
      

Plan Commission Agenda
September 16, 2025 at 4:00 PM

City Hall - Room 404
215 Church Ave, Oshkosh, WI

 
      
A. Call to Order/Roll Call

 
B. Consent Agenda

1. Approve minutes from the September 2, 2025 Plan Commission meeting*
2. Grant Privilege-in-the-Street for private underground telecommunication line located in

the West Waukau Avenue right-of-way
 

C. Items Removed from Consent Agenda
 

D. Regular Agenda
3. Review and make a recommendation on a General Development Plan and Specific

Implementation Plan for building entrance landing and ramp at 608 Jefferson Street
(Victory Baptist Church) and adjacent property located at the northeast corner of
Jefferson Street and East Parkway Avenue

4. Review and make a recommendation on a Specific Implementation Plan for a drive-
through car wash at 1700 South Koeller Street
 

E. Other Business
 

F. Adjournment
 

 
*Item does not require Common Council action

 
To send written correspondence to Plan Commission mail or drop off at Planning Services, 215 Church Avenue,

Room 204, Oshkosh, WI 54901 or email planning@oshkoshwi.gov (prior to the meeting)

Upon reasonable notice, persons who may require ADA accommodations can call the Planning Services Division at (920) 236-5059
between 8:00 AM - 4:30 PM, Monday through Friday.

mailto:planning@oshkoshwi.gov


 
TO: Plan Commissioners and Common Council Members

DATE: 09/16/2025

SUBJECT: Approve minutes from the September 2, 2025 Plan Commission meeting*
 

Please see the attachments below for information related to this item.  
 

Attachments
Item 1



__________________________________ 

Plan Commission Minutes 1 September 2, 2025 

PLAN COMMISSION MINUTES 
 

September 2, 2025 
 
PRESENT: Meredith Scheuermann, Kathleen Propp, Dan Paulick, Council Member Buelow, 

David Rucker, Margy Davey, Karl Loewenstein, Thomas Perry 
 
EXCUSED: Ed Bowen, John Kiefer 
 
STAFF:  Kimberly Gierach, Planning Services Director; Brian Slusarek, Principal Planner; 

Katrina Malson, Planning Technician; Oshkosh Media 
 

A. Call to Order/Roll Call: Chairperson Perry called the meeting to order at 4:00 pm. Roll call 
was taken and a quorum declared present. 

 
Mr. Buelow arrived at 4:02pm. 
 

B. Consent Agenda 
1. Approve minutes from the August 19, 2025 Plan Commission meeting 

 
Mr. Perry asked if any members of the public wished to speak. There were none.  
Mr. Perry asked if any member of Plan Commission wished to pull any items off consent. There 
were none. 
 

Motion by Davey to accept the minutes as written. 
Seconded by Scheuermann. 

 
Mr. Perry asked if there was any discussion on the motion. There was none. 

Motion carried 8-0. 
 

C. Items Removed from Consent Agenda: There were none.  
 

D. Regular Agenda  
2.a.  Public Hearing: Review and make a recommendation on a Zone Change from 
Two Flat Residential-10 District (TR-10) and Central Mixed Use District (CMU) to Two  
Flat Residential-10 District with a Planned Development Overlay (TR-10-PD) for 
properties located on the south side of the 100 block of West 8th Avenue and the 
north side of the 100 block of West 9th Avenue (Parcels 90301010000, 90301040000, 
90301050000, 90301060000, 90301070000, 90301100000, 90301110000, 
90301120000, 90301130000 and 90301150000) 

 
Site Inspections: Ms. Scheuermann, Mr. Paulick, Ms. Davey, Mr. Loewenstein and Mr. Perry. 
Staff report accepted as part of the record. 
Mr. Slusarek presented the staff report and recommends approval with the applicable findings and 
conditions. 
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Plan Commission Minutes 2 September 2, 2025 

 
Mr. Perry opened up technical questions to staff.  
Mr. Paulick wondered about the surrounding homes. 
Mr. Slusarek stated the homes surrounding the development would remain and staff is unaware of 
any future development at this time. The underlying zoning will remain the same, TR-10, but the 
Planned Development Overlay gives the applicant the flexibility to request what they want to do. 
 
Mr. Perry opened the public hearing and asked if the applicant wanted to make any statements. 
Oluwapelumi Oguntade of OLUOMO Group in Milwaukee, one of the developers on the project, 
was available for questions. 
 
Mr. Perry asked if any members of the public wished to speak. There were none, so he closed the 
public hearing. 
 
There was no closing statement from the applicant. 

Motion by Davey to adopt the findings and recommendation as stated in the staff report. 
Seconded by Scheuermann. 

 
Mr. Perry asked if there was any discussion on the motion.  
Ms. Propp spoke in support. 

Motion carried 8-0. 
 

2.b. Review and make a recommendation on General Development Plan Approval for 
a multi-family development located on the south side of the 100 block of West 8th 
Avenue and the north side of the 100 block of West 9th Avenue (Parcels 90301010000, 
90301040000, 90301050000, 90301060000, 90301070000, 90301100000, 
90301110000, 90301120000, 90301130000 and 90301150000) 

 
Site Inspections: Ms. Scheuermann, Mr. Paulick, Ms. Davey, Mr. Loewenstein and Mr. Perry. 
Staff report accepted as part of the record. 
Mr. Slusarek presented the staff report and recommends approval with the applicable findings and 
conditions. 
 
Mr. Perry opened up technical questions to staff.  
Ms. Propp wanted staff to point out the green space.  
Mr. Loewenstein asked if the current property lines would change. 
Mr. Slusarek stated there would be lot combinations for each of the 10-unit buildings. 
Ms. Davey wondered if the buildings would be condos or rentals. 
Mr. Slusarek stated rentals. 
Ms. Scheuermann wondered if the 2-units would be a duplex. 
Mr. Slusarek stated they would be similar to an upper lower duplex. 
 
Mr. Perry opened public comment and asked if the applicant wanted to make any statements. 
Oluwapelumi Oguntade of OLUOMO Group in Milwaukee, one of the developers on the project, 
was in attendance but did not have a statement. 
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Mr. Perry asked if any members of the public wished to speak. There were none, so he closed 
public comment. 
There was no closing statement from the applicant. 

Motion by Davey to adopt the findings and recommendation as stated in the staff report. 
Seconded by Scheuermann. 

 
Mr. Perry asked if there was any discussion on the motion.  
Mr. Buelow spoke in support. 

Motion carried 8-0. 
 

3. Public Hearing: Review and make a recommendation on a Zone Change from Heavy 
Industrial District (HI) to Heavy Industrial District with a Planned Development 
Overlay (HI-PD) and approval of a General Development Plan and Specific 
Implementation Plan for a building expansion at 2751 Universal Street 

 
Site Inspections:  Ms. Scheuermann, Mr. Paulick, Mr. Buelow and Mr. Loewenstein. 
Staff report accepted as part of the record. 
Mr. Slusarek presented the staff report and recommends approval with the applicable findings and 
conditions. 
 
Mr. Perry opened up technical questions to staff.  
Mr. Paulick wondered if the retention pond would be big enough. 
Mr. Slusarek stated Public Works would need to figure that out during Site Plan Review. 
Ms. Davey stated she is grateful the applicant is adding trees. 
 
Mr. Perry opened the public hearing and asked if the applicant wanted to make any statements. 
Sam Winterfeldt, Project Manager at Keller Inc at N216 WI-55 in Kaukauna, was available for 
questions. 
 
Mr. Perry asked if any members of the public wished to speak.  
Todd Miller, of 881 Honey Creek Road in the Town of Algoma, spoke in support of the project. He 
is the company’s Chairman of the Board. 
Mr. Perry closed the public hearing. 
 
There was no closing statement from the applicant. 

Motion by Davey to adopt the findings and recommendation as stated in the staff report. 
Seconded by Scheuermann. 

 
Mr. Perry asked if there was any discussion on the motion.  
Ms. Propp and Mr. Buelow spoke in support. 

Motion carried 8-0. 
 

4. Review and make a recommendation on a Specific Implementation Plan for a drive-
through car wash at 1700 South Koeller Street 
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Site Inspections:  Ms. Scheuermann, Ms. Propp. Mr. Paulick, Mr. Buelow, Mr. Rucker, Ms. Davey, 
Mr. Loewenstein and Mr. Perry. 
Staff report accepted as part of the record. 
Mr. Slusarek presented the staff report and recommends approval with the applicable findings and 
conditions. 
 
Mr. Perry opened up technical questions to staff.  
Ms. Scheuermann had questions about signage. 
Mr. Slusarek spoke in greater detail about the signage process. 
Mr. Loewenstein wanted further clarification on the fiber cement panels. 
A sample of the material was passed around amongst the Plan Commission members. 
Mr. Perry wanted further discussion of where people would be queuing and what the difference is 
between this project and a restaurant’s drive-thru. 
Mr. Slusarek stated, according to code, a restaurant’s pick-up window cannot be between the 
street and the building. It does not address drive-through lanes specifically. 
 
Mr. Perry opened public comment and asked if the applicant wanted to make any statements. 
Peter Schwabe of Peter Schwabe Inc, at W915 Harding Road in Rubicon, was available for 
questions and he complimented City staff. 
 
Mr. Perry asked if any members of the public wished to speak. There were none, so he closed 
public comment. 
 
There was no closing statement from the applicant. 

Motion by Davey to adopt the findings and recommendation as stated in the staff report. 
Seconded by Scheuermann. 

 
Mr. Perry asked if there was any discussion on the motion.  
Mr. Buelow asked about why the developer did not choose the empty car wash on Witzel Avenue. 
Mr. Schwabe stated his client has done market studies to find the best places for their product. 
Mr. Perry expressed concern with the drive-through facing the street (a major corridor). 

Motion carried 7-1 (Perry). 
 

E. Other Business: There was none. 
 

F. Adjournment - There being no further business, the meeting adjourned at 4:35 pm. 
(Davey/Propp) 

 
No workshops followed the meeting. 

Respectfully Submitted, 
 

Kimberly Gierach 
Planning Services Manager 

KG/km 



 
TO: Plan Commissioners and Common Council Members

DATE: 09/16/2025

SUBJECT: Grant Privilege-in-the-Street for private underground telecommunication line located in the
West Waukau Avenue right-of-way
 

 

Please see the attachments below for information related to this item.  
 

Attachments
Item 2



PLAN COMMISSION STAFF REPORT                             SEPTEMBER 16, 2025 

 

ITEM 2: GRANT PRIVILEGE-IN-THE-STREET FOR PRIVATE 

UNDERGROUND TELECOMMUNICATION LINE LOCATED IN THE 

WEST WAUKAU AVENUE RIGHT-OF-WAY  

 

Applicant: Bill Fagan RCDD CC&N  

Owner: Hydrite Chemical Co. 

 

Action Requested: The applicant requests a Privilege-in-the-Street to allow for 

installation of a private, fiber option telecommunication line to be placed underground 

across the public right-of-way on West Waukau Avenue, just west of Bradley Street.  

  

Applicable Ordinance Provisions: N/A, any location of a non-city or public utility use in 

City right-of-way requires the issuance of a Privilege-in-the-Street permit. 

 

The private fiber optic line will be placed underground at a location approximately 30 

feet west of the west right-of-way line of Bradley Street. According to the submitted 

narrative, Hydrite Chemical Co. is currently using a data link to maintain 

communication with their operation plants at both 191 West 28th Avenue and 101 West 

Waukau Avenue locations.  

 

The applicant has expressed the use of the data link for communication between the two 

buildings has been unreliable and would desire to have a hard wire connection between 

them to minimize disruption to their plant operations. The proposed private utility line is 

shown to limit the private utility presence within the public right-of-way by keeping its 

crossing distance to the shortest length possible. The applicant is also proposing to install 

the fiber communication line within a protective two-inch conduit to further shield the 

private utility from damage and minimize the need to dig up the right-of-way if repairs 

are required in the future. 

 

The applicant will coordinate with the Department of Public Works to ensure no conflicts 

with City utilities. The Department of Public Works has reviewed the request and has no 

concerns with the proposed installation that cannot be addressed with the standard 

Privilege-in-the-Street conditions.  

 

Recommendation: Staff recommends approval of the request for Privilege-in-the-Street 

with the following conditions: 

1. The petitioner/owner shall follow the current edition of the Standard Specifications 

for the City of Oshkosh, Wisconsin for all construction related to the installation and 

maintenance of the private utility within the public right-of-way, including all 

applicable Municipal Codes.  

Page 1



Item 2 - Privilege in Street – 191 West 28th Avenue  

2. The petitioner/owner shall work with the Department of Public Works regarding 

the precise location of the underground private utility line within the public right-

of-way. The Department of Public Works shall approve the precise location, but 

the approval of the utility location shall not be unreasonably denied. 

3. The petitioner/owner shall apply for and obtain the appropriate right-of-way 

license and permit. The petitioner/owner shall not perform any work within the 

public right-of-way until an issued right-of-way permit has been granted by the 

Department of Public Works for all work related to the Privilege-in-the-Street, 

including any future maintenance work. 

4. The petitioner/owner is responsible for all costs, expenses, and damages to the 

extent they are related to the petitioner/owner’s activities pursuant to the 

Privilege-in-the-Street. Any problems that may arise as a result of the private 

utility line installation will be the responsibility of the petitioner/owner to correct. 

Petitioner/owner shall notify the Department of Public Works immediately upon 

being made aware of such damages occurring. 

5. The petitioner/owner shall secure and submit to the City Clerk a separate 

insurance policy which names the City of Oshkosh, and its officers, Council 

Members, agents, employees, and authorized volunteers as additional insured’s 

with a minimum commercial general liability coverage of $200,000 per occurrence 

and $500,000 in general aggregate coverage. It is the responsibility of the 

petitioner/owner to file in a timely manner a new insurance certificate with the 

City Clerk upon expiration of an existing certificate. Failure to do so may result in 

the revocation of the Privilege-in-the-Street within ten (10) days of notice. 

6. The petitioner/owner shall be registered with Diggers Hotline System for the 

purposes of having the private underground utility properly marked and located 

in conformance with all Digger’s Hotline System requirements for the duration in 

which the private utility remains active within the public right-of-way. 

7. The petitioner/owner shall enter into a Privilege-in-the-Street Agreement with the 

City of Oshkosh that will formalize the private utility within the public right-of-

way and all application conditions here applied and added to by City Staff who 

are authorized to include additional conditions that are in the best interest of the 

City. The petitioner/owner shall take into consideration the City’s use of the right-

of-way and, as a result, plan its actions to provide the least amount of disruption 

that is reasonably possible to the operation of the public right-of-way and all 

active underground utilities. 
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Item 2 - Privilege in Street – 191 West 28th Avenue  

 

Aerial View 
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TO: Plan Commissioners and Common Council Members

DATE: 09/16/2025

SUBJECT: Review and make a recommendation on a General Development Plan and Specific
Implementation Plan for building entrance landing and ramp at 608 Jefferson Street (Victory
Baptist Church) and adjacent property located at the northeast corner of Jefferson Street and
East Parkway Avenue

 

Please see the attachments below for information related to this item.  
 

Attachments
Item 3



    

PLAN COMMISSION STAFF REPORT                                                  SEPTEMBER 16, 2025 

 

ITEM 3: GENERAL DEVELOPMENT PLAN AND SPECIFIC IMPLEMENTATION 

PLAN FOR A BUILDING ENTRANCE LANDING AND RAMP AT 608 

JEFFERSON STREET (VICTORY BAPTIST CHURCH) AND ADJACENT 

PROPERTY LOCATED AT THE NORTHEAST CORNER OF JEFFERSON 

STREET AND EAST PARKWAY AVENUE  

 

Applicant: Chris Bauknecht 

Owner: Victory Baptist Church 

 

Action Requested: The petitioner requests General Development Plan and Specific 

Implementation Plan approval for a building entrance landing and ramp. 

 

Applicable Ordinance: Planned Development: Section 30-387 of the Zoning Ordinance. 

 

Background Information Property Location and Type: The subject area included in this request 

consists of two parcels totaling 0.27 acres, with frontage on Jefferson Street and East Parkway 

Avenue. The property located at 608 Jefferson Street is home to Victory Baptist Church and the 

property located at the northeast corner of Jefferson Street and East Parkway Avenue (parcel 

90401880000) is a vacant property that is also owned by Victory Baptist Church. The surrounding 

area consists of residential uses to the north, east, and south, and commercial uses to the west.  

 

Existing Land Use Zoning 

Church & Vacant lot I-PD 

 

Adjacent Land Use and Zoning 

Existing Uses Zoning 

North Residential  TR-10 PD 

South Vacant TR-10 PD 

East Residential TR-10 PD 

West Commercial UMU 

 

Recognized Neighborhood Organizations 

Historic Fourth Ward 

 

Comprehensive Plan Land Use Recommendation  Land Use 

2040 Land Use Recommendation Light Density Residential 

 

The applicant is proposing to construct a new elevated entrance to the building. According to the 

applicant, the proposed entrance will be designed to meet accessibility standards and will include 

both a staircase and ADA-compliant ramp to facilitate safe and convenient entry for all 

individuals.  
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ITEM 3 – GDP SIP – 608 Jefferson St.   

Site Design - The proposed ramp/landing will be accessed from the Jefferson Street sidewalk, 

with the ramp extending into the vacant property at the corner of Jefferson Street and East 

Parkway Avenue. The two subject properties will need to be combined into one property through 

a certified survey map (CSM) to allow the ramp as proposed. 

 

 

 

As proposed, the landing/ramp will have a 7’11 ¾” street side setback (Jefferson Street), where a 

25’ street side setback is required in the I District. It will have a 14’ 4” front setback (East Parkway 

Avenue), where a 30’ front setback is required. The site plan shows the ramp and bordering 

landscaping to be outside of the 20’ X 20’ corner vision clearance triangle. 

 

Initial plans for the entrance ramp were brought to a Plan Commission workshop on May 16, 

2023, with Plan Commission voicing support for the proposed plan with reduced front setback 

from Jefferson Street. The plan has since been modified and includes extension of the ramp 

further to the south (toward East Parkway Avenue). Staff is supportive of the requested Base 

Standard Modifications (BSM) for reduced front and street side setback as the proposed 

landing/ramp is intended to provide safe and accessible entrance to the church and is needed due 

to the elevated building entrance at 7’ 8”. The applicant is proposing landscape plantings 

bordering the landing/ramp to compensate for the BSM requests. 
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ITEM 3 – GDP SIP – 608 Jefferson St.   

 

 

2024 Google Streetview of existing entrance 

 

Storm Water Management/Utilities - The Department of Public Works has reviewed the plan 

and did not note any concerns, but noted that the new construction is immediately adjacent to 

the public right-of-way and therefore may need a right-of-way permit. 
 

Landscaping - Additional landscaping is not required by code as no new building or paved areas 

are being added to the site. The applicant is proposing a combination of deciduous and evergreen 

shrubs, totaling 131 landscaping points, along the landing/ramp and front of the building. The 

new landscaping will serve to offset the setback reductions and enhance the appearance of the 

site. 
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ITEM 3 – GDP SIP – 608 Jefferson St.   

 

Findings: In its review and recommendation to the Common Council on an application for a 

Planned Development district, staff recommends the Plan Commission make the following 

findings based on the criteria established by Chapter 30-387 (C)(6):  

(a) The proposed Planned Development project is consistent with the overall purpose and 

intent of this Chapter as the proposed landing/ramp will provide safe access to the 

building.  

(c) The proposed Planned Development project would maintain the desired relationships 

between land uses, land use densities and intensities, and land use impacts in the environs 

of the subject site as the use of the site and building area will remain unchanged. 

(h) The proposed Planned Development project will positively contribute to and not 

detract from the physical appearance and functional arrangement of development in the 

area as the applicant is providing additional landscaping along the landing/ramp and 

building to enhance the appearance of the site. 

(i) The proposed Planned Development project will produce significant benefits in terms 

of environmental design and significant alternative approaches to addressing 

development performance that relate to and more than compensate for any requested 

exceptions/base standard modifications variation of any standard or regulation of this 

Chapter.  

 

Recommendation and Conditions: Staff recommends approval of the General Development Plan 

and Specific Implementation Plan with the findings listed above and with the proposed following 

conditions: 

1. Certified Survey Map (CSM) to combine the subject properties shall be approved and 

recorded at the Winnebago County Register of Deeds prior to building permit issuance. 

2. Base Standard Modification (BSM) to allow reduced street side setback (Jefferson Street) to 

7’ 11”. 

3. BSM to allow reduced front setback (East Parkway Avenue) to 14’ 4”. 

4. Final landscaping plan shall be reviewed and approved by the Department of Community 

Development. 
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TO: Plan Commissioners and Common Council Members

DATE: 09/16/2025

SUBJECT: Review and make a recommendation on a Specific Implementation Plan for a drive-through
car wash at 1700 South Koeller Street
 

 

Please see the attachments below for information related to this item.  
 

Attachments
Item 4



PLAN COMMISSION STAFF REPORT                                  SEPTEMBER 16, 2025 

 

ITEM 4: Specific Implementation Plan for a Drive-through Car Wash at 1700 

South Koeller Street 

 

Applicant:  Peter Schwabe Inc 

Property Owner: MP Development 18, LLC  

 

Action Requested: The applicant requests approval of a Specific Implementation Plan 

(SIP) for a drive-through car wash development.  

 

Applicable Ordinance: Planned Development, Section 30-387 of the Zoning Ordinance. 

 

The subject site consists of a 1.65-acre vacant lot at the southeast corner of South Koeller 

Street and Osborn Avenue, and contains a former restaurant building (Applebee’s) and 

associated parking area. The site is zoned Suburban Mixed Use District with a Planned 

Development Overlay (SMU-PD). The surrounding area consists primarily of 

commercial uses.  
 

On April 22, 2025, Common Council approved a General Development Plan (GDP) for a 

drive-through car wash at the subject site with a condition that all Base Standard 

Modifications (BSM) will be addressed as part of the Specific Implementation Plan. 

 

On September 2, 2025, Plan Commission approved a Specific Implementation Plan (SIP) 

for a drive-through car wash, which included BSMs for increased parking, reduced 

setback, landscaping placement, and reduced Class I materials. Following the Plan 

Commission approval, the applicant had further discussions with City staff where it 

was determined that an additional BSM is needed for a drive-through window on the 

street side (South Koeller Street) of the building. The SIP request was subsequently 

removed from the September 9 Common Council agenda and the applicant has 

resubmitted the SIP request to include the additional BSM for the drive-through 

window placement. 

 

Existing Land Use Zoning 

Vacant Commercial SMU-PD 

 

Existing Uses Zoning 

North Commercial SMU-PD 

South Commercial SMU-PD 

East Commercial  SMU-PD 

West HWY-41 SMU 
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ITEM 4:  SIP  1700 S.  Koeller St. 

Comprehensive Plan Land Use Recommendation Land Use 

2040 Comprehensive Land Use Recommendation  Interstate Commercial 

 

The applicant is proposing an approximately 5,270 sq. ft. drive-through car wash, which 

will also include 20 vacuum stations within the parking lot. The proposed use is 

considered drive-through and in-vehicle sales or service under the zoning ordinance. In 

the future, the owner intends to utilize the eastern area of the site for a small 

commercial business.  

 

Site Design/Access - The proposed site will utilize two existing driveway accesses on 

Osborn Avenue and will remove the existing driveway access on South Koeller Street. 

The plan includes 20 vacuum stations to the east of the building as well as 30 parking 

spaces, for a total of 50 parking spaces where code allows a maximum of 25 parking 

spaces. The applicant intends to leave the existing, eastern-most parking row in its 

current footprint. A BSM is needed to allow the increased parking. Staff does not have 

concerns with allowing the excess parking to remain as it is abutting a commercial 

property and will likely be redeveloped for a commercial use in the future.  

 

The proposed plan meets all setback requirements, with the exception of the existing 

pavement along the east property line, which extends slightly into the five-foot setback. 

Staff is supportive of a BSM to allow this setback reduction (0.33 ft.). The applicant is 

exceeding the paved area landscape point requirement and existing trees are being 

maintained, to the east of the pavement, to compensate for the slight setback reduction. 

 
 Required Provided 

Parking Spaces 
Minimum: 18 

Maximum: 25 
50 (including 20 vacuum stations) 

Impervious Surface 
Maximum: 70% of 

lot 
69% of lot 

 

  Minimum Provided 

Front Setback (north) 25 ft. 26 ft.  

Street Side Setback 

(west) 25 ft. 27 ft. +/- 

Side Setback (east) 

25 ft. building 

5 ft. pavement 

150 ft. +/- building 

4.67 ft. pavement 

Rear Setback (south) 

25 ft. building 

5 ft. pavement 

59.3 ft. building 

10 ft. +/- pavement 
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ITEM 4:  SIP  1700 S.  Koeller St. 

 
Site Plan 

 

The proposed plan is within the maximum impervious surface ratio of 70% of the lot, 

for the SMU district. The plan includes a refuse enclosure within the eastern parking 

area, which will be constructed of six-foot tall composite wood material to meet refuse 

screening requirements.  

 

The zoning ordinance states that drive-through windows shall not be located between 

the principal building and the street right-of-way. The proposed plan shows a drive-

through customer service window on the west façade, facing South Koeller Street. The 

applicant is requesting a BSM to allow the window in this location. According to the 

applicant, positioning the building in the current configuration allows for abandonment 

of the existing South Koeller Street entrance. The South Koeller Street entrance would 

need to remain open if the building was positioned without the drive-through window 

facing the road. 
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ITEM 4:  SIP  1700 S.  Koeller St. 

Staff is supportive of the BSM request as the proposed drive-through window location 

allows for proper circulation through the site, with access only from Osborn Avenue. 

The proposed site layout is also appropriate as it allows for the vacuum stations to be 

placed to the east of the building, outside of the front yard areas. 

 

To offset the requested BSM, the applicant is proposing additional shrubs of varying 

heights, slightly exceeding the street frontage landscape point requirement, between the 

drive-through lane and South Koeller Street. The additional landscaping will further 

buffer the pick-up window from the public right-of-way. 

 

 
 

Signage - The proposed site plan includes a ground sign located to the northwest of the 

building, which is placed at the 25’ front and street side setbacks. The applicant has 

provided a standard sign package for Tommy’s Express Car Wash sites which includes 

a pylon sign or monument sign. Both of these sign options are within the maximum 

area of one square foot per linear foot of street frontage and maximum height of 35’ for 

pylon signs and 15’ for monument signs; also, within the maximum area of 100 sq. ft. 

for electronic message boards. 
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ITEM 4:  SIP  1700 S.  Koeller St. 

Wall signage is limited to one square foot of signage per linear foot of building frontage 

in the SMU District, or 50 sq. ft., whichever is greater. The proposed building elevations 

include wall signage on all facades which appear to be within the maximum wall sign 

area for the SMU District. Final signage plans will be reviewed under a separate 

building permit.  

 

Landscaping – The applicant has provided a landscaping plan with the point 

calculations for the required landscaping categories.  
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Building Foundation - A minimum of 40 landscaping points per 100 linear feet of 

building foundation is required for the car wash building. The landscape plan is 

meeting this requirement. 

 

Paved Area - A minimum of 50 landscaping points per ten parking stalls or 10,000 sq. ft. 

of paved area is required. The code further specifies 30% of all points will be devoted to 

tall trees and 40% will be devoted to shrubs. The proposed plan is meeting both of these 

requirements and the applicant has provided a tree at all parking row ends, per paved 

area landscaping requirements. 

 

Street Frontage - Code requires 100 landscaping points per 100 feet of right-of-way. 

Street frontage landscaping shall be placed so that at maturity, the plant’s drip line is 

located within ten feet of the public right-of-way. Code further specifies that 50% of the 

required points shall be devoted to medium trees. The landscape plan meets the point 

requirement along both Osborn Avenue and South Koeller Street. However, the street 

frontage points along South Koeller Street are located further than ten feet from the 

public right-of-way. A BSM is needed to place these plantings further than ten feet from 

the public right-of-way; the Department of Public Works has requested that no 

plantings be placed along the public right-of-way to avoid conflicts with existing City 

utility easements. The proposed alternative planting location on the west side of the 

drive-through lane meets the intent of the street-frontage landscaping requirement as it 

is placed between the public right-of-way at the development. 

 

Yards - Code requires 20 landscaping points per 1,000 sq. ft. of gross floor area. The 

proposed plan is meeting this requirement. 

 

Storm Water Management/Utilities - The Department of Public Works has reviewed 

the plans and noted that final submitted plans are required to be in full compliance with 
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ITEM 4:  SIP  1700 S.  Koeller St. 

the requirements of the City of Oshkosh Municipal Code Chapter 14 for storm water 

management.  

 

Site Lighting - The applicant has submitted a photometric plan for the proposed 

development. The plan utilizes 20 ft. tall light poles and meets the minimum lighting 

requirement of 0.4 fc for all parking and drive areas. Lighting levels do not exceed the 

maximum of 1.0 fc at the public right-of-way and 0.5 fc at the property lines, with the 

exception of lighting at the west property line of up to 0.9 fc. This will need to be 

reduced to 0.5 fc and will be addressed during Site Plan Review. 

 

Building Facades - The applicant has provided building elevations for the car wash 

building. The elevations include a combination of prefinished metal panel, Nichiha fiber 

cement panel, brick, and storefront glazing. Commercial building design standards 

require facades to consist of at least 50% Class I materials. The applicant is meeting this 

requirement on the east (side) elevation, but is requesting BSMs to allow reduced Class 

I materials to 43% on the west (South Koeller Street) and 7% on the north (Osborn 

Avenue) façades. The rear (south) elevation is exempt for the Class I material 

requirement. 

 

 
 

Staff is supportive of the reduced Class I material requirement on the west (South 

Koeller Street) façade, it is only slightly deficient of the Class I material requirement and 

also utilizes Nichiha fiber cement siding. Although Nichiha fiber cement is considered a 

Class III material, staff feels that it is a high quality, durable material, which is 

comparable with other Class I materials. The combination of Class I materials 

(brick/glazing) and Nichiha fiber cement comprises 56% of this façade. 

 

Staff is also supportive of the Class I material reduction on the north (Osborn Avenue) 

facade. The applicant is exceeding the street frontage landscaping point requirement, as 

well as the medium tree requirement, along the Osborn Avenue frontage to compensate 

for the Class I material reduction. 
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ITEM 4:  SIP  1700 S.  Koeller St. 

 

 
 

Findings: In its review and recommendation to the Common Council on an application 

for a Planned Development district, staff recommends the Plan Commission consider 

findings based on the criteria established by Chapter 30-387 (C)(6):  

(a) The proposed Planned Development project is consistent with the overall 

purpose and intent of the Zoning Ordinance as the proposed drive-through 

car wash use of the site will not have a negative impact on the public because 

it is a permitted use in the SMU District and is compatible with neighboring 

commercial uses.  

(b) The proposed Planned Development project is consistent with the City’s 

Comprehensive Plan as the proposed drive-through car wash is consistent 

with the 2040 Comprehensive Land Use Plan recommendation of Interstate 

Commercial. 

(c) The proposed Planned Development project would maintain the desired 

relationships between land uses, land use densities and intensities, and land 

use impacts because the commercial use of the property is consistent with 

neighboring commercial uses.  

(i) The proposed Planned Development project will produce significant benefits 

in terms of environmental design and significant alternative approaches to 

addressing development performance that relate to and more than 

compensate for any requested exceptions/base standard modifications 

Page 8



ITEM 4:  SIP  1700 S.  Koeller St. 

variation of any standard or regulation of this Chapter. The applicant has 

exceeded the paved area landscaping requirement by 61% and has exceeded 

the street frontage landscaping point requirement along Osborne Avenue by 

28% to compensate for increased parking, slightly reduced pavement setback, 

and reduced Class I materials on the west and north facades.  The applicant 

has also provided increased landscaping along the South Koeller Street side 

of the drive-through lane to offset the BSM request for a drive-through 

window between the principal building and street right-of-way. 

 

Recommendation/Conditions: Staff recommends approval of the Specific 

Implementation Plan with the findings listed above and the proposed following 

conditions: 

1. Base Standard Modification (BSM) to allow increased number of parking spaces 

to 50. 

2. BSM to allow reduced side yard (east) setback for existing pavement to 4.67 ft. 

3. BSM to allow street frontage landscaping with the drip line, at maturity, located 

further than ten feet from the public right-of-way. 

4. BSM to allow reduced Class I materials on the west (South Koeller Street) façade 

to 43% 

5. BSM to allow reduced Class I materials on the north (Osborn Avenue) façade to 

7%. 

6. BSM to allow a drive-through window located between the principal building 

and the street right-of-way. 

7. Final landscaping, lighting, and signage plans shall be reviewed and approved 

by the Department of Community Development. 

Page 9



Page 10



Page 11



Page 12



Tommy’s Express Car Wash 
1700 Koeller St 

Oshkosh, WI 

BUILDING DESCRIPTION 

The proposed car wash building will include a 130-foot-long tunnel design, with a 
building footprint square footage of approximately 5,270 square feet. Site access to the 
property will be from Osborn Ave.  A Tunnel entry at the North end of the property and 
tunnel exit at the South end of the property. The car wash building will house standard 
wash bay and drying areas, mechanical support spaces, storage areas, employee, 
customer service, and support areas including restroom facilities and employee-only 
work areas.  

Exterior materials of the car wash will consist of many prefinished metal materials 
including metal panels of Tommy Car Wash's signature Cardinal Red color on featured 
tower elements that flank  the North and South ends of the building, prefinished 
aluminum composite panels in a complementing Red color over the tunnel entry and 
exit with Ebony panels at the bases, and prefinished aluminum Metallic Silver parapet 
fascia and cornice features. Additional complimentary exterior materials to contrast the 
prefinished metals include fiber cement textured panels in Gray color at offsetting facade 
locations opposite corners of the metal panel tower features and split face CMU 
wainscot around the base of the building in Ash color. Lastly, the tunnel design is 
highlighted with a high percentage of storefront glazing, as well as an arching glass roof 
design, to provide the signature appearance of the car wash structure skinned over a 
structural steel frame. 

Note that the owner’s intension is to eventually utilize the adjoining area to the east of 
the car wash for a small commercial business that would be in keeping with land use 
and zoning requirements.  It is understood such would require additional approvals and 
a CSM.  Note also that the owner has worked with the appropriate authorities to confirm 
that the “vision easement” previously shown on the survey is no longer in force, and hence it 
has been removed from the plan documents.

This SIP submittal has not been materially modified from the approved GDP.  
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