
 
 

NEENAH PLAN COMMISSION 

 

June 28, 2022 

4:15 P.M. 

Hauser Room, City Administration Building 
 

 

1. Approval of Minutes: June 7, 2022 

 

2. Public Appearances (Ten minutes divided among those wishing to speak on topics 

pertinent to the Plan Commission) 

 

3. Public Hearings:  

a. Special Use Permit – 1215 Gillingham Road – Self-Storage Facility  

b. Special Use Permit – 988 S. Green Bay Road – Automotive Service Facility 

 

4. Action Items: 

a. Special Use Permit – 1215 Gillingham Road – Self-Storage Facility  

b. Special Use Permit – 988 S. Green Bay Road – Automotive Service Facility 

c. Site Plan #4-22 – 699 S. Green Bay Road – Drive-Thru Restaurant 

d. CSM #6-22 – 699 S Green Bay Road – 2 Lots 

e. CSM #6-22 – 1515 S Commercial Street – 2 Lots 

 

 

5. Announcements and future agenda items: 

a. Next Meeting: July 12, 2022 

 

 

 

 

 

 

 
Neenah City Hall is accessible to the physically disadvantaged. 

If special accommodations are needed please contact the  

Department of Community Development Office  

at 886-6125 at least 24 hours in advance of the meeting. 



 
MINUTES OF THE NEENAH PLAN COMMISSION  

Tuesday, June 7, 2022 
4:15 p.m. 

 
 
Present:  

Mayor Jane Lang, 
Chairman 

PRESENT Gerry Kaiser, Director of 
Public Works 

PRESENT Sara Moore-Nokes PRESENT 

Kate Hancock-Cooke PRESENT Karen Genett PRESENT Betsy Ellenberger PRESENT 

Gerry Andrews PRESENT Ald. Dan Steiner PRESENT   

 
Also present:  

Chris Haese, Director of Community 
Development 

Brad Schmidt, Deputy Director of 
Community Development 

Samantha Jefferson, Office Manager 

Mark and Lynn Rudie, 103 Lexington 
Ct. 

Judy and Bill Escribano, 107 Lexington 
Ct. 

Mark Gruetzmacher, 1976 Marathon 
Ave. 

Jared Schmidt, R.E.L. Michael Leidig, R.E.L. Jake Lamb, 912 Bayveiw Rd. 

David O’Brien, Bayland Builders Corey Vanevenhoven, Park Place 
Holdings 

 

 

Minutes: MSC Andrews/Kaiser, the Plan Commission to approve the May 10, 2022 meeting minutes.  Member 
Moore-Nokes abstaining.  Motion passed. 
 
Public Appearances:  Chairperson Lang opened the public appearance section. None. 
 
Public Hearings:  
 

a. Comprehensive Plan Amendment #1-22 – Future Land Use Map – Northwest corner of Marathon Avenue and 
Byrd Avenue 
 
Mayor Lang opened the public hearing.  Seeing no comments, Mayor Lang closed the public hearing. 
 

b. Rezoning #2-22 – 2001 Marathon Avenue – 1-2, General Industrial District to C-1, General Commercial District 
 

Mayor Lang opened the public hearing.  
 
Mark Gruetzmacher (1976 Marathon Avenue) described his property as adjacent to the subject property and said that 
he is strongly opposed to a multi-family development coming to the site due to increased traffic and noise.   
 
In addition, Deputy Director Schmidt said that he received an email from Brad Hoyt with CPG, LLC (355 Byrd Avenue) 
in which Mr. Hoyt stated that he opposes the Comprehensive Plan Amendment as he believes that it would negatively 
impact the use and value of their property.  He also stated that industrial land is in short supply and strong demand.  
 
Corey Vanevenhoven (Parkplace Holdings) said that he understands the opposition and can answer questions. 

 
Seeing no additional comments, Mayor Lang closed the public hearing. 

 
 Action Items:    
 

a. Comprehensive Plan Amendment #1-22 – Future Land Use Map – Northwest corner of Marathon Avenue and 
Byrd Avenue (Ord. No. 2022-14) 

 
Deputy Director Schmidt began by describing the proposal brought before the Plan Commission. The subject area is 
currently designated Industrial Corridor and the request is to amend the City’s Comprehensive Plan and Future Land 
Use Map to designate this area as Mixed Use Transitional Area.  The subject area is approximately 20.8 acres in size 
and includes an office building, off-street parking lots, and open space.  The building is mostly vacant, but a small 
portion of the north building is still used as an office.  A developer is proposing to repurpose the office building with 
multi-family residential units and develop the balance of the site with townhouse buildings. A Comprehensive Plan 
amendment and rezoning is required to develop the site as a multi-family residential use. 
 
Land north, west and southwest of the subject site is also identified as the Industrial Corridor designation and includes 
a number of industrial and manufacturing uses.  Land east of the subject site is identified as Mixed Use Transitional 
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Area and includes a mixture of single-family homes, duplexes, and several multi-family buildings. Land south of the 
subject site includes the Neenah Police station, the Neenah Dog Park, a community garden, and a skate park. Finally, 
land southeast of the subject site is identified as Neighborhood Commercial and includes multi-family buildings and 
commercial property.   

 
The Mixed Use Transitional Area designation includes areas that tend to have a mix of housing type (single-family, two-
family duplexes, and multi-family) and are adjacent to non-residential uses like commercial or industrial.  The 
Comprehensive Plan indicates the following zoning districts are appropriate (consistent) with this designation including 
R-1, Single-Family Residence District, R-2, Two-Family Residence District, M-1/M-2, Multi-Family Residence District, 
C-1, General Commercial District, and I-1, Planned Business Center District.      

 
The subject land serves as a transition from the heavy industrial properties to the north and west to the less intense 
residential properties to the east and south.  A heavy industrial use on the subject site would have a detrimental impact 
on the adjacent residential neighborhoods and could impact the safety of park and community garden users.  The Mixed 
Use Transitional Area designation offers more appropriate land uses than the Industrial Corridor.  Due to the changes 
that have occurred in this neighborhood since the adoption of the Comprehensive Plan, staff believes that amending 
the future land use to the Mixed Use Transitional Area would serve to allow the highest and best use for this property. 
 
Member Hancock-Cook asked for it to be clarified that how the property is currently designated would allow for industrial 
use on the property which could lead to more traffic and noise than a potential multi-family development.  Deputy 
Director Schmidt confirmed this.  Deputy Director Schmidt also pointed out that if the commission approves this change 
in designation, it does not guarantee that multi-family project that has been proposed will occur.  He explained that staff 
is aware that this site has been attractive to mini-storage developers.   
 
Member Genett asked if the change in designation would prevent storage facilities from being developed on the site.  
Deputy Director Schmidt said that it would.  Member Kaiser asked if Deputy Director Schmidt could speak to Mr. Hoyt’s 
comment about property values being lowered due to this change.  Deputy Director Schmidt does not believe that that 
would be the case.  He also does not believe that there is a high demand for industrial property at this time. 
 

MSC Ellenberger/Genett, the Plan Commission approves Resolution 2022-1 and recommend Council approve 
Ordinance No. 2022-14 amending the Comprehensive Plan 2040 and Future Land Use Map.  All aye.  Motion passed. 
 

b. Rezoning #2-22 – 2001 Marathon Avenue – 1-2, General Industrial District to C-1, General Commercial District 
(Ord. No. 2022-13) 
 

Park Place Holdings, LLC, has submitted a request to rezone land located at 2001 Marathon Avenue from the I-2, 
General Industrial District to the C-1, General Commercial District.   
 
The subject property located on the northwest corner of Marathon Avenue and Byrd Avenue is approximately 20.8 acres 
in size and includes an office building, off-street parking lots and green space.  The one-story office building is about 
148,000 square feet in size and is currently vacant with the exception of the north portion of the building.  The applicant 
is proposing to repurpose the vacated portion of the building as residential units (approximately 37 units) and construct 
12-14 unit townhomes on the balance of the property.  A rezoning of the property from the I-2 District to the C-1 District 
is required in order to use the property as proposed. 

 
The C-1 District is intended for areas with commercial and higher density residential uses.  While an M-1/M-2, Multi-
Family Residence District would work for the multi-family uses proposed on the site, the office use would not be 
permitted.  Land west, north and southwest of the subject site is zoned I-2, General Industrial District and includes 
several manufacturing and industrial facilities.  The land immediately south and adjacent to the subject site includes a 
public dog park, community garden, the Neenah Police station, and a skate board park.  Finally, land to the east is 
zoned M-1, Multi-Family Residence District and R-2, Two-Family Residence District and includes smaller multi-family 
properties, duplexes, and single-family residences and land to the southeast is zoned C-1 District and includes a number 
of multi-family properties and smaller commercial properties.     

 
The I-2, General Industrial District allows for a number of heavy industrial and manufacturing uses which could have a 
negative impact on the surrounding residential neighborhood.  Changes to the surrounding neighborhood including the 
construction of the dog park make residential uses more appealing.  Rezoning the property to the C-1 District would 
make the current use of the property (office) consistent with the zoning district and would allow for the redevelopment 
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of the property as multi-family residential.  If the property is rezoned, a site plan would need to be submitted and 
approved by the Plan Commission prior to any construction.   

 
The recommendation of this request to Council would maintain consistency with the previously recommended 
amendment to the Comprehensive Plan.  If approved, the Mixed Use Transitional Area designation allows for multi-
family residential use and commercial/office use and the C-1 District is an appropriate zoning classification for this land 
use designation. 
 

MSC Genett/Ellenberger, the Plan Commission recommends Council approve Ordinance No. 2022-13 rezoning 
property located at 2001 Marathon to the C-1, General commercial District.  All aye.  Motion passed. 
 

c. Site Plan #4-22 – 1515 S. Commercial Street – Car Wash 
 

Jacob Lamb, owner of property located at 1515 S. Commercial Street, has submitted a site plan for the construction of 
an automatic car wash.  The subject property, located along the west side of S. Commercial Street and south of Bell 
Street, is 1.52 acres in size and currently includes a single-family residence.  The property was rezoned from R-1, 
Single-Family Residence District to the C-1, General Commercial District in 2019.   

 
The subject property is mostly surrounded by other commercial uses with the exception of the land to the west, which 
includes a multi-family residential development, and to the south which includes a single-family residential subdivision. 

 
Automotive and truck washes are permitted uses in the C-1, District, which is defined as a use which conforms to the 
purposes objective, requirements, regulations and performance standards of the district.   The proposed development 
includes a 4,120 square-foot building.  The building includes an office, the wash bay, and equipment room.  Vehicles 
will enter the car wash from the south end and exit on the north end.  The development also includes 12 vacuum stalls 
for customers along the east side of the property. 

 
While the property is 1.52 acres in size, the car wash is expected to account for about 0.92 acres of the site.  The 
remaining 0.60 acres is intended to be a future development site.  At this time, no development is planned for the 
property.  The property owner will submit a certified survey map (CSM) to subdivide the property at some point in the 
near future. 
 
The building will be 90 feet from S. Commercial Street (front yard setback), 200 feet and 49 feet from the side property 
lines, and 43 feet from the back property line.  The building will be 21’4” high and will cover 6% of the lot.  The code 
requires that an additional shade tree must be added to the south property line (when regarding the proposed 
landscaping plan) and all shade trees must be a minimum of 2.5” caliper and all evergreens must be a minimum of 4 
feet tall at time of planting.  An appropriate screening will be around the dumpsters.  A storm water management plan 
is required to be submitted and approved prior to the issuance of building permits.   
 
The applicant is proposing two driveways, one on the south end and one along the middle portion of the site.  The north 
driveway is intended to serve as a future shared driveway with the future development site on the north side of the 
property.  After further review, staff is requesting that only one driveway, the proposed shared driveway on the north, 
be permitted.  The south driveway must be eliminated.  In addition, the developer/owner is responsible for the costs 
related to adjusting the traffic markings to provide safe ingress into the site.  When the property is subdivided, a cross 
access easement will be required on the CSM to ensure the main driveway will provide access to both developments.   
 
Member Ellenberger mentioned that she would appreciate this use in this part of town as it is underserved.   
 
Member Hancock-Cook asked if patrons would be able to turn left out of the parking lot onto S. Commercial Street.  
This was confirmed.  She also asked if the car wash would be running 24/7.  Jared Schmidt, engineer for the project, 
confirmed that it would be operational 6:00 a.m. – 10:00 p.m.   
 
Mark and Lynn Rudie (103 Lexington Ct.) voiced their concerns about the project which included the occupants of the 
apartment complex making the fence line a type of “alleyway,” noise, how they would maintain their property and 
snowplow the sidewalk on S. Commercial Street, potential drainage issues, lighting concerns and the hours of operation.  
Jake Lamb, the developer of the project, confirmed that the fence would be placed in a way to prevent an “alleyway” 
opportunity.  He also confirmed that gates could be added so that the property owners could access the land and 
sidewalk near S. Commercial Street.   
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Bill Escribano (107 Lexington Ct) expressed concerns regarding the noise that would come from the vacuums.  Mr. Schmidt explained 
that the development design was completed keeping in mind the surrounding environment and to try to mitigate noise.  Vacuums 
were placed as far from residences as possible and (general) the decibels of the vacuums are less than traffic decibels.  Member 
Hancock-Cook asked if such a thing as a sound map exists.  Deputy Director Schmidt said that this isn’t currently required and Mr. 
Schmidt said they do not create those as part of a development.  The Commission requested that the developer report the decibels 
that would be expected at the rear lot line.   
 
Member Ellenberger suggested that the light and activity at the car wash may help with safety concerns.   
 
Mr. Schmidt asked that staff reconsider their position of the development only including one driveway.  They are requesting that two 
driveways be allowed.  Member Kaiser explained that due to the nature of the roadway in that area and because of surrounding 
developments and required drive lanes, it would be difficult to allow.  The Commission suggested that engineering could continue to 
work with staff to possibly make that work but would approve/deny based on the current staff suggestion.  The plan would be brought 
back to Plan Commission if staff would suggest another alternative. 
 

MSC Hancock-Cook/Ellenberger, the Plan Commission approves the site plan for a new car wash located at 1515 
S. Commercial Street subject to the comments on the site plan review letter.  All aye.  Motion passed. 
 

d. CSM #6-22 – Woodenshoe Road – 2 Lots 
 

Van Sistine Homes, LLC, owner of 7001 Woodenshoe Road, is proposing to subdivide the subject parcel into two lots 
and dedicate land for public right-of-way along Woodenshoe Road and Liberty Avenue.  The subject land was recently 
annexed to the City and will be part of The Homes at Freedom Meadows subdivision.  The two proposed lots meet the 
minimum lot size and width standards in the Subdivision Code and are consistent in size with the lots in The Homes at 
Freedom Meadows.  The property is zoned R-1, Single-Family Residence District and the lots will be developed as 
single-family residences.   
 

MSC Kaiser/Steiner, the Plan Commission recommends Common Council approve the proposed 2 Lot CSM at 
7001 Woodenshoe Road and accept the land dedication for public right-of-way. All aye.  Motion passed. 
 
Announcements and Future Agenda Items:   
 
Next meeting: June 28, 2022.   
 
Adjournment:  The Commission adjourned its meeting at 5:35 p.m. MSC Ellenberger/Genett. All Aye. Motion 
passed. 
 
 
 
Respectfully Submitted, 
 

 
 
Samantha Jefferson 
Office Manager, Community Development 
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Request 
Kelly Rousseau is requesting a special use permit to convert the former Fox Valley Roller 
Rink into an indoor self-storage facility located at 1215 Gillingham Road. 
 
Consideration 
The subject site is approximately 1.72 acres in size and includes the former Fox Valley 
Roller Rink building (16,000 square feet) and two mini-storage buildings (2,000 square 
feet and 3,000 square feet) in the rear of the property.  The area south of the building 
includes an asphalt parking lot with access to the property along Gillingham Road via two 
existing driveways.  The property is zoned I-2, General Industrial District.  Land north and 
south of the property is also zoned I-2 District, while land to the west is zoned C-1, 
General Commercial District and directly east of the property is Interstate 41. 
 
The I-2 district identifies self- storage facilities as Special Uses.  Each zoning district 
includes a list of Permitted Uses or uses allowed by right and Special Uses or uses that 
possess special characteristics or uniqueness which require thorough review of their 
location and configuration relative to the surrounding neighborhood.  Specifically, the 
City’s Zoning Code requires that the Plan Commission consider the following findings 
when deciding on a Special Use: 
 

1. The use shall be compatible with the adjacent land uses so that the existing uses 
will not be depreciated in value and there will be no deterrents to development of 
vacant land. 

2. The use shall have an appearance that will not have an adverse effect upon 
adjacent properties. 

3. The use shall be reasonably related to the overall needs of the City and to existing 
land use patterns. 

4. The use will not cause traffic hazards or congestion. 
5. The use shall have adequate utilities, access roads, drainage, and other necessary 

facilities. 
 
The applicant is proposing to construct self-storage units inside the existing 16,000 
square-foot building.  In addition, two new access doors are proposed to be installed 
along the south side of the building.  Along with the new doors, a lean-to structure will be 
constructed over both doors and an asphalt pad will be expanded to the west door 

DATE: June 28, 2022 

TO: Mayor Lang and Member of Plan Commission 

FROM: Brad Schmidt, AICP, Deputy Director 

RE: Special Use Permit – 1215 Gillingham Road – Indoor Self-Storage Facility 

Department of Community Development & Assessment 
211 Walnut St.  P.O. Box 426  Neenah WI  54957-0426 

Phone 920-886-6126  e-mail: bschmidt@ci.neenah.wi.us 

BRAD SCHMIDT, AICP 
DEPUTY DIRECTOR  

 



 
 

opening.  The existing main entrance will remain and an office and bathrooms will be 
maintained in the front of the building.   
 
The existing off-street parking lot, which is in-need of reconstruction, is planned to be 
replaced in-part and removed and replaced with grass along the southern portion of the 
site.  The north driveway is also proposed to be removed and replaced with grass.  The 
existing roof sign, which is non-conforming to the City’s Sign Code, is proposed to be 
removed as is the small free standing sign located along Gillingham Road.  All new 
signage must be reviewed by the Department of Community Development prior to 
installation.  Finally, the applicant is proposing to replace landscaping and re-paint the 
building. 
 
The applicant also proposed to remove the asphalt area between the front landscaping 
strip and Gillingham Road.  At this point Staff recommends leaving the asphalt as-is until 
a point in the future when the asphalt can be removed, replaced with grass, curb and 
gutter installed.  The trigger for this to occur is either when the property owner constructs 
a new building on the property, or when an expansion of the building is proposed.  At that 
time, the asphalt in this area must be removed and replaced with grass and a curb and 
gutter along Gillingham Road. 
 
Recommendation 
Plan Commission finds that the proposed use meets the findings of fact for a Special Use 
Permit (Sec. 26-48) and recommends Common Council approve a Special Use Permit 
for the use as an indoor self- storage facility located at 1215 Gillingham Road subject to 
the following conditions: 
 

1. Prior to building occupancy, a building permit must be approved by the Department 
of Community Development. 
 

2. A landscaping plan is required prior to the removal and/or replacement of any 
landscaping along Gillingham Road. 
 

3. The asphalt area between the front landscape strip and Gillingham Road may 
remain as-is until one of two conditions occur: 1) construction of a new building; 2) 
an addition to the existing building.  At which time, the asphalt must be removed 
and a curb and gutter installed along Gillingham Road. 
 

4. The north driveway shall be removed and replaced with grass. 
 

5. The non-conforming roof-top sign shall be removed. 
 

6. Prior to re-painting the exterior of the building, the owner shall submit the color 
scheme to the Department of Community Development to be approved to ensure 
consistency with surrounding properties. 
 

 



City of Neenah Community Development 

211 Walnut Street

Neenah WI 54956 

Ph 920.886.6130

1110 S ONEIDA ST

APPLETON, WI   54915

PACKRAT STORAGE

June 23, 2022

KELLY ROUSSEAU

RE: Special Use Permit #1-22 - 1215 Gillingham Rd - Indoor Storage Special Use Review () Status Approved

Dear KELLY ROUSSEAU:

We have completed our review of the plan identified above. The plan was approved per attached comments, if any. This 

letter is not to be construed as a zoning compliance, grading, building permit, certificate of occupancy, or a substitute for 

any permit or certificate required by any state or federal government entity.

Sincerely,

Brad Schmidt

Deputy Director of Community Development and Assessment

bschmidt@ci.neenah.wi.us

920-886-6126

Page 1 of 26/23/2022



Plan Review Comments

ApprovedPlanning - Brad Schmidt - 

bschmidt@ci.neenah.wi.us

Review Comments:

1. Prior to building occupancy, a building permit must be approved by the Department of Community Development.

2. A landscaping plan is required prior to the removal and/or replacement of any landscaping along Gillingham Road.

3. The asphalt area between the front landscape strip and Gillingham Road may remain as-is until one of two conditions 

occur: 1) construction of a new building; 2) an addition to the existing building.  At which time, the asphalt must be 

removed and a curb and gutter installed along Gillingham Road.

4. The north driveway shall be removed and replaced with grass.

5. The non-conforming roof-top sign shall be removed.

6. Prior to re-painting the exterior of the building, the owner shall submit the color scheme to the Department of 

Community Development to be approved to ensure consistency with surrounding properties.

ApprovedCommunity Development - Chris Haese - 

chaese@ci.neenah.wi.us

Review Comments:

ApprovedEngineering - Heath Kummerow - 920-886-6245

hkummerow@ci.neenah.wi.us

Review Comments:

Are we continuing sidewalk down Gillingham?

ApprovedFire Department - Adam Dorn - 886-6204

adorn@ci.neenah.wi.us

Review Comments:

ApprovedInspections - Building Commercial - Kyle Pederson - 920-886-6131

kpederson@ci.neenah.wi.us

Review Comments:

ApprovedPublic Works - Gerry Kaiser - 

gkaiser@ci.neenah.wi.us

Review Comments:
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Request 
Professional Consultants, Inc. on behalf of Russ Darrow Direct Sales and Service, is 
requesting a special use permit to operate a vehicles sales and service business located 
at 988 S Green Bay Road.  
 
Consideration 
The subject site was most recently used as a used car sales and service business.  Due 
to the fact the property has been vacant for 12 consecutive months, a special use permit 
is now required.  In addition, a portion of the building and property is occupied by a 
business selling used tires.  There is no indication that this use was approved by the City. 
 
The subject site includes two parcels and is about 4.20 acres in size.  The property 
includes a building approximately 19,000 square feet in size including an auto service 
area and a dealership showroom.  The remaining portion of the property includes some 
green space and asphalt parking.  The applicant has submitted a site plan detailing the 
location of vehicles being displayed for sale, customer parking and employee parking.  
The property is zoned C-1, General Commercial District.   
 
The C-1 zoning district requires this use to obtain a special use permit.  Each zoning 
district includes a list of Permitted Uses or uses allowed by right and Special Uses or uses 
that possess special characteristics or uniqueness which require thorough review of their 
location and configuration relative to the surrounding neighborhood.  Specifically, the 
City’s Zoning Code requires that the Plan Commission consider the following findings 
when deciding on a Special Use: 
 

1. The use shall be compatible with the adjacent land uses so that the existing uses 
will not be depreciated in value and there will be no deterrents to development of 
vacant land. 

2. The use shall have an appearance that will not have an adverse effect upon 
adjacent properties. 

3. The use shall be reasonably related to the overall needs of the City and to existing 
land use patterns. 

4. The use will not cause traffic hazards or congestion. 
5. The use shall have adequate utilities, access roads, drainage, and other necessary 

facilities. 

DATE: June 28, 2022 

TO: Mayor Lang and Plan Commission 

FROM: Brad Schmidt, AICP, Deputy Director 

RE: Special Use Permit – 988 S Green Bay Road –Vehicle Sales and Service 

Department of Community Development & Assessment 
211 Walnut St.  P.O. Box 426  Neenah WI  54957-0426 

Phone 920-886-6126  e-mail: bschmidt@ci.neenah.wi.us 

BRAD SCHMIDT, AICP 
DEPUTY DIRECTOR  

 



 
 

 
As described earlier, this property has been most recently used as a used car sales and 
service business and was originally built for that use.  There are no immediate plans to 
modify the property or building with the exception of signage. Any future 
changes/modifications may require an amendment to the special use permit.   
 
While there are no planned changes to the site or building, the use of semi-trailers for 
storage and the storage of tires outside of an enclosed structure are not permitted.  As 
part of this special use permit, staff recommends that the semi-trailers be removed from 
the site and the tires being stored outside, be relocated to inside the building or removed 
from the site. 
 
Vehicle repair and service is part of the proposed use.  Any vehicle awaiting repair for a 
period of over one week must be stored in an area enclosed by a sight tight fence, a 
minimum of 6 feet tall.  The repair and servicing of any vehicle outside of the building is 
strictly prohibited.  Finally, the storage of any material, part, or merchandise outside of 
the building is also strictly prohibited. 
 
Recommendation 
 
Plan Commission finds that the proposed use meets the findings of fact for a 
Special Use Permit (Sec. 26-48) and recommends Common Council approve a 
Special Use Permit for a vehicle sales and service business located 988 S. Green 
Bay Road subject to the following conditions: 
 
 1. The semi-trailers in the rear of the property must be removed and are not a 

permitted form of storage.   
 2. No outdoor storage of material, auto parts, tires, merchandise is permitted. 
 3. Any changes/modifications to the site may require an amendment to the special 

use permit. 
 4. Prior to the installation of signage, please contact the Community Development 

Department to obtain necessary permits. 
 5. For vehicles awaiting service/repair for more than one week, they must be 

enclosed in an area by a sight-tight fence at least 6 feet in height. 
 6. The repair or servicing of vehicles outside the building is strictly prohibited. 
 
 

 



City of Neenah Community Development 

211 Walnut Street

Neenah WI 54956 

Ph 920.886.6130

300 COTTONWOOD AVENUE, #7

HARTLAND, WI   53029

PROFESSIONAL CONSULTANTS INC

June 23, 2022

CHAD KEMNITZ

RE: Special Use Permit #2-22 - 988 S Green Bay Road - Auto Service/Repair Special Use Review () Status 

Approved

Dear CHAD KEMNITZ:

We have completed our review of the plan identified above. The plan was approved per attached comments, if any. This 

letter is not to be construed as a zoning compliance, grading, building permit, certificate of occupancy, or a substitute for 

any permit or certificate required by any state or federal government entity.

Sincerely,

Brad Schmidt

Deputy Director of Community Development and Assessment

bschmidt@ci.neenah.wi.us

920-886-6126

Page 1 of 26/23/2022



Plan Review Comments

ApprovedPlanning - Brad Schmidt - 

bschmidt@ci.neenah.wi.us

Review Comments:

1. The semi-trailers in the rear of the property must be removed and are not a permitted form of storage.  

2. No outdoor storage of material, auto parts, tires, merchandise is permitted.

3. Any changes/modifications to the site may require an amendment to the special use permit.

4. Prior to the installation of signage, please contact the Community Development Department to obtain necessary 

permits.

5. For vehicles awaiting service/repair for more than one week, they must be enclosed in an area by a sight-tight fence 

at least 6 feet in height.

6. The repair or servicing of vehicles outside the building is strictly prohibited.

ApprovedCommunity Development - Chris Haese - 

chaese@ci.neenah.wi.us

Review Comments:

ApprovedInspections - Building Commercial - Kyle Pederson - 920-886-6131

kpederson@ci.neenah.wi.us

Review Comments:

ApprovedPublic Works - Gerry Kaiser - 

gkaiser@ci.neenah.wi.us

Review Comments:
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Department of Community Development and Assessment 
211 Walnut St.  P.O. Box 426  Neenah WI  54957-0426 

Phone 920-886-6126  e-mail: bschmidt@ci.neenah.wi.us 

BRAD R. SCHMIDT, AICP 
DEPUTY DIRECTOR OF COMMUNITY DEVELOPMENT  

M E M O R A N D U M  

 

DATE: June 28, 2022 

TO: Mayor Lang and Plan Commission 

FROM: Brad Schmidt, AICP, Deputy Director 

RE: Site Plan Review – 699 S. Green Bay Road – Drive-Thru Restaurant  

 
Request 
A site plan has been submitted to construct a drive-thru restaurant located at 699 S. Green Bay 
Road. 
 
Consideration 
Spring Creek Center II, LLC is proposing to construct a drive-thru restaurant (Noodles and 
Company) on a proposed new lot located at 699 S. Green Bay Road.  The new lot will be 
approximately 0.55 acres in size and is located south of the main entrance into the property.  
The proposed building is 2,250 square feet in size and includes a drive-thru window and lane on 
the north side of the building and off-street parking south of the building.  This site plan also 
proposes to realign the shared access drive from the main entrance to McDonalds, south of the 
subject site. 
 
Development Standards I-1, Planned Business Center District 
 
Front Yard Setback (east) – 30 feet for buildings, 10 feet for parking (33.5 feet) 
Side Yard Setback (north/south) – 10 feet (20/135 feet) 
Rear Yard Setback (west) – 10 feet (19 feet) 
 
Maximum Building Height – 100 feet (25 feet) 
Maximum Building Lot Coverage – 30% (9%) 
Minimum Green Space – 10% (>10%) 
 
Off-Street Parking 
Minimum Requirements (1 drive-thru restaurant) – 15 (22) 
 
Landscaping 
 
Frontage Landscaping – 10-foot landscape strip along frontage and 1 shade tree and 6 shrubs 
per 40 lineal feet of frontage. 305 feet of frontage = 8 shade trees and 48 shrubs required (Add 
4 more shade trees and 6 more shrubs) 
 
Interior Landscaping – One shade tree shall be planted in each island or peninsula (criteria 
met) 
 
Screening – Visual screen around dumpster enclosure at least 6 feet in height (6-foot sight-
tight fence and landscaping provided) 
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June 28, 2022– Page 2 
 
Building – The proposed 2,250 square-foot building will be constructed with a number of higher 
quality exterior components made of brick, stone, aluminum, and glass material.  The main 
building entrance faces south while the drive-thru window is on the north side of the building.  A 
secondary access is located along the east side of the building which serves an outdoor patio. 
 
Traffic Circulation/Parking – The main access to the subject site and to the larger shopping 
center is via a roundabout along S. Green Bay Road.  Once onto the site, vehicles can continue 
west down the main entrance or turn south to access McDonalds.  This drive aisle hasn’t 
functioned well.  The proposed re-alignment will create a better defined drive aisle from the 
main entrance to McDonalds and the proposed development site.  Vehicles will enter the 
development site via the new re-aligned drive aisle heading east.  From there, parking is located 
south of the main drive and the drive-thru lane is located north of the building.  The drive-thru 
land can accommodate about 11 vehicles. 
 
Lighting Plan – A lighting plan was submitted indicating lighting levels on and around the 
subject property.  The lighting plan shall meet the following standards: 
 a. Minimum lighting range: 0.2-0.4 foot-candles 
 b. Average-to-minimum lighting not to exceed a 4:1 ratio 
 c. Average lighting of less than or equal to 1.5 foot-candles 
 d. Off property line recommended to be 0. 
Please re-evaluate the placement and type of lighting fixtures to ensure these minimum 
standards are met.  Submit a revised lighting plan and lighting fixture cut sheets. 
 
Utility Plan – A private water main and private sanitary sewer main will serve this property, 
while storm water will be connected to a public storm water main.  The proposed development 
reduces the impervious area of the site from nearly 100% impervious surface to partially 
impervious with the inclusion of green, pervious areas.  From flood control perspective, the City 
Engineer recommends lowering the catch basin elevation located in the south green area to 
allow for an area to store storm water in high volume events. 
 
Recommendation 
 
Appropriate action at this time is to approve the site plan for a new drive-thru restaurant 
located at 699 S. Green Bay Road subject to the conditions of the Site Plan Review 
Letter.  



City of Neenah Community Development 

211 Walnut Street

Neenah WI 54956 

Ph 920.886.6130

4080 NORTH 20TH AVENUE

WAUSAU, WI   54401

REI ENGINEERING, INC.

June 23, 2022

TOM RADENZ

RE: Site Plan #5-22 - 699 S. Green Bay Rd - Drive-Thru Restaurant Site Plan - Major Review () Status Approved

Dear TOM RADENZ:

We have completed our review of the plan identified above. The plan was approved per attached comments, if any. This 

letter is not to be construed as a zoning compliance, grading, building permit, certificate of occupancy, or a substitute for 

any permit or certificate required by any state or federal government entity.

Sincerely,

Brad Schmidt

Deputy Director of Community Development and Assessment

bschmidt@ci.neenah.wi.us

920-886-6126

Page 1 of 36/23/2022



Plan Review Comments

ApprovedInspections - Building Commercial - Kyle Pederson - 920-886-6131

kpederson@ci.neenah.wi.us

Review Comments:

ApprovedPlanning - Brad Schmidt - 

bschmidt@ci.neenah.wi.us

Review Comments:

Frontage Landscaping – 10-foot landscape strip along frontage and 1 shade tree and 6 shrubs per 40 lineal feet of 

frontage. 305 feet of frontage = 8 shade trees and 48 shrubs required (Add 4 more shade trees and 6 more shrubs)

Lighting Plan – A lighting plan was submitted indicating lighting levels on and around the subject property.  The lighting 

plan shall meet the following standards:

a. Minimum lighting range: 0.2-0.4 foot-candles

b. Average-to-minimum lighting not to exceed a 4:1 ratio

c. Average lighting of less than or equal to 1.5 foot-candles

d. Off property line recommended to be 0.

Submit revised lighting plan meeting these standards.

Building permits are required prior to any construction or site work.

ApprovedEngineering - Heath Kummerow - 920-886-6245

hkummerow@ci.neenah.wi.us

Review Comments:

Lower catch basin in large green space area and maximize flood storage.

ApprovedCommunity Development - Chris Haese - 

chaese@ci.neenah.wi.us

Review Comments:

ApprovedInspections - Plumbing/HVAC Commercial - Daniel Brown - 920-886-6133

dbrown@ci.neenah.wi.us

Review Comments:

ApprovedPublic Works - Gerry Kaiser - 

gkaiser@ci.neenah.wi.us

Review Comments:

ApprovedTraffic - James Merten - 920-886-6243

jmerten@ci.neenah.wi.us

Review Comments:

Page 2 of 36/23/2022



ApprovedWater Utility - Anthony Mach - 920-886-6180

amach@ci.neenah.wi.us

Review Comments:

Advisory Comments:

The private water main that will be tapped has not been flushed in many years.  We recommend flushing this line 

thoroughly and conducting a bacteriological analysis before tapping

the service.  All costs associated with the installation of the service and valves is the responsibility of the owner.

We also recommend a valve is installed near the hydrant to allow for servicing the hydrant without limiting service to the 

new building.  There is only one main (curb stop) valve on this

line located on Winneconne Ave.

Page 3 of 36/23/2022
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Department of Community Development and Assessment 
211 Walnut St.  P.O. Box 426  Neenah WI  54957-0426 

Phone 920-886-6126  e-mail: bschmidt@ci.neenah.wi.us 

BRAD R. SCHMIDT, AICP 
DEPUTY DIRECTOR OF COMMUNITY DEVELOPMENT  

M E M O R A N D U M  

 

DATE: June 28, 2022 

TO: Mayor Lang and Members of the Plan Commission  

FROM: Brad Schmidt, AICP, Deputy Director 

RE: 2 Lot CSM – 699 S. Green Bay Road 

 
The CSM proposes to divide the parcel located at 699 S. Green Bay Road into two separate 
lots.  The parcel is zoned I-1, Planned Business Center District.  The CSM proposes to split the 
former Shopko property into two lots.  Lot 1 contains the existing structure (former Shopko 
building) and a parking lot. Lot 2 proposes to create a new lot along S. Green Bay Road for the 
purpose of a new development site.  There are currently two access points to the existing 
parcel, one along S. Green Bay Road and one along W. Winneconne Avenue. There are current 
access agreements already in-place allowing access to the McDonald’s property on the corner 
of S. Green Bay Road and W. Winneconne Avenue and between the subject property and the 
parcels to the north.  With that said, the applicant must ensure those existing access-easements 
provide adequate access to proposed Lot 2. 
 
Recommendation 
 
An appropriate action at this time is for the Plan Commission to approve the 2 lot CSM 
for the property located at 699 S. Green Bay Road subject to the inclusion of an access 
easement between Lot 1 and Lot 2. 
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DATE: June 28, 2022 

TO: Mayor Lang and Members of the Plan Commission  

FROM: Brad Schmidt, AICP, Deputy Director 

RE: 2 Lot CSM – 1515 S Commercial Street 

 
The CSM proposes to divide the parcel located at 1515 S. Commercial Street into two separate 
lots.  The parcel is zoned C-1, General Commercial District.  Proposed Lot 1 (0.55 acres) 
currently includes a single-family residence which will be demolished.  Lot 2 is approximately 
0.91 acres in size and a site plan for a car wash was recently approved.  Per the conditions on 
the site plan, a cross-access easement is required to ensure cross access between Lot 1 and 
Lot 2 via a shared driveway along S. Commercial Street.  The proposed CSM meets the 
minimum lot size and other minimum standards of the City’s Subdivision Ordinance. 
 
Recommendation 
 
An appropriate action at this time is for the Plan Commission to approve the 2 lot CSM 
for the property located at 1515 S. Commercial Street subject to the inclusion of a cross-
access easement between Lot 1 and Lot 2. 
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