
CITY OF WAUPACA 
CITY PLAN COMMISSION 

  
REGULAR MEETING                                                   WEDNESDAY, MAY 10, 2017 
COUNCIL CHAMBERS, CITY HALL                                                        5:22 P.M. 
 

1. ROLL CALL 

Present: Mayor Brian Smith, Chairperson, Commissioners Justin Berrens, Ald. Eric Olson, Ald. Alan 
Kjelland, Pat Phair and John Kneer  

Absent: none 
 
Others Present:  Brennan Kane, Development Director, Henry Veleker, City Administrator/Clerk, media 
and public 

2. APPROVAL OF AGENDA 

MOVED by Ald. Olson SECONDED by Ald. Kjelland, to APPROVE the Agenda as printed.  6 ayes, 0 
nays, 0 absent.  MOTION CARRIED on a voice vote. 

3. APPROVAL OF PLAN COMMISSION MINUTES 
a. April 12, 2017 Meeting Minutes 

MOVED by Comm. Phair SECONDED by Comm. Kneer, to APPROVE the April 12, 2017 Meeting 
Minutes.  6 ayes, 0 nays, 0 absent. MOTION CARRIED on a voice vote. 

4. ACTION ITEMS 
a. None 

 

5. DISCUSSION ITEMS WITH POSSIBLE RECOMMENDATION 
a. Residential Housing in Downtown 

Mr. Kane said Mr. Joe Udoni stopped by the office to speak with him. Mr. Udoni said he no longer has a 
client who is currently interested in pursuing this type of use for residential housing in the downtown area 
and did not feel his participation for the meeting was warranted. 

Mayor Smith briefly reviewed the two properties originally pursuing residential use in the downtown area 
at 112 N. Main Street and the old Waypoint Financial building on the corner of N. Main Street and Water 
Street.  

Mayor Smith asked Mr. Rick Wolter if he would like to speak at this meeting. 

Rick & Tammy Wolter; 112 N Main Street, Waupaca, WI  54981. 

Mr. Wolter said they are moving from the Neenah area and were looking to find a rental space for Ms. 
Tammy Wolter’s art studio. She said the building is working well with her location in the lower level on 
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Cooper Street and added that their Neenah house is still for sale. They approached Mr. Kane regarding the 
idea to live on Cooper Street and said they were very clear regarding what the zoning codes say. He said 
their interest in having the conversation has to do with the context of what Waupaca is becoming, an arts 
community and revitalizing the downtown business district. He said his background is in business 
aviation and said he is very familiar with the machinery of how businesses need to be accountable and 
how they work. He said they were not expecting to be part of the downtown and some people had reached 
out to them to attend some meetings to become more familiar with things. They are downsizing and trying 
to be fiscally responsible for their future. He said they are interested in exploring how they could live on 
the Cooper Street side and keep their business in the front on Main Street. He said it is not feasible for 
them to build a second story for living quarters. He requested help from the City Plan Commission to find 
out how this idea could be accomplished and said it could be affordable to them to live on the Cooper 
Street side as the art studio is their future livelihood. He would like to have the conversation to explore 
residential zoning on Cooper Street. 

Comm. Phair commented that Mr. Wolter’s vision is pretty clear and asked Mr. Kane about the existing 
obstacles that are currently on the books. 

Mr. Kane said the current ordinances for the B-2 Central Business District zoning only permits residential 
on the second floor. He said the traditional live/work units were upstairs living spaces with 
commercial/office space on the main level.  

Comm. Phair asked if the configuration of the building with a lower level changes the definition of the 
zoning code. 

Mr. Kane said it does not because the physical address comes from the main road which is Main Street. 
He cited a similar example with T-Dubs having a Cooper Street address within the GIS system and said 
their physical address is East Fulton Street for the building. 

Comm. Phair asked Mr. Kane aside from the ordinance, what other concerns are there such as fire codes, 
etc. 

Mr. Kane said his department has done a preliminary investigation into the building and fire requirements 
and believes it could be a challenge regarding the standards of how much light and ventilation get into the 
area. There are also challenges regarding the number of egress exits that are required. He said if by chance 
Mr. Wolter and his wife would leave the business and rent the space a few years later, it would be a 
challenge because you would have a private residence that needs two exits through a rental space. He said 
there are certain square footage requirements within the building code, separation requirements for fire 
and many other state and international building standards that would have to be addressed if there were to 
be consideration for residential units on the first floor. He said this topic has been discussed internally and 
brought up with our consultants and feels the reaction is mixed as to whether it is appropriate to have 
residential living on the first floor. He said it is a decision for the City Plan Commission, Council and the 
community. 
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There was general discussion regarding other residential spaces that Mr. Kane said are considered non-
conforming. 

Mr. Kane said if those lower levels were converted into office space, they would not be allowed to 
convert them back to living spaces because that is considered a non-conforming use. 

Ald. Kjelland asked if someone were to purchase an entire building and would want to convert it into a 
townhouse residence if it would be prohibited.  Mr. Kane replied that is correct. 

Comm. Phair asked Mayor Smith if the ordinance would undergo any kind of change, what the process 
would be. 

Mayor Smith said the first step is for Council to discuss the issue. A public hearing would then be held to 
obtain the opinion of whoever wanted to attend. After the public comments, Council would then decide if 
they would want the ordinance to be changed or added which is true of any ordinance change. He briefly 
reviewed the rules Council must follow regarding ordinances, i.e., two readings and publishing in the 
local newspaper. 

Ald. Olson asked Mr. Wolter how much of the building would be business front and how much would be 
residential.  

Mr. Wolter gave a brief overview and said with architects reviewing the space and code, it would be like a 
big studio apartment. They would want to stay within the minimum limits with the front (Main Street) 
approximately 750 plus sq. ft. and said it would not require an additional egress. The remainder or back 
would not require an egress to Main Street. He said on the north side of the building, the windows facing 
the foundry could never be used for a bedroom space. He said within the “sandwich” level, it could be 
used as an extra bedroom or overflow. In the very lower level, they envision keeping the studio down 
there but opening the doors on an evening with lights and artwork out during a Friday or Saturday night or 
when there are other events that are planned throughout the community. They would restore the windows 
in the front of the building to re-characterize the historic value of the building. They have been talking 
with Mr. Scott Christie and Mark from the State Historical Society advising them of what the plan could 
be.  

Comm. Berrens asked why they chose this particular building since there are other vacant buildings.  

Mr. Wolter said the building was a foreclosure and it fit within their budget, and it works well for them.  
He said he is not sure of other buildings available at the time and if they were within their budget. He said 
they did have a conversation with Mr. Kane regarding the specific limitations in February or March and 
bought it anyway because they feel they have options. 

Comm. Berrens asked Mr. Kane if there are any other options besides just changing the zoning code. 

Comm. Kneer asked if there is an opportunity to look at condo platting to split the building to make it a 
Cooper and a Main Street address subdivision for two properties. 
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Mr. Kane said it is still the same building and the same zoning code so it does not matter if it is a condo or 
not. 

Comm. Phair made a suggestion to possibly add a sentence to the ordinance rather than change the 
ordinance to look at each request on a case-by-case basis. 

Comm. Kneer asked if there was any recommendation within the RDG study regarding any live/work 
situations for downtown. 

Mr. Kane said it has been discussed and said the opinions have been mixed within RDG whether it was a 
permitted use or if it is desirable in downtown areas. He said the general consensus is that it could be 
considered on the main floor with considerations such as square footage, special use permits or where 
there would be enforceable measures. He said the draft plan does acknowledge live/work possibilities. It 
is for the City Plan Commission and Council to consider and is included in the draft plan. He suggested a 
working group be established if Council and the City Plan Commission would like to look into the 
live/work possibility. The group could work with the consultants and their expertise. He does not think 
there is a quick fix and the issue should be studied.  He commented that this is a sensitive issue and we 
should not rush into a decision without knowing all of the ramifications from a zoning standpoint, 
building and fire protection standpoint because this is a use that is not common and feels it will take some 
time. He said there has been discussion regarding a housing code established for the upper units in the 
downtown area as well. 

Comm. Kneer said his comments from last month’s meeting are his concerns regarding live/work spaces 
on the main floor is that without careful planning and consideration the downtown could transform 
rapidly if the Commission opened up first floor residential. Especially with the work RDG has done and 
the extensive downtown planning the City has performed, whatever is decided needs to considered 
carefully. 

Mayor Smith said he feels the next step is to discuss this with Council and then the public which will 
determine the next steps to take. 

There was general discussion regarding the time it may take for the next steps regarding the draft 
Downtown Plan. 

There was continued discussion regarding how to proceed and possible timelines involved regarding the 
subject. 

Mr. Kane said he feels confident he could have a recommendation prepared for the City Plan Commission 
meeting in July. 

MOVED by Ald. Kjelland SECONDED by Comm. Phair to APPROVE to send to Council to make a 
recommendation to explore an ordinance change regarding downtown residential housing.  6 ayes, 0 nays, 
0 absent. MOTION CARRIED on a voice vote.  
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Marcy Reynolds: 407 Jefferson Street, Waupaca, WI  54981 

Ms. Reynolds, president of the Waupaca Community Arts Board, said she is happy to hear the City Plan 
Commission is willing to pursue a way to make this happen. She suggested looking at other cities that 
have thriving, arts economies where artist studio/living spaces puts an ordinance in place to promote those 
types of economies. She suggested St. Paul, MN and Madison, WI as possible places to review. 

Barbara Laedtke: No address stated 

Ms. Laedtke said she is not a city resident and reminded the Commission how hard the steering 
committee worked to keep Wal-Mart from taking away from our downtown. She asked the Commission 
to continue to think about historic preservation, think creatively and remain open minded. 

Jane Haasch: No address stated 

Ms. Haasch said she is part of the Waupaca Community Arts Center. She said her group is very happy to 
see something like this on N. Main St. She said Ms. Wolter was one of the artists ten years ago when the 
arts center was started and was with them for approximately six years. She said her grandparents were 
grocers in Milwaukee in the 1900’s and lived behind their store. 

Michelle Drake: No address stated 

Ms. Drake said she is here to represent Waupaca, King & In Between which is a group of retailers, 
restaurant and salon owners throughout Waupaca. They provide a map each year to tourists and shops 
which provides a listing of every shop and events in Waupaca. She also owns Lucky Tree and has been in 
business for six years. They took on a remodeling project on N. Main St. because they wanted to be a part 
of the vitality of Waupaca and believes it will continue to get better.  She said she believes there are a 
large number of business owners in the community that are behind different incentives and ways to attract 
new business to downtown. Their move made a huge difference in foot traffic to their store. She said they 
have interest in working with the City and RDG for the downtown to help bring more people such as Mr. 
& Mrs. Wolter into the community. 

6. REPORTS 

The reports were included in the packet. 

a. April 2017 Building Permits 
b. Development Update 

Mr. Kane said they are seeing an uptick with home remodels, there are a couple of new homes to be built. 
He said they have received some inquiries into development on the commercial side.  He said the propane 
project will be starting shortly. 
 
Comm. Kneer mentioned there were recent home sales. 
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Mr. Kane said overall, the city is 50% owner occupied and 50% rentals. 

MOVED by Ald. Kjelland, SECONDED by Ald. Olson to ADJOURN the May 10, 2017 Regular City 
Plan Commission Meeting. 6 ayes, 0 nays, 0 absent.  MOTION CARRIED on a voice vote.  
 
The meeting adjourned at 6:31 p.m. 
 
Mayor Brian Smith, Chairperson 
 
tj 


