
REQUEST FOR QUALIFICATIONS 
RIVER NORTH NEIGHBORHOOD DEVELOPMENT 

WAUPACA WI 

Date Issued: September 14th, 2021 
Proposals Due: October 8th, 2021 

For more information please contact: 

Aaron Jenson, City Administrator 
111 S. Main Street, Waupaca, Wisconsin 54911 

T: 715.258.4411 
E: ajenson@cityofwaupaca.org 
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OVERVIEW 
The City of Waupaca is seeking proposals from qualified developer(s) to work with the City on 
the development of a new neighborhood (River North) on the east side of the City (See figure 
below). 

Figure 1 Neighborhood Concept Plan 
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Anticipated development includes a mix of residential and commercial development serving the 
needs of this growing area of the City.  

The development opportunity comprises approximately 80 acres as shown in figure 1 below. 
The City anticipates working with one or more development teams to execute a  mixed-use 
development that reflects the overall vision and neighborhood character shown in figure 2 on 
the following page and in the attached document – “Waupaca River North Concept Plan – 
Reduced”  
 
For more information on the available parcels and adjacent ownership visit: 
https://public1.co.waupaca.wi.us/land-records-viewer/ 

 
  

22 acres 20 
acres 

22 
acres 

13 
acres 

3 ac. 
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Figure 2 Targeted City-owned Parcels within study area 
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ABOUT US 
Even though Waupaca is a small town, it has a lot to offer. Being so close to the Chain O’ Lakes 
means that the Chain and the outdoors in general are a huge asset to the community, especially 
when it comes to tourism. But there is also a growing downtown, thriving industry and the 
opportunities that make Waupaca a place to call home. 

In Waupaca you get the best of both worlds — 
you can relax in the beauty of untouched nature 
and get away from a hectic life in the city, but 
also be part of a vibrant community with plenty 
of activity and things to do.  

The largest city and county seat in Waupaca 
County, the City’s population increased to 6,200 
residents according to the recently released 
2020 census figures. The Chain to Main area is 
closer to 15,000 in population, reaching double 
that figure in summer months.  

Over the past three years the City 
has seen strong demand for 
single family and multifamily 
development, and this trend is 
expected to continue as a result 
of strong local job growth and 
increased opportunities for 
remote working.  

Waupaca is centrally located on 
US HWY 10 within a 1-hour drive 
of several mid-sized cities as 
well as two regional airports. 
While the “Chain to Main” area is known for its lakes, trails, parks, and historic downtown it is 
also within an easy drive to major shopping districts, entertainment and sports venues. 
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VISION 
The subject property is currently zoned Industrial, however 
to support continued growth and development the City has 
recently completed an update to its Comprehensive Plan 
identifying the area as Community Mixed Use. The intent 
with this district is to support existing uses as well as larger 
future redevelopment and adaptive reuse opportunities 
including residential, commercial, institutional, light 
industrial, or civic uses. 

It is the City’s goal to partner with one or more qualified 
developers to establish a new mixed-use neighborhood on 
the City’s east side just north of the Eastgate Subdivision, 
which is nearing completion.  

The attached River North Neighborhood Concept Plan 
(Figure 2) establishes a preliminary circulation network and 
land use framework to help guide development discussions. 
The first phase of development anticipates a focus on 
establishing workforce housing for a major local employer, 
as well as single family and two-family housing products. It 
should be noted that the concept plan is conceptual only, 
and the City intends to work with one or more developers to 
prepare draft and final plats for the subject area to facilitate 
desired, market feasible development. 

Figure 3 Waupaca's single family housing 
stock increased by 60 units over the past two 
years 

Figure 4 Two new multi-family 
developments have added 100 units of new 
apartments over the past two years 
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ASSISTANCE 

Facilitating the development of this new neighborhood is a high priority for the City, the 
Waupaca Foundry, and the Waupaca Area School District. The City owns the subject land and 
may provide assistance to one or more developers depending on the proposed value and scope 
of the development through tools including but not limited to: 

1. Subsidized land sales

2. Providing TIF assistance

3. Assisting developers in accessing other financial resources (e.g., grants, loans, etc.)

4. Facilitating meetings with various stakeholders (e.g., elected officials, staff, citizens,
etc.) as needed.

REQUIREMENTS 
The City seeks qualified development teams to submit statements of qualifications. Qualified 
firms will have successful experience with the following: 

• Experience financing, constructing, and/or managing workforce housing
• Experience financing, constructing, and/or selling single family, two family, or

commercial real estate products

SUBMITTAL REQUIREMENTS 
Interested parties shall submit the following information in order to respond to this RFQ. 

Statement of Interest (Cover Letter) 

Please provide a clear statement of interest in the project, articulating the teams anticipated 
role in the development. Clearly state if the team is interested in fee based or at risk 
development, and explain in your own words what additional partners you may be looking to 
engage with in order to execute that portion of the project the team is most interested in 
pursuing. Please also describe what product type your team seeks to develop – residential, 
commercial, or other proposed uses.  

Developer Experience 
1. Staff profiles or resumes of key staff members assigned to this project.

2. Information regarding at least three relevant projects undertaken and completed by the
developer including relevant details such as:

• Description of the development team including key staff members
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• Project name, type, location, acreage, # of units, total building square footage, uses,
total project costs/sales value of finished project(s)

• Financing resources including private and governmental assistance used
• Photos, renderings, or other visual aids which help communicate successful past

development projects executed by the proposer.

3. Contact information (including email address) for at least three references, from sources
such as financial institutions, lenders or project sponsors; municipal officials involved in the
approval process or execution phase; or past clients who can attest to the built facility or
final end product.

SIGNATURE BLOCK 

Company Name Authorized Signature 

Mailing Address Printed Name 

City, State, Zip Title 

Type of Entity (S-Corp, LLC, etc.) Phone Number 

Web Site Email Address 
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SUBMISSION REQUIREMENTS 
Proposals shall be submitted through Adobe PDF. All images, drawings, renderings, or plans 
shall be included electronically by October 11th 2021 to: 

Aaron Jenson, City Administrator 
T: 715.258.4411 
E: ajenson@cityofwaupaca.org 

SELECTION PROCESS 
After the city has received submissions from interested parties there will be internal review of 
each submission. One or more proposers may be contacted to schedule an interview. City staff 
and economic development partners will conduct interviews with potential project partners in 
October 2021. Staff will then present its recommendations to the City’s Community 
Development Authority for further consideration. Ultimately, the City intends to enter into one or 
more development agreements to facilitate execution of the desired development.  

FINANCIAL REIMBURSEMENT 
The City will not reimburse any firm for their time or expenses associated with preparing their 
statement of qualifications.  

QUESTIONS 
Questions regarding any part of this RFP may be referred to Aaron Jenson, Director of 
Community and Economic Development for the City of Waupaca.  

DISCLOSURE AND CONDITIONS 
Clarification of proposals: The City reserves the right to obtain clarification of any point in a 
consultant’s proposal or obtain additional information. Any request for clarification or other 
correspondence related to the RFQ shall be in writing or email, and a response shall be provided 
within three (3) business days. 

The City may choose to accept one or more statements of qualifications that demonstrates an 
ability to meet the needs of the City. The City reserves the right to waive any formalities, defects, 
or irregularities, in any proposal, response, and/or submittal where the acceptance, rejection, or 
waiving of such is in the best interests of the City. The City reserves the right to disqualify any 
proposal, before or after opening, upon evidence of collusion, intent to defraud, or any other illegal 
practice on the part of the consultant. 
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This Request for Qualifications (“RFQ”) is being furnished to the recipient by the City of Waupaca 
(the “City”) for the recipient’s convenience. Any action taken by the City in response to 
submissions, made pursuant to this RFQ, or in making any awards or failure or refusal to make 
any award pursuant to such submissions, or in any cancellation of awards, or in any withdrawal 
or cancellation of this RFQ, either before or after issuance of any awards, shall be without any 
liability or obligation on the part of the City and its employees, officers, or commissioners. 

The City, at its discretion, may at any time withdraw this RFQ, may accept or decline any 
submissions and may waive any abnormality if the City deems appropriate and if it is in the City’s 
best interest. The City has the ability to determine the responsiveness and acceptability of any 
submitted proposal. 

The City and the selected developer(s) will be bound only if and when a submission, as same may 
be modified, and any applicable definitive agreements and budgetary authorizations pertaining 
thereto, are approved by the City of Waupaca’s Common Council and then only pursuant to the 
terms of a future development agreement(s) executed among the parties. 

TIMELINE
ITEM DATE
RFP issued September 13th 2021 
Deadline for submitting questions September 28th  2021 by 4:00pm CDT 
Deadline to submit proposal October 11th  2021 by 4:00pm CDT 
Interview notification for selected 
developer(s) 

October 18th 2021 

Interviews conducted for final 
developer(s) 

October 18th – October 27th 

Notification to preferred developers (s) October 29th

Negotiate development agreement(s) October-December 2021 

Figure 5 Downtown Waupaca is thriving, with over 6M in new infrastructure and investment to be completed by Q4 2021 



 River North Concept Plan - Reduced
City of Waupaca

July 2021 Prepared by: Vandewalle & Associates



Project Summary

The goal of this neighborhood plan is to provide a framework 
for developing a new residential neighborhood featuring a 
variety of housing options for the community of Waupaca. The 
City owned land, previously planned as industrial and 
commercial uses, offers the l opportunity for the City to 
facilitate new residential homes that help foster growth and 
investment in the City, new residential tax base, and housing 
options in support of exiting employers. Vandewalle & 
Associates worked with the City to find the best way to create 
transitions from the surrounding existing uses and develop a 
plan for an interesting and desirable place to live with a focus 
on providing a variety of housing options and formats in close 
proximity to the existing employment district. The plan 
includes housing options that range from single family homes 
with walkout basement and three car garage potential, to 
more modest single family homes, twin homes or duplexes, 
townhomes and interior hallway multi-family buildings.

Open space and trail connections to the existing trail network 
and the Waupaca River accent the neighborhood design and 
offer connectivity to the surrounding community as well as 

amenities within the neighborhood including walking paths, 
pedestrian/bicycle connections, and a corridor that could 
accommodate recreational vehicles or snowmobiles. The park 
in the center of the neighborhood is designed to be a 
gathering place with multiple access points and direct 
sightlines from the main neighborhood entry with an 
opportunity for an iconic feature in the park to become part of 
the neighborhood identity. 
  
The neighborhood design is further refined through 
conceptual cross sections for the neighborhood entry street 
with a median, typical residential streets as well as a trail, 
buffer and stormwater corridor between Royalton Street and 
new development. Character images have been included for 
the range of housing proposed as well as the open space, 
stormwater and trails to help guide future development 
discussions for the neighborhood. 
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