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Granicus Item # 25-0618 
 

 
Report to the 

Manitowoc Plan Commission 
 
 
Meeting Date:  September 9, 2025 
 
Request:  PC 19-2025: Immanuel Evangelical Lutheran Church and School; Request for a 
Conditional Use Permit for the Establishment of a Church and School located at 916 Pine Street.  
(Parcel # 635-003-000) 
 
Existing Land Use for Subject Property: Church and 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 
South, North, East, West Residential R-4 Single and Two Family 

Residential  
 
Report:  Immanuel Lutheran is requesting a conditional use permit for their existing church and 
school including a proposed addition to the school.  Community Development staff was unable to 
find any record of a conditional use permit ever being issued for the church and school.  According 
to Immanuel Lutheran’s website the church and school have been located at the current location 
since 1927. 
 
Immanuel Lutheran has submitted a site plan showing a school expansion consisting of a two- 
story addition measuring approximately 4,500 s.f. per floor.  A new elevator is also proposed in 
the project.  Other alterations include new restrooms and changing rooms; site work includes 
parking lot reconfiguration, new retaining walls and an expanded playground.  
 
No records of a Conditional Use Permit (CUP) were found for the church or school so the uses 
were considered legal non-conforming uses.  With the proposal to expand the school a CUP was 
requested to bring the uses and buildings into conformance with the zoning code. 
 
In the R-4 Single and Two Family Residential zoning district Churches and Schools are permitted 
after issuance of a conditional use permit. 
 
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:  
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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 
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 property owners adjoining and abutting the 
property and at the time of this writing no comments were received. 
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Timeline 
• Notifications Sent:  August 27, 2025 
• Plan Commission Public Informational Hearing: September 9, 2025   
• Common Council Public Hearing scheduled for: September 15, 2025 

 
Recommendation:  Approve the issuance of a Conditional Use Permit to Immanuel Evangelical 
Lutheran Church for a church and school per the attached map. 
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REQUIREMENTS FOR 
CONDITIONAL USE PERMIT (CUP) APPROVAL FOR 

IMMANUEL EVANGELICAL LUTHERAN CHURCH (IMMANUEL) 
 LOCATED AT 916 PINE STREET 

TAX PARCEL # 635-003-000 
 9/15/2025 

 
 
  

A. The CUP shall require compliance with all applicable local and state regulations and 
licensing as needed.   
 

B. IMMANUEL shall not assign or transfer its interest in the CUP to any party without the 
written approval of the Plan Commission and Common Council.   

 
C. Non-compliance with the terms of the CUP may result in the modification of the terms and 

conditions of the CUP, issuance of citations and financial penalties, or immediate 
revocation of the CUP. 
 

D. Dumpster and trash enclosures shall be site screened and located in an obscure location 
not visible from the adjacent residential uses as much as practicable. 

 
E. All developments shall be in substantial conformance with the submitted application. 

 
F. All exterior lighting shall be designed to be contained within IMMANUEL’S property. 
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DISCLAIMER: Maps and associated data are believed to be accurate, but are not 
warranted.  This information is not intended for legal, survey, or other related uses.
Please obtain the original recorded documents for legal or survey information.
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