to establish a worship center, educational facility, pre-K through 12, and 
a civic use facility at the northeast intersection of 24th Street South and County Highway W 
(Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 3409200) from R-2 Mixed 
Residential District to I-1 Institutional District. 

Further details regarding the specific requests can be obtained within the Community Development 
Department at City Hall, or by calling the department at 715-421-8228.  

The City of Wisconsin Rapids encourages participation from all its citizens. If participation at any public 
meeting is not possible due to a disability, notification to the City Clerk’s office at least 48 hours prior to 
the scheduled meeting is encouraged to make the necessary accommodations. Call the Clerk at (715) 
421-8200 to request accommodations. 

Jennifer Gossick, 
Wisconsin Rapids City Clerk 

 



PUBLISH: Friday, March 17th, 2023 

NOTICE OF PUBLIC HEARING 

PLEASE TAKE NOTICE that the City of Wisconsin Rapids Common Council will hold a Public Hearing on 
Tuesday, April 18, 2023, at 6:00 PM within the Council Chambers at City Hall, 444 West Grand Avenue, 
Wisconsin Rapids. Participation at the public hearing is encouraged. The public can also provide comments 
prior the hearing by contacting the Community Development Department at 715-421-8228 or 
CommunityDevelopment@wirapids.org. The following items will be heard and possibly acted on: 

1. Public hearing and action on a request from Immanuel Lutheran Church and School for an 
amendment to the City’s Comprehensive Plan, specifically map 7-2 Future Land Use Map, to 
reclassify an unaddressed parcel at the northeast intersection of 24th Street South and County 
Highway W (Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 3409200) from 
a Commercial land use classification to a Governmental/Public/Institutional land use 
classification. 

Further details regarding the specific request can be obtained within the Community Development 
Department at City Hall, or by calling the department at 715-421-8228.  

The City of Wisconsin Rapids encourages participation from all its citizens. If participation at any public 
meeting is not possible due to a disability, notification to the City Clerk’s office at least 48 hours prior to 
the scheduled meeting is encouraged to make the necessary accommodations. Call the Clerk at (715) 
421-8200 to request accommodations. 

Jennifer Gossick, 
Wisconsin Rapids City Clerk 
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REPORT OF THE PLANNING COMMISSION 

Date of Meeting: March 6, 2023 

Report #1 

The Planning Commission met at 4:00 p.m. on March 6, 2023 in the Council Chambers at City Hall.  Members 
present included Ryan Austin, Lee Thao, Eric Daven, Susan Feith, Ben Goodreau and Thad Kubisiak; Ryan Austin 
served as Chairperson.  Also present were Community Development Director Kyle Kearns, Associate Planner 
Carrie Edmondson as well as several other attendees as listed on the sign-in sheet. Rick Katz attended via Zoom. 

The meeting was called to order at 4:00 p.m. 

1. Approval of the report from the February 6, 2023, Plan Commission meeting 

Motion by Goodreau to approve the report from the February 6, 2023, Plan Commission meeting; 
second by Daven. 

Motion carried (6 – 0) 

2. PLAN-22-000177; James Gannigan – request for a site plan review to construct a Hawaiian Tanning Studio 
at 620 Airport Avenue (Parcel ID 3413366). 

Carrie Edmondson provided a brief synopsis of the request.  Approval was recommended with the 
conditions outlined in in the staff report.  One person called the Community Development Department 
stating that they were in support of the project. 

Susan Feith inquired about the building location and Eric Daven asked about fencing requirements, to 
which Ms. Edmondson replied. 

Motion by Goodreau to approve PLAN-22-000117, request for a site plan review to construct a Hawaiian 
Tanning Studio at 620 Airport Avenue (Parcel ID 3413366), subject to the following conditions: 

a. A stormwater management plan that details swales and/or depression locations must be 
submitted to the Engineering Department prior to obtaining building permits.  

b. Sidewalk shall be installed along the length of Airport Avenue to the specification of the 
Engineering Department.  

c. Cut-off lighting fixtures or equivalent shall be used for the development, and lighting from the 
development shall not exceed 0.2 foot-candles at neighboring commercial property lines and 0.1 
foot-candles at neighboring residential property lines.  

d. Development has not been permitted in the nearby floodplain and any improvements shall 
meet floodplain standards within the Zoning Ordinance.  

e. Applicable permits through the City shall be obtained.  
f. Community development department shall have the authority to approve minor modifications 

to the plans.  
g. A privacy fence shall be installed along the west property line the length of the residential 

property located directly adjacent to the west.  
Second by Daven 

Motion carried (6 – 0) 

Jane Przychocki representing the applicant presented the Commission with documents referring to 
Constitutional rights. 
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3. 23-000081; The Hannah Center, Inc. – public hearing and action on a request for a conditional use permit 
to operate a temporary residential shelter at 1320 Pepper Avenue (Parcel ID 3412666). 

Kyle Kearns provided background information and a review of the request.  Approval was recommended 
with the conditions outlined in the staff report. 

Public hearing opened at 4:14 p.m. 

Speaking in favor:  

   -Brian Spranger, 1730 Bobolink Ct, Town of Grand Rapids 

   -Christy Nievinski, 3930 Cliff St, Wisconsin Rapids 

Speaking against: none 

Kyle Kearns noted that Dan Kositzke of 1211 Pepper Avenue called the office to state that he was neither 
against or in favor of the request at this time but is wary of future expansion. 

Public hearing closed at 4:20 p.m. 

Susan Feith asked about the hours and staffing of the facility to which Christy Nievinski responded. 

Motion by Goodreau to approve the request for a conditional use permit to operate a temporary 
residential shelter at 1320 Pepper Avenue (Parcel ID 3412666), subject to the following conditions: 

a. Approval of the conditional use permit shall include the marking of ten on-site parking spaces 
and one ADA-approved parking space. 

b. Any proposed parking lot reconstruction shall include appropriate surfacing, marking, drainage, 
and landscaping, and stormwater management to be reviewed and approved by the Community 
Development Department. 

c. The number of residents shall not exceed 15 at one time. 
d. Any trash containers located outside shall be concealed or suitably screened from public view, 

to be reviewed and approved by the Community Development Department. 
e. Applicable building permits though the City shall be obtained. 
f. Community Development staff shall have the authority to approve minor modifications to the 

plans. 

second by Kubisiak. 

Motion carried (6 – 0) 

4. 23-000100; TWAS Properties, LLC. – request for a site plan and architectural review to construct a car 
wash at 1110 East Riverview Expressway (Parcel ID 341176A). 

Carrie Edmondson provided a review of the request.  Approval was recommended with the conditions 
outlined in the staff report. 

Mr. Kubisiak asked staff about the exit location for the facility and members Feith and Daven inquired 
about signage; Carrie Edmondson, Kyle Kearns and the applicant replied. Member Kubisiak also inquired 
about water laterals to which Mr. Kearns responded. 

Motion by Goodreau to approve the request for a site plan and architectural review to construct a car 
wash at 1110 East Riverview Expressway (Parcel ID 341176A), subject to the following conditions:  
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a. Directional signage must be installed to identify one-way and two-way drive aisles. 
b. The accessory building and refuse enclosure shall match the design and colors of the primary 

building. 
c. A final landscaping plan, meeting all applicable requirements, shall be submitted for review and 

approval by the Community Development Department. 
d. Cut-off lighting fixtures or equivalent shall be used for the development, and lighting from the 

development shall not exceed 0.2 foot-candles at neighboring commercial property lines. 
e. Applicable permits through the City shall be obtained.  
f. Community development department shall have the authority to approve minor modifications 

to the plans.  

Second by Austin 

Motion carried (6 – 0) 

5. 23-000083; City of Wisconsin Rapids – public hearing and action on a request to permanently zone four 
recently annexed parcels located at 2420 Saratoga Street, 2440 Saratoga Street, 2540 Saratoga Street, 
and 2620 Saratoga Street (Town Parcel ID Numbers 0700279, 0700279B, 0700279A, and 0700278) to B-5 
Mixed Use Commercial district. 

Mr. Kearns provided a review of the request.  Approval was recommended by staff. 

Public hearing opened at 4:35 p.m. 

Speaking in favor: Bruce King of 1111 20th Place, Wisconsin Rapids 

Mr. Kearns indicated that an e-mail was received from Ken and Sara Reeves, 2331 Saratoga Street 
indicating that they were in favor of the request. 

Speaking against: none 

Public hearing closed at 4:37 p.m. 

Motion by Austin to approve the request to permanently zone four recently annexed parcels located at 
2420 Saratoga Street, 2440 Saratoga Street, 2540 Saratoga Street, and 2620 Saratoga Street (Town Parcel 
ID Numbers 0700279, 0700279B, 0700279A, and 0700278) to B-5 Mixed Use Commercial district; second 
by Daven. 

Motion carried (6 – 0) 

6. 23-000095; City of Wisconsin Rapids – request for site plan review to establish a dog park at 2420 
Saratoga Street, 2440 Saratoga Street, 2540 Saratoga Street, and 2620 Saratoga Street (Town Parcel ID 
Numbers 0700279, 0700279B, 0700279A, and 0700278) and Parcel ID Numbers 3410668 and 3410669. 

Kyle Kearns summarized item 23-000095; staff supports the use and recommended approval. 

Commissioners inquired about refuse, park maintenance, fencing, budget, asphalt, and curb and gutter 
to which Mr. Kearns responded.  Bruce King asked about park hours and lighting and Kyle Kearns replied. 

Motion by Goodreau to approve the request for site plan review to establish a dog park at 2420 Saratoga 
Street, 2440 Saratoga Street, 2540 Saratoga Street, and 2620 Saratoga Street (Town Parcel ID Numbers 
0700279, 0700279B, 0700279A, and 0700278) and Parcel ID Numbers 3410668 and 3410669; second by 
Feith. 
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Motion carried (6 – 0) 

7. Adjourn 

Motion by Kubisiak to adjourn; second by Thao. 

Meeting adjourned at 4:46 p.m. 

 

Respectfully Submitted by Erika Esser, Secretary 



Memo

Community Development 
Department 

City of Wisconsin Rapids 
444 West Grand Avenue 

Wisconsin Rapids, WI 54495 
Ph: (715) 421-8228 
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To:  Plan Commission  
From:  Kyle Kearns   

Date:  03/27/2023  

Subject: 23-000116; Immanuel Lutheran Church and School – request for Certified Survey Map
approval for new lot configurations at an unaddressed parcel at the northeast intersection of 
24th Street South and County Highway W (Parcel ID 3409225) and a portion of 1501 24th

Street South (Parcel ID 3409200) and to accept dedicated right-of-way on County Highway W 

The request from Immanuel Lutheran Church is to reconfigure lots via certified survey map to 
accommodate future development. The lot changes are reviewed and approved internally however; a 
dedication is required. The City’s Official Street Map requires County Highway W to be a total of 132 feet 
wide. Therefore, the engineering department has required additional right-of-way, between 9 and 16 
feet, for dedication. A vicinity map has been provided below showing the location of the existing lots. 
Staff would recommend approval of the requested CSM, including right-of-way dedication.    

Vicinity Map 
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Administrative Staff Report

 
Department of Community Development 

Immanuel Lutheran Church and School 
Comprehensive Plan Amendment and 

Zoning Map Amendment  
1501 24th Street South 

Plan Commission Review 
March 17, 2023 

Applicant(s): 

 Immanuel Lutheran Church and 
School 

Staff: 

 Kyle Kearns, Community 
Development Director 

 Carrie Edmondson, Associate 
Planner 

Parcel Number(s): 

 3409225 and a portion of 
3409200 

Lot Information: 

 Effective Frontage: 299.99 feet 
 Effective Depth: 372.08 feet 
 Square Footage: 1,155,849 
 Acreage: 26.535 

Zone(s):

 "R-2” Mixed Residential District 

Council District: 

 District 8 - Bemke 

Master Plan: 

 Commercial 

Current Use: 

 Vacant 

Applicable Regulations: 

 Chapter 11 - Zoning 

Request 

Immanuel Lutheran Church and School – 23-000128:  request for an 
amendment to the City’s Comprehensive Plan, specifically map 7-2 Future 
Land Use Map, to reclassify an unaddressed parcel at the northeast 
intersection of 24th Street South and County Highway W (Parcel ID 3409225) 
and a portion of 1501 24th Street South (Parcel ID 3409200) from a 
Commercial land use classification to a Governmental/Public/Institutional 
land use classification. 

Immanuel Lutheran Church and School – 23-000128: public hearing and 
action on a request for a zoning map amendment to rezone an unaddressed 
parcel at the northeast intersection of 24th Street South and County Highway 
W (Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 
3409200) from R-2 Mixed Residential District to I-1 Institutional District. 

Attachment(s) 

1. Application 
2. Plans 

Findings of Fact 

1. The property is currently identified to develop as Commercial in the 
Comprehensive Plan.   

2. A request has been made to change the future land use designation 
in the Comprehensive Plan to Governmental/Public/Institutional. 

3. A request has also been made to rezone the property from R-2 
Mixed Residential District to I-1 Institutional District. 

4. The Comprehensive Plan must be amended as the future land use 
map identifies the property to remain commercial which would be 
inconsistent with the rezoning request. 

5. The property is primarily surrounded by large vacant lots and a large 
commercial retail parcel. 

6. The reason for the request is to establish an institutional site to 
include a church, school, and civic use facility. 

Staff Recommendation 

1. Approve the request to amend the City’s Comprehensive Plan to 
reclassify Parcel No. 3409225 and a portion of Parcel No. 3409200, 
subject to a new Certified Survey Map, to Governmental/Public/ 
Institutional on the future land use map of the Comprehensive Plan.
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2. Approve the request to rezone Parcel No. 3409225 and a portion of 
Parcel No. 3409200, subject to a new Certified Survey Map, to I-1 
Institutional District. 

Vicinity Map 

Site Photos 
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Background 

The applicant is requesting to amend the City’s Comprehensive Plan 
Future Land Use Map (Map 7-2) to a 
Governmental/Public/Institutional land use designation to then 
rezone the property at the northeast corner of County Highway W and 
24th Street South from R-2 Mixed Residential district to I-1 Institutional 
district.  The I-1 Institutional district would be consistent with the 
intended use of the property which includes a church, school, and 
civic use facility.  These uses are conditionally permitted in the I-1 
Institutional district.  Additionally, the proposed rezone to I-1 
Institutional would be consistent with the future land use designation 
of Governmental/Public/Institutional as required, if amended.   

The conceptual plan for the site includes a large, 20,138 square feet, 
building of to the south for the church and event center, and a smaller 
6,126 square foot building slightly north for the school site.  There are 
a total of 225 parking spaces proposed.   

Comprehensive Plan Amendment Review Standards 

Staff has reviewed the request based on two criteria: (1) consistency with the Comprehensive Plan, and (2) whether the 
amendment is in the public interest. Below is an analysis of each criterion along with findings of fact relating to the 
property. Furthermore, Section 8.6 of the Comprehensive Plan, describing future land use categories is below. 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

Subject Property 
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Comprehensive Plan – Chapter 7.2 (F)  

F. Future Land Use  

A future land use plan displays the desired patterns of development and establishes the future intent of growth in the 
community. These areas are not intended as zoning but indicate the type of zoning that should prevail. Land use and 
zoning are similar, but they are not the same. Land use categories are more general, while zoning is much more 
detailed. Zoning is the legal tool to regulate specific land uses. Since the land use categories are generalized, it is 
possible that more than one zoning district would correspond to each of the categories. The city has a zoning code 
and related map that details the current zoning and requirements. As described in Table 9, ten basic future land use-
planning categories were established for the future land use plan map. The single largest land area is designated for 
residential uses.  

Existing Designation: 

Commercial: Areas for a wide range of commercial development, including retail sales, personal and professional 
services, and offices. This area may also include lands designated for environmental protection and compatible civic 
uses.  

Proposed Designation: 

Governmental/Public/Institutional: Areas for a wide range of governmental, public, and institutional uses. These 
areas may be in public or private ownership. This area may also include lands designated for environmental 
protection 

The table below outlines the surrounding zoning and existing land uses. 

Direction Zoning Uses Future Land Use 
Designation 

North R-2 Mixed Residential Vacant Commercial 
South Town of Grand Rapids Vacant Mixed Residential 
East Town of Grand Rapids Vacant Residential 
West B-2 General Commercial Commercial Retail Commercial 

 
1. Is the proposed amendment in the public interest?  

Analysis: The property exists within a largely undeveloped area on the eastern boundary of the City.  There is a 
substantial commercial development directly west and it is reasonable to understand why in the past it was 
designated Commercial for future land use planning purposes. However, because it is a large parcel in a 
primarily undeveloped area along the City’s fringe it is practical and suitable that this large parcel would be 
designated Governmental/Public/Institutional, as these designations require more land area and tend to be 
consistent with a wide range of land uses. 

Findings: Given the surrounding land use designations and uses, the Governmental/Public/Institutional future 
land use designation is consistent and fitting for this site.  These uses are typically considered buffers as they 
tend to include less intensive uses on large parcels.  The land use designation provides a suitable transition 
between the residential parcels to the south and east and commercial parcels to the north and west.  This 
amendment is consistent with the overarching future land use goals of the City and with the public interest. 

2. Is the proposed amendment consistent with the remainder of the plan?  

Analysis: The proposed amendment creates a land use designation for this parcel of 
Governmental/Public/Institutional rather than the previous designation of Commercial.  



Page 5 of 7 

 

Findings: The Comprehensive Plan identifies several goals, objectives and policies that would be consistent with 
the proposed amendment.  Chapter 4 Utilities and Community Facilities outlines the following: 

Goal:  Promote an effective and efficient supply of utilities, facilities, and services that meet the needs and 
expectations of residents, and contribute to the sustainability of the community. 

Objective 1. Coordinate community facilities and utility systems development and use with land use, 
transportation, and natural resource planning. 

Chapter 7 Land Use identifies the following two policies: 

Policy 12. Prohibit incompatible land uses (e.g. high traffic generators, noisy or unaesthetic uses) from locating 
next to residential neighborhoods.  

Policy 13. Discourage high traffic volumes in residential neighborhoods. 

This amendment ensures that needed community facilities (church, school, civic use facility) can be 
appropriately sited on a substantially sized parcel.  It also ensures that undeveloped residential neighborhoods 
are suitably buffered from the sizeable commercial parcels to the west. 

Zoning Map Amendment Standards of Review 
The existing and proposed zoning districts are described in greater detail below: 

Existing Zoning 

Mixed Residential “R-2” District: This district is intended to accommodate single-family dwellings and duplex units along 
with compatible community and civic uses. 

Proposed Zoning 

Institutional “I-1” District: This district is intended to accommodate institutional uses, whether maintained by the City, 
another governmental body, or a private business, that are deemed to be a permanent use. This district is located in and 
adjoining residential areas of the City where such uses are consistent with existing and planned residential uses. 

Zoning map amendment. If a proposed amendment would revise the zoning map, the Planning Commission in making 
its recommendation and the Common Council in making its decision shall consider the following factors:  

1. whether the amendment is consistent with the City’s comprehensive plan, including future land use maps 
or similar maps;  

Analysis: The Comprehensive Plan future land use map is proposed to be amended as well. Currently the 
Comprehensive Plan indicates a future land use category of Commercial. 

Findings: See the previous standards above regarding the proposed Comprehensive Plan amendment. A 
rezoning request to an institutional zoning classification would not be consistent with the current 
Comprehensive Plan, unless the Comprehensive Plan is amended.  

2. whether the amendment is consistent with other planning documents adopted by the Common Council;  

Analysis: The rezone is consistent with other planning documents adopted by the Common Council including the 
Comprehensive Plan, relevant Municipal Code Chapters including Chapter 11 – Zoning, Comprehensive Outdoor 
Recreation Plan and the Sewer Service Area Plan.  In addition, the property does not fall within any other 
pertinent overlay districts or planning area. 
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Findings: The amendment is consistent with other planning documents adopted by the Common Council.  
Typically uses permitted within the I-1 Institutional district would be considered less intensive than those uses 
permitted within the B-2 General Commercial district and therefore less inclined to conflict with any existing 
planning documents.  

3. the extent to which the amendment will or will likely increase or decrease the number of nonconforming 
uses and structures; and  

Analysis: The property is vacant. The lot is 26.15 acres, and is newly proposed to accommodate the uses.  

Findings: No buildings exist on the property, and the lot meets the requirements of the I-1 Institutional District.  
It is an appropriate site for uses permitted conditionally and by right in the district. Know that a certified survey 
map is being created to create one lot for the development which will required prior to the rezoning. 

4. any other factor not specifically or generally listed, but deemed appropriate by the Planning Commission or 
Common Council given the particular circumstances. 

Analysis: Below is the zoning map showing the property and surrounding properties. 

Institutional uses often consist of one single user on a substantially sized parcel.  They are spread throughout the 
City, and it is not uncommon to see I-1 Institutional district sites on the City’s outer fringes.  The sites often 
include churches, schools, and public facilities and are well suited to be located adjacent to a variety of uses 

Subject Property 
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including those that are both residential and commercial in nature. Similarly, the nearby High School falls on the 
City’s periphery.  

Therefore, staff is recommending approval of the rezone from R-2 Mixed Residential district to I-1 Institutional 
district contingent upon approval of the Comprehensive Plan Amendment. Note the applicant is creating a 
certified survey map to create once parcel for the use and rezoning, and the survey is required to be completed 
and recorded prior to final action by City Council.  
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Administrative Staff Report

 
Department of Community Development

Conditional Use Permit -  
Worship Facility and Civic Use Facility  

Plan Commission Review 
1501 24th St. S. 
March 27, 2023 

Applicant(s): 

 Immanuel Lutheran Church and 
School 

Staff: 

 Kyle Kearns, Director of 
Community Development 

 Carrie Edmondson, Associate 
Planner 

Parcel Number(s): 

 3409225 and a portion of 
3409200 

Lot Information: 

Effective Frontage: 299.99 feet
 Effective Depth: 372.08 feet 
 Square Footage: 1,155,849 
 Acreage: 26.535 

Zone(s): 

 “I-1” Institutional District 
(undergoing concurrent Zoning 
Map Amendment request)  

Council District: 

 District 8 - Bemke 

Master Plan: 

 Commercial 

Current Use: 

 Vacant 

Applicable Regulations: 

 Chapter 11 - Zoning 

Request 

23-000127: Immanuel Lutheran Church and School – public hearing and 
action on a request for a conditional use permit to establish a worship center 
and civic use facility at the northeast intersection of 24th Street South and 
County Highway W (Parcel ID 3409225) and a portion of 1501 24th Street 
South (Parcel ID 3409200) from R-2 Mixed Residential District to I-1 
Institutional District. 

Attachment(s) 
1. Application 
2. Plans 
3. Renderings 
4. Property Information 

Findings of Fact 
1. The property is 26.15 acres and is currently undergoing a concurrent 

Certified Survey Map to establish the parcel.  
2. The property is undergoing a concurrent Comprehensive Plan 

Amendment to designate the property as 
Governmental/Public/Institutional and a Zoning Map Amendment to 
zone the property Institutional “I-1” District. 

3. The request is to construct a 20,138 square foot building to include a 
worship center and a second 6,126 square foot building to be 
constructed as an event center space. 

4. A worship facility and a civic use facility are all conditionally 
permitted uses in the Institutional “I-1” District. 

Staff Recommendation 
Approve the request from the applicant for a conditional use permit to 
construct structures to establish a worship facility and a civic use facility at 
the northeast intersection of 24th Street South and County Highway W 
(Parcel ID 3409225) and a portion of 1501 24th Street South (Parcel ID 
3409200), subject to the following conditions:  

1. Conditional use permit approval is contingent upon Certified Survey 
Map (CSM) approval identifying the newly proposed lot. 

2. Conditional use permit approval is contingent upon the concurrent 
comprehensive plan and zoning map amendments. 

3. A fire department access road shall be provided so fire apparatus 
can drive within 50 ft (15 m) of an exterior door that allows access to 
the interior of the building. This 50 ft (15 m) distance can be 
increased to 150 ft for structures that are protected with an 
automatic sprinkler system. 
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4. Event center hours shall be limited to the hours of 7:00 a.m. to 9:00 
p.m. on weekdays, and 7:00 a.m. to 11:00 p.m. on weekends and 
holidays. 

5. Proposed lighting shall be modified to reduce intensity levels not to 
exceed 0.1 foot-candles at the northern residential property line. 

6. A revised landscape plan must be submitted for review and approval 
by the Community Development Department. 

7. Façade materials on the event building shall match those on the 
church. Revised elevations must be submitted for review and 
approval by the Community Development Department. 

8. Applicable building and stormwater permit (state and local) shall be 
obtained.  

9. Minor modifications to the plan shall be permitted to be reviewed 
and approved by the Community Development Department. 

Vicinity Map 
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Site Photos 

 

Exhibit Map 

 

Background 

Immanuel Lutheran Church and School are the owners of the two adjacent subject parcels within the City.  The 
properties are undergoing a concurrent CSM to adjust the lot line north.  The resulting southern parcel is proposed to be 
developed as a 20,138 square foot church (worship facility) and 6,126 square foot event center (civic use facility).  The 
southern parcel is undergoing a current zoning map amendment to be rezoned Institutional “I-1” District and is the site 
of this conditional use permit request.  The northern parcel will remain Mixed Residential “R-2” District, and there are 
no development plans for the northern parcel at this time. A survey has been created to change the boundary of the 
lots, making the southern lot larger to accommodate the proposed use. 
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A church (worship facility) and event center (civic use facility) are described further in Chapter 11 – Zoning as follows: 

11.14 Worship Facility 
Description: A place where people can regularly assemble for religious worship and facility associated 
activities and which is operated by an entity with tax-exempt status. The term includes sanctuaries, 
chapels, cathedrals, churches, synagogues, and temples and other onsite accessory buildings such as 
parsonages, friaries, convents, fellowship halls, and rectories. The term does not include day care 
centers, community recreation facilities, dormitories, private educational facilities, emergency shelters, 
and health care facilities.  
Vehicle Parking: 1 space for each 4 patrons at design capacity; plus 1 space for each employee on the 
largest work shift  
Supplemental Standards:  
(a) Required green space. If a worship facility is located in a residential zoning district, at least 30 
percent of the parcel shall remain undeveloped (i.e., landscaped).  
(b) Access requirements. If a worship facility has 600 seats or more, the primary access shall be off of a 
street classified as a major arterial or a higher classification as depicted on the official map adopted in 
ch. 13 of the municipal code.  
(c) Limitations on events and functions. No event or function shall be conducted that creates a demand 
for parking spaces that is greater than the number provided on site, unless parking is allowed on the 
public road fronting on the site. 

11.04 Civic Use Facility 
Description: A place where large gatherings of people may assemble for public purposes. The term 
includes zoos, arenas, stadiums, facility and fairgrounds.  
Vehicle Parking: 1 space for each 250 square feet of gross floor area or 1 space for each 4 patrons at 
maximum capacity, whichever is greater; plus 1 space for each employee on the largest work shift 
 Supplemental Standards: The primary access to a civic use facility with 600 seats or more shall be off of 
a street classified as a major arterial or a higher classification as depicted on the official map adopted in 
ch. 13 of the municipal code. 

The subject site is favorable for the church and event center request.  It is a generously sized parcel that will provide 
substantial space for the structures and for circulation within the site (pedestrian and vehicular).  Two-way 
ingress/egress for the site is proposed with two points of access from 24th Street South.  The southern point would serve 
the church and the northern point would serve the event center.  There is ample space for vehicle stacking within the 
site perimeter.  There are a total of 225 parking spaces proposed, 14 of which are accessible parking spaces.  Interior 
amenities are proposed including walking paths.  The church will be designed for a maximum capacity of 420 patrons 
and the event center for a maximum capacity of 280 patrons. 

Chapter 11 – Zoning states that generally only one principal building is allowed on a lot.  However, it does note that: 

d) Exception for commercial and manufacturing buildings. The Planning Commission may allow more 
than one commercial or manufacturing building, when such building is needed for the operation of an 
existing use that is allowed by right or has been approved as a conditional use. 

In this case, staff has determined that although the proposed buildings are institutional in nature, they are consistent 
with the intent and spirit of this section.  Therefore, we are recommending that the Plan Commission make an allowance 
for two principal buildings. 
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The conditional use permit standards of review are analyzed below, and more information can be found within the 
attached application and plans.  

Conditional Use Permit Standards of Review 11.05.55 Basis of decision  

Generally. When reviewing conditional uses other than nonconforming conditional uses, the review authority shall 
consider the following factors: 

1) the size of the parcel on which the proposed use will occur; 

Analysis: The property is 26.535 acres.  

Findings: The property is over 26 acres in size and is sufficient to accommodate the 20,138 square foot church 
building and the 6,126 square foot event center building. Additionally, the site readily accommodates parking 
and access demands and interior amenities.  All dimensional requirements are met. 

2) the presence of and compatibility with other uses on the subject property, if any;  

Analysis: The church and event center uses are compatible.  

Findings: The proposed uses will be complimentary in nature.  It is likely that the event center will hold events 
attended by church members as well as the general community.  Therefore, events at the event center likely will 
complement rather than conflict with times the church is in use and vice versa.  

3) the location of the proposed use on the subject property (e.g., proximity of the proposed use to other existing 
or potential land uses);  

Church 

Event Center 
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Analysis:  There are long-range plans for a school to be located on the subject property.  The school would likely 
be connected to the church.  However, this is not under consideration with this application. 

Findings: If the school were constructed at a future date, the use would be complementary to the church and 
event center uses and not in conflict.  Additionally, there is sufficient space on site to accommodate all three 
uses. 

4) effects of the proposed use on traffic safety and efficiency and pedestrian circulation, both on-site and off-
site; 

Analysis:  Access to the site from 24th Street South is sufficient.  There are two points of access that lead to two 
separate parking areas, one for the church and one for the event center.  There are 225 total parking spaces 
proposed, including 14 ADA-approved accessible parking spaces.  All circulation is two-way, except for the one-
way north to south access that allows for drop off in front of the church entrance.  There are two marked 
pedestrian crosswalks connecting the parking area to the church.  One leads to a covered awning in front of the 
main entrance.  There is a walking path that connects the two buildings. 

Findings:  The circulation pattern provides adequate space for vehicle queuing and sufficient spacing between 
the two uses.  Pedestrian facilities are adequate and provide a delineated route for people to enter the building 
and travel between the two buildings.  There is also adequate space to add parking as needed with any future 
development. 

5) the suitability of the subject property for the proposed use; 

Analysis:  The site is generously sized, is adequately served by transportation infrastructure, and near a variety 
of residential, commercial, and institutional uses.  The lot size and proposed development configuration, which 
includes the preservation of numerous existing trees and natural features, will provide an adequate buffer. 

Findings: The size, scale, and orientation of the site provide a suitable space for a multi-use institutional project.  
The site is conveniently located near developed properties, transportation infrastructure, and utilities.  The 
proposed scale of development will allow for retention of plantings and open space that will buffer the 
surrounding properties.     

6) effects of the proposed use on the natural environment; 

Analysis: Impervious development of 3.48 acres total is proposed, for approximately 13.1 percent.  There will be 
removal of established plantings.  However, a fairly substantial amount of existing green space is proposed to be 
set aside for preservation. 

Findings: The proposed project will include 13.1 percent impervious area.  This is well below the maximum 
allowed of 65 percent.  There will be sizeable greenspace adjacent to both 24th Street South to the west and East 
Riverview Expressway to the south.  Additionally, a significant number of trees are proposed to be retained.  
Therefore, the project as proposed creates a healthy balance of proposed development, while retaining many 
natural features.  Staff would recommend all stormwater requirements, state and local, be met.  

7) effects of the proposed use on surrounding properties, including operational considerations relating to hours 
of operation and creation of potential nuisances; 

Analysis: Operational considerations would be consistent with traditional church and event space hours.   

Findings: The use would include operational hours, shipment and delivery patterns, and traffic that would be 
consistent with the surrounding commercial and institutional uses.     
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8) effects of the proposed use on the normal and orderly development and improvement of the surrounding 
property for uses permitted in the zoning district and adjoining districts; and 

Analysis:  The proposed development is consistent with what would be expected on a large vacant parcel.  The 
use would be consistent with many types of development that could be sited on surrounding properties.  
Findings: The proposal will not create any limitation on the development of surrounding properties.  The 
proposed use would be complementary with surrounding residential, commercial, and institutional uses. 

9) any other factor that relates to the purposes of this chapter set forth in s. 11.01.05 or as allowed by state law. 

Analysis: Notices regarding the request were sent to neighbors within a 300-foot boundary of the property.  
Findings: Concerned citizens can attend the meeting and provide input at the public hearing. One citizen called 
to obtain further details about the project. 

Site Plan & Architectural Standards of Review 

1) Use 

Analysis: The proposed worship facility and civic use facility are conditionally permitted uses in the “I-1” 
Institutional District. 

Findings: See the conditional use permit standards above.  Note that a building plan – architectural review (AR), 
site plan review (SP), plan of operation (PO), and zoning permit (ZP) are required for a worship facility and for a 
civic use facility. 

2) Dimensional Standards  

Analysis: The I-1 district requires 30,000 square feet, and the lot is over 206 acres. Building setbacks and lot 
coverage requirements are easily met.  The sanctuary height is 40 feet 8 inches and the spire is 77 feet in height.  
Although the spire exceeds the maximum permitted height of 45 feet, the Plan Commission can grant Special 
Exceptions for spires, steeples, copulas, and chimneys for institutional buildings.  Impervious surface coverage of 
13.1 percent is well under the 65 percent maximum allowed.   

Findings: The applicable dimensional standards appear to be met.  The spire is consistent with typical church 
developments and adds architectural character to the building.  Staff would recommend that Plan Commission 
grant the Special Exception for the spire to exceed the maximum permitted height. 

3) Ingress/Egress 

Analysis: Vehicles will enter and exit the site via two points of access from 24th Street South.  They will circulate 
with two-way access except for a one-way drive aisle for pick-up and drop-off in front of the church.  Pedestrian 
ingress and egress will be from two crosswalks provided in front of the church and through a pedestrian 
walkway between two buildings. 

Findings: Vehicles ingress and egress as outlined will provide adequate access and sufficient space for vehicle 
queueing.  Vehicles will have sufficient space to circulate through the site and the one-way aisle in front of the 
church will allow for safety for those that have difficulty walking through the parking lot.  Pedestrian access as 
proposed is sufficient.    

4) Parking 
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Analysis: Worship facilities require 1 parking space per 4 patrons at design capacity plus 1 space for each 
employee on the largest work shift.  The proposed church capacity is 420 patrons plus 5 employees requiring 
110 parking spaces.  Civic use facilities require 1 parking space for each 250 square feet of gross floor area or 1 
space per 4 patrons at maximum capacity (whichever is greater) plus 1 per employee on the largest work shift.  
The proposed event center capacity is 280 plus 10 employees requiring 80 parking spaces.  A total of 190 parking 
spaces are required for the project.  A minimum of 6 ADA accessible parking spaces are required in front of the 
church and 4 are required in front of the event center. 

Findings: There are a total of 225 parking spaces proposed including 14 ADA approved accessible parking spaces.  
This meets the 190 parking space requirement.  In addition, the total of 8 ADA accessible parking spaces in front 
of the church and 6 in front of the event center meet the accessibility requirements. 

5) Landscaping 

Analysis:  Landscape point required and provided are detailed as follows: 

Points Type Required Provided 
Street Frontage 673  

Building Foundation 410 424 (Met) 
Parking Lot 670 652 (Not Met) 
Bufferyard Not required for the I-1 District N/A

 

Findings:  The foundation planting requirements are met.  Parking lot distribution requirements are met, but a 
marginal amount of additional planting must be included to meet the points requirements.  The lot is heavily 
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wooded and the applicant is proposing to retain many of the existing trees.  However, these trees must be called 
out to conduct an accurate analysis of frontage plantings.  No bufferyard is required in the Institutional “I-1” 
District. 

6) Architectural Review 

Analysis: The proposed church building includes lower horizontal fiber cement siding in cobblestone and upper 
horizontal and vertical fiber cement siding in taupe.  Red brick spans the base of the structure.  The roof will be 
shingles or metal depending on cost estimates.  The event center is proposed to be constructed of metal which 
does not meet architectural requirements outlined in Chapter 11 – Zoning. 

 

Findings: The design and architecture of the church building are complementary and meet the architectural 
standards outlined in Chapter 11 – Zoning.  Staff has recommended that materials similar to those being utilized 
for the church building be used for the event center.  A condition of approval has been added requesting revised 
elevations, to ensure that architectural standards are met. 

7) Lighting & Photometric Plan 

Analysis: A lighting and photometric plan has been submitted. 
Findings: Lighting levels as shown exceed the maximum allowed levels along the property line to the north.  
Therefore, a condition has been added requiring a revised plan showing light levels below the accepted 
standards.   

 
In summary, the proposed church and event center development is suitable for the proposed site and consistent with 
surrounding development.  The development will meet the growing needs of the church and provide community 
amenities.  Upon review, staff would recommend approving the conditional use permit amendment to construct a 
church and event center as proposed, subject to the conditions outlined on page one.  
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MEMO 
To:  Plan Commission  

From:  Kyle Kearns, Director of Community Development 

Carrie Edmondson, Associate Planner 

Date:  March 17, 2023 

RE:  City of Wisconsin Rapids – 23-000125: Public hearing and action on a request to amend 
Chapter 11-Zoning Ordinance, specifically Appendix A Land-Use Matrix, to list single-
family dwelling as a permitted or conditional use in the R-3 Multi-Family Medium 
Density Residential (R-3) District. 

 
Chapter 11 - Zoning contains six residential base zoning districts and are described as follows: 

District Description 
Rural Residential 
(RR) District 

This district is intended to accommodate single-family dwellings on 
larger lots, limited agricultural uses, and other compatible land uses. 

Single-Family 
Residential (R-1) 
District 

This district is intended to accommodate single-family dwellings along 
with compatible community and civic uses.

Mixed-Residential 
(R-2) District 

This district is intended to accommodate single-family dwellings and 
duplex units along with compatible community and civic uses. 

Multi-Family 
Medium Density 
Residential (R-3) 
District 

This district is intended to accommodate medium density housing 
consisting of multi-family buildings, and townhomes, with 3 to 15 
dwelling units in any given project.  Compatible community and civic 
uses may also be located in the district. 

Multi-family 
density residential 
(R-4) District 

This district is intended to accommodate high density housing consisting 
of multi-family buildings and townhomes with more than 15 dwelling 
units in any given project.  Compatible community and civic uses may 
also be located in the district. 

Manufactured 
Home Park (R-8) 
District 

This district is intended to accommodate mobile homes and/or 
manufactured homes and part of a unified project, which may also 
include compatible community and civic uses. 



Community Development 
Department 

City of Wisconsin Rapids 
444 West Grand Avenue 

Wisconsin Rapids, WI 54495 
Ph: (715) 421-8228 

 

Page 2 of 3 
 

Allowable residential land uses are detailed in Appendix A: 

The previous Zoning Code carried forward uses permitted in the R-2 District as permitted uses 
in the R-3 District as well.  However, in Chapter 11 – Zoning, single-family dwelling is the only 
residential use that is permitted in RR, R-1, R-2, B-3, but not in the R-3 District.  A single-family 
dwelling is defined in Appendix B as follows: 

Description: A building containing one dwelling unit that is situated on one lot and is not 
attached to any other dwelling unit by any means. The term includes manufactured 
homes and other construction types including modular homes, panelized homes, pre-cut 
homes, and site-built homes. The term does not include mobile homes.  

Vehicle Parking: 2 spaces  

Supplemental Standards:  

(a) Number of principal dwellings per parcel. No more than one principal residential 
building shall occupy any single parcel of land.  

(b) Design and construction. A single-family dwelling shall meet the following standards:  

 (1) The roof shall have a minimum pitch of 4 to 12, except when a flat roof is integral 
 to the architectural style of the dwelling.  
 (2) Suitable roof coverings include slate, concrete, clay, or ceramic tiles; wood 
 shingles or shakes; or metal, fiberglass, or asphalt shingles; or standing seam panels.  
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(3) Exterior wall surfaces shall be covered with stucco, wood siding, cement-fiber 
siding, vinyl siding, metal horizontal lap siding, wood shingles, or a masonry veneer.  
(4) An overhang shall extend at least 12 inches beyond the face of the exterior wall, 
except when integral to the architectural style of the dwelling (e.g., saltbox).  

 (5) The building shall be set on and anchored to a continuous permanent foundation 
 that extends around its perimeter.  

Consistent with the requirements in Article 5, the Planning Commission may approve a 
special exception authorizing the use of an exterior material not specifically allowed in 
this subsection.  

(c) Garage required. A two-car garage containing at least 400 square feet shall be built 
at the same time the single-family dwelling is being constructed. Such garage may be 
attached or detached. 

Many R-3 Districts contain a predominance, or at least a proportionately high number of single-
family residences.  This is especially true in the older, more developed parts of the City, given 
the zoning districts existence within transitional areas between uses.  Single-family dwellings in 
the R-3 District are permitted to exist as legal non-conforming structures.  However, if they are 
vacant for a period of more than one year, the status is lost and they must be reestablished as a 
listed permitted use, i.e. duplex or multi-family.  If properties have been converted to multi-
family units, and the owner desires to revert to single-family (which it often was at the time of 
original construction), this is not permitted. 

Because single-family uses are viewed as one of the least dense and intense types of physical 
development, staff is proposing that single-family dwellings be considered as permitted or 
conditionally permitted in the Multi-Family Medium Density Residential (R-3) District as they 
were in the previous Zoning Ordinance.  It is a great benefit that the current Zoning Ordinance 
allows for a broad range of housing styles and types to accommodate residents.  However, 
prohibiting single-family dwellings in the R-3 District seems to be only a limiting factor and 
provides no great benefit. Furthermore, any detriment to neighborhood should be minimal as 
the uses already occur in many instances and are adjacent to single family residences.  

Therefore, staff is proposing the following amendment to Appendix A Land-Use Matrix: 

 

   


