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Racine County 
MIXED USE DEVELOPMENT: 1509 Rapids Drive 

 
TO: Department of City Development 

FROM: Chris Becker 

DATE: November 14, 2022 

SUBJECT: Application for Conditional Use Permit: Mixed Use Development 
 

 

SUMMARY: 
Chris Becker, applicant / owner of GJ & AM LLC and 1509 Rapids Drive | 1820 N. 
Memorial Drive is requesting approval of a Conditional Use Permit for Mixed Use 
Development.  The operation in its current form could be called a “mixed-use business 
center incubator” for many decades.  Current tenants include business offices, industrial 
spaces, manufacturing, commercial, artists.  For transition to the next property owner, we 
are studying how to generally define the entire property in the current 2022 Building Codes 
and City of Racine Zoning and Ordinances, what this means for present-day operations 
and long-term future operations. 
 

This property is approximately 6.491 acres of land located SE 1/4 SECTION 5-3-23 PCL 
N OF HIGH ST, S OF RAPIDS DR, E OF N MEMORIAL DR + W OF C N W RR CO 
ROW 6.780 AC MOL, Zoned I-2 (General Industrial). The subject property is in the 
Milwaukee/Madison market at 1509 Rapids Drive, Racine, WI and may be further 
identified by Racine County APN/Parcel ID: 21114-000. 

 
 

ACTION REQUESTED: 
Approval of Conditional Use Permit: Mixed Use Development 

 
 

ATTACHMENTS:                               Page 
Report for Mixed Use Development Application ..................................................................  2 
Aerial of the Subject Site ....................................................................................................... 3 
Buildings: Area Measurements ............................................................................................. 4 
Land Survey – ALTA – Red Stamp ........................................................................................ 5 
Tenant List – Permissible Uses under I-2 General Industrial ................................................ 6-9  
Demographic, Nearby Properties, Occupations .................................................................... 10 
Application for Conditional Use Permit .................................................................................. 11-18 
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Report for Mixed Use Development Application 

APPLICATION SUMMARY 
Property Owner / Applicant Chris Becker 
APN/Parcel ID 21114000 
Acreage 6.491 

Minor Civil Division Racine 
Current Zoning District I-2, General Industrial 
Proposed Zoning District Mixed Use Development 

 

MIXED USE REVELOPMENT 
PROPOSAL 

Chris Becker, applicant / owner of GJ & AM LLC and 1509 Rapids Drive | 1820 N. Memorial 
Drive is requesting approval of a Conditional Use Permit for Mixed Use Development.  The 
operation in its current form could be called a “mixed-use business center incubator” for 
many decades.  Current tenants include business offices, industrial spaces, 
manufacturing, commercial, artists.  For transition to the next property owner, we are 
studying how to define the entire property in the current 2022 Building Codes and City of 
Racine Zoning and Ordinances, what this means for present-day operations and long-term 
future operations. 
This property is approximately 6.491 acres of land located SE 1/4 SECTION 5-3-23 PCL N 
OF HIGH ST, S OF RAPIDS DR, E OF N MEMORIAL DR + W OF C N W RR CO ROW 6.780 AC 
MOL, Zoned I-2 (General Industrial). The subject property is in the Milwaukee/Madison 
market at 1509 Rapids Drive, Racine, WI 
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Aerial of the Subject Site 
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Buildings: Area Measurements 
 

  Building Locations 
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Demographic, Nearby Properties, Occupations 
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Page 2 of 4: Application for Conditional Use Permit 
1509 Rapids Drive 
Racine, WI 
 
The application will be evaluated using the standards of Sec. 114-154 of the Municipal Code 
(below). Please use the space to justify and explain how your proposal addresses these conditions; 
use an additional sheet if necessary. 
 
(1) The establishment, maintenance, or operation of the conditional use will not be detrimental to, 
or endanger, the public health, safety, morals, comfort, or general welfare;   
The property has been operating in the current form, what I we are calling a “mixed-use business 
center incubator” for many decades.  Current tenants include business offices, industrial spaces, 
manufacturing, commercial, storage, and artists.  The property will continue to be run in this 
capacity.  The businesses located within this complex are all professional operations, business and 
art oriented.  They add positive status to the city and neighborhood, creating jobs, revenue, and 
activity in this re-purposed 100-year-old plus manufacturing building.   
 
(2) The conditional use will not be injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor substantially diminish and impair 
property values within the neighborhood; 
The existing complex is largely self-contained.  The existing brick buildings will remain as-is, with 
the potential for supplemental windows, door openings, and improvements to the existing facades.  
There are two main entries to the property: on the north side off of Rapids Drive and on the west 
side, off of Memorial Drive.  The property is bounded on the south by High Street, and on the east 
by railroad tracks.  The operations under the new mixed-use definition will remain much as they 
have for many decades.  Future uses will be reviewed with the City of Racine, and will be 
developed to maintain or improve the relationship with the neighborhood.   
 
(3) The establishment of the conditional use will not impede the normal and orderly development 
and improvement of the surrounding property for uses permitted in the district;   
The operations under the new mixed-use definition will remain much as they have for many 
decades.  The businesses are largely contained within the complex.  Vehicles will come and go, but 
the overall look will remain the same.   
 
(4) Adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided; 
The existing utilizes, driveway entries, and drainage are adequate and will remain in place. 
 
(5) Adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets; 
The existing driveway entries will remain in place.  Potential future projects within this property 
that may impact traffic, ingress and egress, will be reviewed with the City of Racine and designed 
to work with the existing public streets.  
 
(6) The proposed conditional use is not contrary to the objectives of the current land use plan for 
the city; and   
The current zoning of this property is I-2, Industrial.  The new mixed-use definition is the most 
accurate categorization of this property, and the one that will provide the owners the most 
comprehensive, flexible, inclusive zoning possible to continue to operate the property as a “mixed-
use business center incubator”. 
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Page 3 of 4: Application for Conditional Use Permit 
1509 Rapids Drive 
Racine, WI 
 

1. Conditional Use Review Application 
a. Pages 1 – 18 will be the complete submission for this ‘Application for 

Conditional Use Permit: Mixed Development 
 

2. Written description of project, including: 
a. Hours of operation 

i. Hours of operation of uses classified by the Zoning Ordinance as 
“Industrial” should typically be between 8:00 AM and 8:00 PM on all 
days. Other use classifications shall adhere to the City Noise Ordinance. 
All uses, regardless of use classification, shall be conducted indoors. 
 

b. Anticipated delivery schedule 
i. Between the hours 8:00 AM and 8:00 PM on all days is which deliveries 

are scheduled. 
 

c. Maintenance plan 
i. Under the scope of property maintenance, there are two maintenance 

workers that handle a wide range of responsibilities and requests. A 
few of these might include responding to a tenant's maintenance 
requests, maintaining landscaping, servicing, and repairing HVAC 
systems, performing pest control, or even cleaning or painting common 
areas.  Other maintenance may include upkeep of machinery, 
mechanical equipment, structure of a building in repair. Duties may 
involve pipe fitting; insulating; welding; machining; carpentry; 
repairing electrical or mechanical equipment; installing, aligning, and 
balancing new equipment; and repairing buildings, floors, or stairs. 

ii. Developed own preventative maintenance plan which include 
appropriate inspection, maintenance, and replacement cycles where 
applicable for overhead and underground distribution plant, 
transmission, generation, and substation facilities. Designed to ensure 
high quality, safe and reliable service, considering cost, geography, 
weather, applicable codes, national electric industry practices, sound 
engineering judgment and experience.  Each utility maintains records 
to allow auditing of its preventative maintenance plan implementation. 
 

d. General use of the building and lot 
i. Reference: Tenant List – Permissible Uses under I-2 General Industrial 

(Pages 6 – 9) 
 

3. Site Plan (drawn to scale), including: 
a. Fully dimensioned property boundary 

i. Reference: Land Survey (Page 5) 
b. All buildings (existing and proposed)  

i. Reference Existing: Ariel View (Pages 3)  
ii. Reference Existing: Buildings: Area Measurements (Page 4) 
iii. Reference Existing: Land Survey (Page 5)  
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Page 3 of 4: Application for Conditional Use Permit (cont.) 
1509 Rapids Drive 
Racine, WI 
 
 

3. Site Plan (drawn to scale), including: 
c. Setbacks from property lines 

i. Reference: Land Survey (Page 5) 
d. Identification as to whether all elements are “Existing” or “Proposed” 

i. Reference: All elements are “Existing” Land Survey (Page 5) 
e. Dimensioned parking spaces and drive aisle layout 

i. Reference: Land Survey (Page 5) 
f. Trash enclosure location and materials 

i. Located between building 15 and 16 
1. Buildings: Area Measurements (Page 4) 

g. Loading spaces 
i. Loading docks are located at these buildings: 5C, 12A, 18 
1. Buildings: Area Measurements (Page 4) 

h. Fire hydrant locations – N/A 
i. Location of signage, with setbacks 

i. Signage for the site is less than 250 square feet in total. 
1. Existing Small sign: approx. 4x2 on the front of building 18 
2. Existing Small sign: approx. 4x2 on the side of building 12 

 
4. Zoning Analysis Table 

a. Land area (in acres and square feet) 
i. 6.491 Acres or 282,748 square feet 

b. Building area (in square feet) 
i. Total SqFt for Buildings: 322,000 
ii. Reference: Buildings: Area Measurements (Page 4)  

c. Setbacks (required yards in feet) 
i. Reference: Land Survey (Page 5) 

d. Floor Area Ratio (building area divided by lot area) 
i. Reference: Land Survey (Page 5) 

e. Lot Coverage (building footprint divided by lot area) 
i. Reference: Land Survey (Page 5) 

f. Height of all buildings and structures - No Changes 
g. Percentage of greenspace (landscaped areas divided by lot area) - No Changes 
h. Parking space - No Changes 

 
5. Landscape Plan - No Changes 

a. Buffer yards 
b. Parking Areas 
c. Screening and fencing locations 
d. Plant lists include the following: Latin and Common Names, Number of each 

planting material, and Size at planting. 
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Page 4 of 4: Application for Conditional Use Permit 
1509 Rapids Drive 
Racine, WI 

 
 

6. Lighting Plan - No Changes 
a. Location of light fixtures 
b. A cut sheet of light fixtures with indication of cut-offs or shielding 
c. Illumination diagram indicating intensity of lighting on the property. 

 
7. Floor Plan - No Changes 

a. Preliminary floor plan layout of all buildings/structures 
i. Reference: Buildings: Area Measurements (Page 4) 
ii. Reference: Land Survey (Page 5) 
iii. Reference: Tenant List – Permissible Uses under I-2 General Industrial 

(Pages 6 – 9) 
 

b. Labels for the type of use of the area 
i. Reference: Tenant List – Permissible Uses under I-2 General Industrial 

(Pages 6 – 9) 
 

c. Labels for square footage of the area 
i. Reference: Buildings: Area Measurements (Page 4) 

 
8. Engineering Plan – N/A 

a. Stormwater Plan (Drainage pattern, flow, detention) 
b. Existing and proposed roadway and access configurations 
c. Cross access 

 
9. Signage Plan - No Changes 

a. dimensioned color elevations of signage 
b. A diagram showing the location of the proposed signage 

 
10. Building/site elevations (if new building or exterior changes planned) – N/A 

a. Building elevations showing all four sides of the buildings in color 
b. Elevation of trash enclosure area 

 
11. Building Material Samples (if making exterior changes) – N/A 

 
12. Review Fee 
The $795 fee will be included with this complete submission of application and report. 
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For this ‘Application for Conditional Use Permit: Mixed Development 
Pages 1 – 18 will be the complete submission.  
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For this ‘Application for Conditional Use Permit: Mixed Development 
Pages 1 – 18 will be the complete submission.  
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For this ‘Application for Conditional Use Permit: Mixed Development 
Pages 1 – 18 will be the complete submission.  


