
A quorum of the Administration Committee, Board of Public Works, Park Board, and/or Common Council may attend this 
meeting; (Although it is not expected than any official action of any of those bodies will be taken). 

Menasha is committed to its diverse population. Our Non-English speaking population or those with disabilities are invited to contact the 
Community Development Department at 967-3650 at least 24-hours in advance of the meeting so special accommodations can be made. 

CITY OF MENASHA 
REDEVELOPMENT AUTHORITY 

Menasha City Center 
December 6, 2022 

Room 133 
 

5:15PM 
Or immediately following the Plan Commission Meeting 

 
AGENDA 

 
A. CALL TO ORDER 

 
B. ROLL CALL/EXCUSED ABSENCES 

 
C. PUBLIC HEARING 

 
D. MINUTES TO APPROVE 

1. Minutes of the October 17, 2022 Redevelopment Authority Meeting 
 

E. PUBLIC COMMENTS ON ANY MATTER OF CONCERN ON THIS AGENDA 
(five (5) minute time limit for each person) 
 

F. DISCUSSION / ACTION ITEMS 
1. Offer to Purchase – Province Terrace Lot 12 – 1148 Province Terrace (Parcel 7-00001-12)  

a. The RDA may adjourn into Closed Session pursuant to Wis. Statute 19.85(1)(e): 
Deliberating or negotiating the purchasing of public properties, the investing of public 
funds, or conducting other specified public business, whenever competitive or bargaining 
reasons require a closed session (Offer to Purchase – Province Terrace Lot 12 – 1148 
Province Terrace (Parcel 7-00001-12)). 

b. The RDA may adjourn into Open Session to take action on items discussed in closed 
session. 

2. Request for Proposals – Vacant Banta Parking Lot South of Ahnaip Street (477 Ahnaip Street) 
Review 

3. Brownfield Advisory Committee (BAC) – US EPA Brownfield Site Assessment Grant Update 
4. 2023 Proposed Meeting Calendar 
5. Set Next Meeting  

 
G. ADJOURNMENT 

 
If you have questions, please call the Community Development Department at  

(920) 967-3650 between 8:00 AM – 4:00 PM, Monday through Friday. 
 

 



CITY OF MENASHA 
Redevelopment Authority 

Menasha City Center 
100 Main Street, Room 133 

October 17, 2022 
DRAFT MINUTES 

 
 

A. CALL TO ORDER 
The meeting was called to order by Chairperson Vanderhyden at 5:00 PM. 
 

B. ROLL CALL/EXCUSED ABSENCES 
REDEVELOPMENT AUTHORITY MEMBERS PRESENT: Alderperson Nichols, Chairperson Kim 
Vanderhyden, Kyle Coenen, Matt Vanderlinden, Gail Popp, Kip Golden and Bob Stevens. 
 
REDEVELOPMENT AUTHORITY MEMBERS EXCUSED:  

 
OTHERS PRESENT: CDD Schroeder and CA Struve 
 

C. PUBLIC HEARING 
 

D. MINUTES TO APPROVE 
None  

 
E. PUBLIC COMMENTS ON ANY MATTER OF CONCERN ON THIS AGENDA 

(five (5) minute time limit for each person) 
None 
 

F. DISCUSSION / ACTION ITEMS 
1. Offer to Purchase – Province Terrace Lot 11 – 1133 Province Terrace (Parcel 7-00001-11)  

CDD Schroeder provided an overview of the offer to purchase by Brandon Boe to acquire Lot 11 
of Province Terrace for the amount of $100,000 for the purpose of developing a retail coffee 
shop and/or multi-tenant building with a coffee shop and drive through as an end cap. CDD 
further explained that following the packet, the Buyer no longer intended to consider a multi-
tenant facility and the only intention was to do a small drive thru coffee facility with minimal 4-6 
indoor tables for seating.  

 
Matt Vanderlinden arrived at 5:10pm 

 
General discussion ensued including the following: 

• Use of a coffee shop 
• Size of the lot 
• Scale of the development 
• Lack of details 
• Singular use versus a multitenant development 
• Value of the project and property 
• Listing price of the land 
• Process - Land purchase and development agreement 

 
No action was taken. Offer would expire. RDA directed staff to communicate discussion points 
with the prospected buyer.  
 
a. The RDA may adjourn into Closed Session pursuant to Wis. Statute 19.85(1)(e): 

Deliberating or negotiating the purchasing of public properties, the investing of 
public funds, or conducting other specified public business, whenever competitive 



or bargaining reasons require a closed session (Offer to Purchase – Province 
Terrace Lot 11 – 1133 Province Terrace (Parcel 7-00001-11)). 
RDA did not adjourn into closed session. 

b. The RDA may adjourn into Open Session to take action on items discussed in closed 
session. 

 
2. Offer to Purchase Amendment – Lake Park Villas – Lot 64 (Parcel 7-01700-64)  

The Buyer pulled their offer to purchase. No further discussion. 
 
a. The RDA may adjourn into Closed Session pursuant to Wis. Statute 19.85(1)(e): 

Deliberating or negotiating the purchasing of public properties, the investing of 
public funds, or conducting other specified public business, whenever competitive 
or bargaining reasons require a closed session (Offer to Purchase Amendment – 
Lake Park Villas – Lot 64 (Parcel 7-01700-64)). 
RDA did not adjourn into closed session. 

b. The RDA may adjourn into Open Session to take action on items discussed in closed 
session. 

 
3. Set Next Meeting  

The next meeting was set for November 1, 2022. 
 

G. ADJOURNMENT 
Chair Vanderhyden made a motion to adjourn the meeting at 5:20 PM. The motion was seconded by 
Comm. Coenen. The motion carried. 
 

 
Minutes respectfully submitted by CDD Schroeder   



 
 

City of Menasha ● Department of Community Development 

100 Main Street ● Menasha, Wisconsin 54952 ● Phone (920) 967-3650 ● Fax (920) 967-5272 
www.cityofmenasha-wi.gov 

 

 

  

MEMORANDUM 

To:  Redevelopment Authority 

From:  Community Development Department/SS 

Date: December 6, 2022 

Re: Offer to Purchase – Province Terrace Lot 12 – 1148 Province Terrace (Parcel 7-00001-12)  
 
Attached is an offer to purchase lot 12 of the Province Terrace Subdivision being 1148 Province Terrace 
(Parcel 7-00001-12). Lot 12 is zoned C-1 General Commercial and is located on the corner of Province 
Terrace and Jennie Street. The property to the north and west are occupied office uses. The property to 
the south and east are currently vacant owned by the RDA. Further to the south is the Stone Toad 
Restaurant.  
 
The offer by, Cap Enterprises of 
Appleton, is an offer in the amount 
of $45,000. The Buyer, CAP 
Enterprises of Appleton, is the owner 
and business owner of the adjoining 
property to the west being UIA 
Health Insurance. The purpose of the 
acquisition as noted on line 251 of 
the offer is for future office 
expansion. This type of use in the C-1 
District is permitted by right.  
 
Summary of the offer of purchase: 

1. Buyer – CAP Enterprises of 
Appleton (UIA Health 
Insurance) 

2. Purchase Price - $45,000 
($1.42/SF) – List price of 
$63,320 ($2.00/SF) 

3. Binding Acceptance – 
12/31/2022 

4. Closing – 1/31/2023 
5. Earnest Funds - $2,500 to be 

held by NAI  
6. Proposed Use – Future 

Office Expansion 
7. Contingencies – Buyer Subsoil investigation; Buyer CSM approval prior to closing; Seller conduct 

ALTA Survey w/in 15 days of acceptance 
8. Seller to provide Gap coverage 

 



Staffs review of the offer included the following considerations: The City would like to support existing 
businesses and allow them to expand in place, however, no definitive expansion timeline or rough plan 
has been submitted to ensure the development is scalable to the property and timely; There is room to 
expand on the existing site; The purchase price is on the lower end as the sites are marketed in line with 
other sales in the region, however, for the right development it could be viable; The closing date is likely 
tight if the Buyer wishes to get a certified survey map approved allowing the combination of the two 
properties prior to closing; With a reduced sale price and a fair listing price, I do not believe the RDA 
would be interested in providing an ALTA survey; The RDA does not provide Gap coverage as a municipal 
entity.  
 
The RDA has several option:  

A. Accept the Offer 
B. Table the Offer 
C. Deny the Offer  
D. Counter the Offer 

a. Option to Purchase/First Right of Refusal 
b. Land Purchase and Development Agreement 

E. Take no action 



























 
 

City of Menasha ● Department of Community Development 

100 Main Street ● Menasha, Wisconsin 54952-3151 ● Phone (920) 967-3650 ● Fax (920) 967-5272 
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MEMORANDUM 
 

Date: December 6, 2022 
 
To: Redevelopment Authority 
 
From: Community Development Department/SS 
 
RE: Request for Proposals – Vacant Banta Parking Lot South of Ahnaip Street (477 Ahnaip 

Street) Review 
 
On October 20, 2022, the 
RDA released a request 
for proposals (RFP) for 
the future consideration 
of developing the former 
vacant Banta parking lot 
located along the south 
side of Ahnaip Street 
near the Racine Street 
Bridge, 477 Ahnaip 
Street. The request 
specifically called out for 
a creative and 
aesthetically pleasing 
designed townhome 
condo style 
development. The 
proposals were due 
November 18, 2022.  
 
In addition, the RDA has commenced the certified survey map with Davel Engineering to 
combine the two parcels and vacate a portion of remnant right-of-way.  
 
While the RFP was directly sent out to dozens of builders, developers, real estate agents, the 
City only received one proposal. The proposal is summarized as follows:  

1. Developer – Dark Horse Development partnered with Sterling Project Development 
2. Proposed Development – Nine modern complimentary townhouses – front loaded 

garage doors – 1750 and 2100SF – 2 to 3 stories – high ceilings, large windows, open 
floor plan, higher end appliances – private backyards - $450K to $600K price range 

3. Proposed Purchase Price - $1.00 and all municipal fees/charges waived 
 
Attached is the final RFP for reference and the full proposal received.  



THE REDEVELOPMENT AUTHROITY OF 

THE CITY OF MENASHA 

100 MAIN STREET, SUITE 200 

MENASHA, WI 54952 

ISSUED:    OCTOBER 20th, 2022 

PROPOSALS DUE:  NOVEMBER 18th, 2022 

     4:00pm 

PARCELS #3-00475-00 & 3-00482-00 
(as show on map above) 

3-00475-00 

3-00482-00  

Contact Information: 

Sam Schroeder 

Community Development Director 

PH: (920) 967-3651 

Email: sschroeder@ci.menasha.wi.us 

 

Farrah Yang 

Principal Planner 

PH: (920) 967-3652 

Email: fyang@ci.menasha.wi.us 



City of Menasha City-Owned Property Development Request for Proposals 

The Redevelopment Authority of the City of Menasha (RDA) seeks proposals from qualified 

developers regarding parcels in the Banta Development Corridor, along Ahnaip Street and 

between Oak Street and Naymut Street.  

 

1. Development Goals 

The RDA encourages submission of a plan for creative and aesthetically pleasing designed 

townhome condo development. The RDA wishes that the proposed project provide a design 

that fits the needs of the community while reflecting the urban environment and keeps with the 

historic aspects of the area. In addition, the RDA would like the condos to be designed where 

the front entrance faces Ahnaip Street to encourage a more walkable neighborhood. The idea is 

that condo residents could easily step out of their front door to an abundance of amenities 

across the street and river. The RDA understands that the site has constraints and hopes the 

design will value between $2-4 million and meet the housing needs of the immediate area and 

the Fox Cities Region.  

 

2. Property Description 

The parcels have been sitting idle as a parking lot for a decade. The site, if combined together, 

is .832 acres or 36,285 square feet.  The site has street frontage facing Oak Street and Ahnaip 

Street.  

Parcel #7-3-00475-00—26,528 square feet (.609 acres)  

Parcel #7-3-00482-00—9,757 square feet (.223 acres) 

 

3. Area Conditions 

 A. Location Conditions 

 The site is located on historic Doty Island and is one of the first sites people see when 

 entering the island from Menasha, as they exit the new Racine Street Bridge. Doty 

 Island itself is a special place for both Menasha and Neenah with so much history and 

 some of the most beautiful, uniquely designed homes. This particular site is part of an 

 area that has been in the works of redevelopment for years after the decline of  

 manufacturing in the area. Slowly the RDA and City are helping to restore the area to 

 its potential, as an amenity to the area. This redevelopment area (Exhibit B) includes 

 these two parcels and the parcels to the north of Ahnaip Street where the old Banta 

 and Gilbert Paper Mills used to operate. While the north side of Ahnaip was primarily 

 industrial use with the paper mills and printing plants, the area south of Ahnaip Street 

 has always been predominately residential. Nevertheless, the area is considered a 

 huge amenity to the City with its easy access to the waterfront.  



City of Menasha City-Owned Property Development Request for Proposals 

 B. Other Conditions 

 Just north of these two parcels, there have been a few plans to support the growth and 

 redevelopment of the area. Below are some of the plans with key notes and current 

 projects for the two parcels and the area north of Ahnaip Street surrounding Lawson 

 Canal. While some plans and projects do not include the two parcels of this RFP, they 

 are within the parcels’ surrounding area, and are important to the marketability for the 

 new development of the two parcels.  

 

Plans 

(Website of where to find 

the plan) 

Parcel #3-00475-00  

& 3-00482-00 

The Lawson Canal Area 

(North of Ahnaip, between Walnut and 

Racine Streets) 

The Downtown Vision 

Plan 

 
https://www.cityofmenasha-

wi.gov/ 

Go to “Departments”, then 

“Community Development” and 

then on the left side “Planning” 

  

Lists the two parcels as “Row 

House Residential” (see Exhibit D) 

which are defined as attached 

residential units that have front 

entrances on the street and 

garages in the rear. One of the 

principals also says for at least half 

of new housing units be owner-

“Lawson Canal Sub-Area” is planned to 

be a recreational resource for the area 

and will have open space and be ready 

for residential and commercial 

development. 

City of Menasha  

Comprehensive Plan 

  
https://www.cityofmenasha-

wi.gov/ 

Go to “Departments”, then 

“Community Development” and 

then on the left side “Planning” 

Parcels are shown as 

Neighborhood Mixed Use (NMU) in 

the Future Land Use Map (Exhibit 

C). Best practices for NMU are: 

 Two or more uses on a single 

tract/building 

 Townhome with zero front and 

side yard setbacks 

This area is categorized as Downtown 

Mixed Use (DMU) and its intent is to 

preserve the historic commercial district 

and provide significant density. DMUs 

encourages first-floor retail, service, 

office users, or destination businesses 

such as restaurants, bars, and 

entertainments. 

The Lawson  

Canal Master Plan 

  
https://www.cityofmenasha-

wi.gov/

news_detail_T6_R151.php 

N/A 

  

  

See Exhibit A for the concept map 

Oak Street Extension: Municipal  

infrastructure project that includes new 

street construction, the relocation/

consolidation of utilities, a new access 

bridge across Lawson Canal and added 

pedestrian trail amenities just north of 

Ahnaip Street 

Lawson Canal Restoration: 

Restoring the Canal to become a 

recreational place where people can 

kayak through canal and spill into the 

Fox River 

Fox Cities/Greater  

Outagamie  

Housing Strategy 
https://www.outagamie.org/

government/departments-a-e/

development-and-land-

services/comprehensive-

planning-special-projects/

housing-strategy 

While this Housing Strategy is for the broader region, it is also important to 

ensure that the development of these two parcels meet the demands and 

needs of the entire region as well. 



City of Menasha City-Owned Property Development Request for Proposals 

 

Other development and conditions of the area include the old Banta building that is currently 

being renovated into a mixed-use building with 34 market rate apartments called Banta Lofts, 

with 3,000 square feet of commercial space on the first floor. Across the street from the Banta 

development, a little ways down, the old Nicolet Elementary School was recently closed in 2022 

and is on the market with an anticipated historic redevelopment project. Lastly, Ahnaip Street, 

between Racine Street and Nicolet Boulevard, was urbanized to allow parking on the north side 

of the street. 

Exhibit B is the Alta Land Survey that includes the area from the Lawson Canal Master Plan and 

the RFP’s two parcels. 

 

 

 

 

 

 

 

4. Proposed Zoning and Land Use 

The current zoning is C-1 General Commercial. While medium and high density residential is 

allowed in the C-1 district with a special use permit, the general standards would be hard to 

meet on this unique site.  Zoning classes may need to be rezoned to meet the Comprehensive 

Plan. The Future Land Use Map (Exhibit C) shows these two parcels as Neighborhood Mixed 

Use (NMU). Potential Zoning Districts for NMU: R-4 High Density Multi-Family, TND Traditional 

Neighborhood Development, PUD Planned Unit Development, C-1 General Commercial, or C-2 

Central Business District 

The Redevelopment Authority (RDA) will be combining the two properties and working through 

the right-of-way vacation prior to final development proposals. 

5. Terms and Conditions 

The price of the available parcels in the area are about $2.50 per square foot. Once the 

developer is chosen, a land purchase and development agreement will be executed by the RDA 

and City to be signed by the developers.  

 

6. Proposal Requirements 

A. General Physical Development Requirements: 

All new multi-family construction shall compromise of at least 25% brick or 

comparable masonry. 

The overall design shall meet both urban and historic aspects of the surrounding area.  

Enclosed parking structure shall be provided for all units.  

All sides facing Ahnaip Street shall have a front door entrance/small porch.  

Window air conditioning units shall not be permitted on the street facing façade or on 

a façade visible from the right-of-way. 



City of Menasha City-Owned Property Development Request for Proposals 

 B. Proposal Content and Organization 

1. Developer and Project Description: In no more than one to two pages, 

list the names, titles, firms, telephone numbers, and other relevant company 

information. Provide background on the developers describing their experience 

and comparable projects in progress or successfully completed by the 

developer. Include project description for proposed construction, the exterior 

design concept and highlight any unique features that may be appealing to the 

goals, visions, personality of the City of Menasha.  

2. Concept Plan: Submit a conceptual site plan showing initial ideas for 

the building(s), placement, parking layout, access drives, and landscaping. 

Preliminary building elevations and/or renderings should be included.  

3. Financing Plan: Provide a description of anticipated general financing 

for the project. Include the following details: 

a. State of developer’s financial ability and resources at the developer’s 

disposal.  

b. Business concept including target market for the planned project and 

how the completed project would be marketed (price range of units). 

4. Proposed Offer: Offer price to purchase the Site. 

  

7. Submittal Deadline and Selection Process 

The RFP’s deadline will be 4:00pm CST November 18th, 2022.  City staff will review the 

proposals and contact the developer if there are any questions prior to presenting proposals to 

the Redevelopment Authority.  

An original, hard copy, of completed proposal and one (1) digital copy of the completed 

proposal (either in email or USB) shall be submitted to the following address:  

Redevelopment Authority of the City of Menasha 

Community Development Department 

100 Main Street, Suite 200 

Menasha, WI 54952 

The RDA Board will select proposals that enable the community to best realize the objectives 

for the area. The RDA reserves the right to reject any and all proposals.  

Proposals that meet the requirements of the RFP will be scheduled for review and a tentative 

oral presentation to the RDA. The RDA will determine whether they wish to accept, reject or 

seek additional information on a proposal. After a proposal is selected by the RDA, a land 

purchase and development agreement will be prepared by City Staff for review and approval 

by the developer, RDA and Common Council.  



 

November 18, 2022 
 
Redevelopment Authority of the City of Menasha 
Community Development Department 
100 Main Street, Suite 200 
Menasha, WI 54952 
 

RE: Request For Proposals For Development Of Parcels #3-000475-00 & 3-00482-00 
 
To whom it may concern, 
 
Dark Horse Development is pleased to submit our proposal for the townhome development 
located at parcels #3-00475-00 and 3-00482-00. We are a local development company with a 
passion for creating a difference within the communities that we choose to work within. Over 
the course of our most recent development project in Menasha, Habor Lofts, we have gained a 
great deal of respect for this city and would like to continue to work with the community 
development department to bring high-quality products to the area. We appreciate the 
opportunity to continue the growth of the downtown community by introducing beautiful 
residential units to the Lawson Canal Sub-Area, as described in the Downtown Vision Plan. We 
are excited to move forward with this project, in lock step with the Community Development 
Department, and create a townhome model that can be replicated within the community. 
 
Michael Cantor with Sterling Project Development (SPD) will be joining the team as our 
development consultant partner. Michael led the development of the condominiums at 
Titletown and can lend that experience and expertise that SPD has to offer towards making this 
project a success for the community. 
 

Respectfully submitted, 

 
 
 
 
 
 
 

 
 

 
 
 
 

Dark Horse Development Dark Horse Development 
Sam Schmidt Cole Alsbach 

VP Business Development VP of Business Operations 
(920) 915 7333 (920) 213 0823 

Sam@darkhorsedevelopmentllc.com Cole@darkhorsedevelopmentllc.com 
  



 

Developer Introduction and Relevant Experience 
 

Dark Horse Development – Who We Are 
 
Dark Horse Development was founded in 2020 by two Fox Valley natives: Cole Alsbach and Sam 
Schmidt. Our mission is to invigorate and revitalize communities through thoughtful and bold 
development. Dark Horse is currently developing two projects: Fox Commons and Harbor Lofts. 
Both projects are mixed-use buildings in the heart of their cities’ downtowns, requiring close 
collaboration with each respective municipality. With our strong sense of community, Dark 
Horse chooses to work on projects aimed to positively affect the future of the Fox Valley. 
 
Fox Commons 
Appleton’s 200,000 SF City Center Plaza will be redeveloped 
into a thriving urban hub; anchored by health & wellness 
services, retail, residential, and office space for companies 
such as gener8tor, a nationally recognized venture capital 
incubator. The project is currently in negotiations of the 
purchase agreement, once the City Center is redeveloped in 
2024 it will be renamed Fox Commons. 
 
Harbor Lofts  
Previously home to Anchor Bank, 130 Main St in Menasha was 
purchased and redeveloped into a mixed-use building 
containing 14 luxury residential units complemented by 5,000 
SF of commercial space on the first floor. Harbor Lofts is 
currently under construction and scheduled to be completed by 
March 2023. 
 

Sterling Project Development – Who We Are 
 
Sterling Project Development (SPD) is an industry leader in providing real estate development 
and advisory services, managing, or advising over 200 projects with an aggregate property value 
of more than $60 billion. SPD is an affiliate of Sterling Equities, a 50-year-old real estate 
owner/manager and developer based in New York.  
 
Titletown 
SPD is proud to have partnered with Titletown Development in 
Titletown from conception to where the neighborhood is today. 
Located just west of Lambeau Field, Titletown is a 45-acre 
mixed-use development. The development has completed over 
$300 million in investment in the NFL’s smallest market and 
includes 29 townhomes.  

 
 

https://www.foxcommons.com/
https://www.gener8tor.com/
https://www.harborloftsmenasha.com/
https://www.titletown.com/


 

Project Vision 
 

Dark Horse aims to continue bringing high-quality products to Menasha that emphasize modern 
and bold design while retaining its charm. Our new style of design for this area will tie 
effortlessly into the neighborhood's existing architecture. Our preliminary plans intend to have 
three textures in our façade inspired by modern townhome designs across the country as well 
as the nearby historic architecture found on Doty Island. A mix of white siding and black panels 
brings an eye-popping, clean, and modern look, which will be complemented with stone 
masonry work to ground the townhomes to the spirit of Menasha.  
 
Our townhomes with their eye-catching facades, grand 10-foot ceilings, large bay windows, 
high-end appliances, and open floor plans will separate themselves from the competition and 
draw any potential homebuyer to the area. Units will be 2-3 stories with a total square footage 
of 1750-2100 square feet.  
 
As Menasha continues to develop its Downtown Vision Plan and river presence, Dark Horse and 
Sterling Project Development will deliver a residential development to the city that will 
continue this mission of improving our community. 
 

Architectural Design Partner 
 
Dark Horse is partnering with Gries Architectural Group Inc. for design. Gries is a local 
architecture firm with an impressive portfolio of projects in the Fox Valley such as the Boys and 
Girls Club in Menasha and Park Central Apartments in Appleton. The firm provides a full range 
of professional architectural services, including master planning, program analysis of user 
requirements, architectural and interior design, material and systems specifications, and 
construction management. Gries was the original designer of the townhome proposal and has 
intimate knowledge of the site and surrounding neighborhood. With their help, we have 
multiple design renderings. 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 



 

Conceptual Design 
 

Reimagined from award-winning designs across the country, we are very pleased to present our 
townhome design that meets all the design requirements set for in the RFP. The layout was 
created to have garages in the front, offering each unit a large back patio and communal park 
to foster a community environment. This staggered arrangement gives each unit windows on all 
four sides, a rarity for townhomes. Currently depicted all townhomes at two stories with an 
inclusive one stall parking garage. The unit size can be increased to three stories with a two-car 
parking garage depending on market demand. 
 
This striking design separates our product from what is currently out on the market and will be 
a great lure for individuals who have moved from larger cities and are more accustomed to 
high-quality, modern-style housing.  
 

Street Level, Looking Southeast across Ahnaip St.    Birds-Eye View, Looking South 
 
 
 
 
 
 
 
 
 
 

 
 
 
    Street Level, Looking Northeast  
 
 

 

 

 

 

 

 



 

 

Dark Horse Development Financing Capabilities 

Dark Horse Development will be responsible for the required equity needed to move the 
project forward and have received assurance from our local lenders who are excited to work 
with us on this project.  

Marketing Plan 
 
The target market for this proposed project would be those in need of modern, mid-sized 
metropolis-style townhomes here in the Fox Cities. As more young professionals, work-from-
home transplants, and retired folks seek to call our Fox Cities home, the desire and need for 
zero maintenance and high-end housing is only growing, and we are ready to begin fulfilling this 
need. Our real estate agent, Conner Stilp, at Century 21 Ace Realty, has many clients moving 
from large cities to our area but is struggling to replicate the type of housing available to them 
in their prior cities. Chicago, Minneapolis, Milwaukee, Detroit, and other similar cities have 
great condos that allow buyers to own a homestead while enjoying a maintenance-free 
lifestyle, that is currently only commonly available here in rental properties. The call for zero-
maintenance living while also holding a homestead has never been more vital in the Fox Valley 
than it is now. With more financially able people looking to plant roots in the Fox Valley, the 
time is now to create space for these individuals and families to become members of our 
community and start investing back into the place they call home. 
 
Doty Island has long been a hotbed for unique properties of varying types and price points and 
a prime example of a tight-knit community. With the new Banta apartments nearly complete, 
the updated bridge, new businesses, and housing options in downtown Menasha; the addition 
of modern, high-end condos is the clear next step. Based on renderings and proposed details, 
Century 21 believes the price of these units, depending on finishes and features, to be in the 
$450,000-600,000 price range, with the opportunity to reach higher based on many local 
comparisons. As stated above, the target market for this project is young to middle-aged 
transplants with work-from-home abilities who are moving to the Fox Cities for its low cost of 
living, low crime rates, highly rated school districts, and thriving business community, both 
large and small. This project would be one of the leaders in this type of architecture for our 
area. With places like the Titletown District, Door County, and the nearly immediately sold-out 
Banta Court Condos under the College Avenue bridge, there is a pre-existing demand for 
developments like this. 
 
“Through this project, I look forward to showcasing the forward-thinking that Menasha has 
always brought to our tri-county area. I am excited to welcome the new residents to the same 
place I call home, Menasha's Doty Island. “ 
 

Conner Stilp 
 



 

 
 

Proposed Offer for Parcels 7-3-0045-00 & 7-3-00482-00 
  
With the rise in construction costs, interest rates, and the required marketing budget necessary 
to draw the ideal, out-of-state clientele, in-depth financial modeling shows a financial gap. The 
financial gap will need to be bridged to attract the necessary investable capital and meet lender 
financial requirements during this current period of tight liquidity within the capital market. To 
achieve the required returns for development while keeping a high-quality product at an 
affordable price, Dark Horse Development is proposing to purchase the property for $1.00 from 
the Menasha Redevelopment Authority and have all municipal-related changes (permit, impact 
fees, etc.) waived, and confirmation that the site is appropriately served from a utility 
perspective, with the necessary connections brought to the site in a mutually agreed upon 
manner to move the impactful project forward. 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Preliminary Building Elevations 



 
 

City of Menasha ● Department of Community Development 

100 Main Street, Suite 200 ● Menasha, Wisconsin 54952 ● Phone (920) 967-3650 ● Fax (920) 967-5272 
www.cityofmenasha-wi.gov 

 

 

  

2023 Meeting Schedule 
Redevelopment Authority 

Tuesday 
3:30 PM 

Plan Commission 

Monday 
6:00 PM 

City Council 
1/10/2023 2/6/2023 
2/7/2023 2/20/2023 
3/7/2023 3/20/2023 
4/4/2023 4/18/2023 
5/2/2023 5/15/2023 
6/6/2023 6/19/2023 

6/27/2023 7/17/2023 
8/1/2023 8/21/2023 

8/29/2023 9/18/2023 
10/3/2023 10/16/2023 
11/7/2023 11/20/2023 
12/5/2023 12/18/2023 

 
Bold = Irregular Meeting Dates 




