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JOY HANNEMANN (PRIMARY CONTACT)
joy@mergeurbandevelopment.com  |  (715) 450-6181

BRENT DAHLSTROM
brent@mergeurbandevelopment.com  |  (319) 768-7235

Contact Us
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Development Group - Legal Entities / Addresses

DEVELOPMENT ENTITY:
Merge, LLC

Iowa Limited Liability Company
d/b/a Merge Urban Development Group

604 Clay Street
Cedar Falls, IA 50613

OFFICERS / OWNERS OF MERGE, LLC:
80% Brent Dahlstrom
20% Joy Hannemann
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Legal Entity, cont.

The to-be-formed legal entity that the City would contract with would be a Qualified Opportunity Zone Business 
entity, an LLC formed in the State of Delaware. The QOZB would be owned by Merge, LLC, the capital partner, and a 
to-be-formed Qualified Opportunity Zone Fund. The QOZF, also an LLC formed in the State of Delaware, would be 
managed by Merge, LLC and owned by the capital partner (90% - Skydeck or affiliate) and Merge, LLC (10%). 
Brent Dahlstrom, Manager, is the party authorized to act on behalf of the proposer. Organizational chart and QOZ 
assignment language used in similar development agreements is available upon request.
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Who We Are

BRENT DAHLSTROM
604 Clay Street
Cedar Falls, IA 50613
Ph. 319-768-7235

JOY HANNEMANN
Merge, LLC c/o Spaces
811 East Washington, #500
Madison, WI 53703
Ph. 715-450-6181

DAN DRENDEL, AIA, LEED AP
ARCHITECT
305 East Court Avenue
Des Moines, IA 50309
Ph. 515-494-0104

STEVE MILLER, AIA, LEED AP
ARCHITECT
305 East Court Avenue
Des Moines, IA 50309
Ph. 515-243-0074
Cell 319-389-7519

The team lead and owner of Merge 
Urban Development Group and ECHO 
Development Group. In his home state 
of Iowa, Brent has developed, owns 
and manages over 1100 apartment 
units. Brent has worked with the 
Slingshot team for nearly five years. 
Precedent projects are included in the 
proposal package.

A partner in Merge Urban 
Development Group, leading 
operations in development and 
property management. Joy is a 
UW-Eau Claire graduate with 
experience in construction, real estate 
investment, venture capital, and 
family-office management. She is 
originally from Stratford, WI and is 
based in Madison.

One of three partners at Slingshot 
Architecture, based in Des Moines, 
Iowa. The Slingshot team has built an 
extensive portfolio of projects that 
have impacted downtown Des Moines, 
including infill, historic renovation, and 
urban mixed-use. Dan leads project 
workflow through a consistent process 
that is rich in community engagement 
to generate meaningful impact.

After graduating from Iowa State 
University in 2007, Steve and his wife 
moved to Charlottesville, Virginia. 
After living there and working at 
Bushman Dreyfus Architects for nine 
years, Steve and his family relocated 
back to Iowa and settled in Iowa City.  
He was drawn to the Slingshot team 
for a variety of reasons, including its 
research-focused exploratory 
approach and high level of community 
engagement.
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Previous Experience
ART BLOC
MIXED-USE DEVELOPMENT
Art Bloc
Waterloo, Iowa
UNITS: 70     RETAIL: 1,750-3,099 sq ft

This project was one of the first Opportunity Zone developments to break ground in the nation. The existing site had 
limited “street frontage” and connectivity to the river due to height of the existing raised plaza. To create an active “first 
floor”, it was critical to create a form that linked the street plane to the plaza out to the amphitheater – an underutilized 
community asset. The site includes 70 residential units, each with a river-front view.

PROJECT REFERENCE:
Dana Jergenson,Commercial RM Team Manager

US Bank, N.A., 425 Cedar St., Waterloo, IA 50704
Ph: (319) 273-8750

Email: dana.jergenson@usbank.com
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This project was one of the first Opportunity Zone developments to break ground in the nation. The existing site had 
limited “street frontage” and connectivity to the river due to height of the existing raised plaza. To create an active “first 
floor”, it was critical to create a form that linked the street plane to the plaza out to the amphitheater – an underutilized 
community asset. The site includes 70 residential units, each with a river-front view.

ART BLOC, CONTINUED
MIXED-USE DEVELOPMENT
Art Bloc
Waterloo, Iowa
UNITS: 70     RETAIL: 1,750-3,099 sq ft

Previous Experience
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MARION ROAD REDEVELOPMENT
MIXED-USE DEVELOPMENT

Oshkosh, Wisconsin
UNITS: 240 +     RETAIL: 30,000+ sq ft

Oshkosh, WI is a UW-system city located where the Fox River enters Lake Winnebago. Oshkosh is known as 
"Wisconsin's Event City" because of the year-round events planned around the lake and its music festivals. The Marion 
Road Redevelopment Plan consists of 3 sites with environmental contamination due to a history of industrial uses. 
The neighborhood plan encourages community access to the water and offers a range of housing options to 
encourage a mixed-income urban neighborhood.

Previous Experience
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NORTH SIDE YARD
MIXED-USE DEVELOPMENT
1017 Third Street
Stevens Point, Wisconsin
UNITS: 70     RETAIL: 1,750-3,099 sq ft

Merge’s first Wisconsin project was unanimously approved in Stevens Point in February 2019. The development’s 
guaranteed taxable value is $25M. The North Side Yard is over 200 residential units – a mix of furnished micro studios, 
1 bedroom, 2 bedroom, and townhomes. The project consists of five total buildings that vary from 2- to 4-story. Two 
buildings include retail for a total of 30,000 square feet. Design is currently underway, the contractor selected is Market 
& Johnson, and the development team plans to break ground in July 2019.

PROJECT REFERENCE:
Michael Ostrowski, Director of Community Development/RDA

City of Stevens Point, 1515 Strongs Avenue, Stevens Point, WI 54481
Ph: (715) 346-1568 / Cell: (715) 204-2030

Email: mostrowski@stevenspoint.com

Previous Experience
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CITY RECEIVES GRANT FOR NORTH SIDE YARD PROJECT
From the City Times

STEVENS POINT - The Wisconsin Economic Development Corporation (WEDC) has awarded the City of Stevens Point a $250,000 
Community Development Investment (CDI) Grant to support the North Side Yard in downtown Stevens Point.

Merge Urban Development Group plans to begin relocating site utilities within the next month in anticipation of a fall groundbreaking 
for the North Side Yard. The North Side Yard is a mixed-use development to be constructed on a 3.95-acre vacant lot at 1017 Third Street.

The project with be 210,916 total building square feet; with approximately 211 residential units and nearly 30,000 square feet of commercial/retail area. The estimated value of the 
development is $25 million. The name ‘North Side Yard’ and the stacked timber architectural elements pay homage to the community’s beginnings in the lumber industry. 

The site was formally known as the ‘Lullabye Furniture Site’, in reference to the furniture factory that was established at the site in the late 1800s, which subsequently closed in the 1970s. 
Since then, the City of Stevens Point has invested in removing contamination and making the vital site ready for redevelopment that that would help position downtown Stevens Point as both a 
destination and a home for residents and visitors.

Today, the City of Stevens Point has a thriving creative economy of makers and young entrepreneurs. North Side Yard will feel like walking into next-generation Stevens Point - with rich 
spaces to gather, micro retail for startups or makers, and a dense housing mix that is sure to inspire lots of walking and biking activity.

“A vibrant downtown is crucial to a city’s overall economic health, which is why one of WEDC’s top priorities is to support communities throught the state as they invest in imporving their 
business districts. This project will make a real difference in Stevens Point by creating jobs, increasing property values, and enhancing the downtown area,” said Mark R. Hogan, Secretary and 
CEO of WEDC.

“The Wisconsin Economic Development Corporation continues to be a strong partner in redevelopment efforts in Stevens Point. This investment will assist in the creation of a project that will 
transform the northern edge of the downtown,” said Mayor Mike Wiza.

“Merge Urban Development Group has been absolutely phenomenal to work with on this project. Their team put forth a considerable amount of effort in the planning process for this project, 
which will ultimately result in a development that will have a significant positive impact on not only the downtown, but the entire community,” said Ostrowski.

An official groundbreaking ceremony is expected to take place in late October. Invitations will be extended to the public and shared on the developer’s website and their LinkedIn page once the 
date has been determined.

CDI Grants support community redevelopment efforts by providing incentives for shovel-ready projects that primarily focus on revitalizing downtowns. Projects funded by the grants must lead 
to job creation, an increase in local property values, and a significant matching investment from local and private owners.

Previous Experience
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URBAN OUTDOORS

The North Side Yard interior design is a blend of Stevens Point’s appreciation for nature and history. Massing, geometry and material selections pay homage to the 
historic timber industry. The building form mimics the geometry formed by imperfect piles of stacked heavy timber. Voids between the masses become integral to 
the building’s entry sequence and unique trail-like walkways. The “urban outdoors” end user is seeking a place to retreat to while still being able to live, work and 
play around downtown Stevens Point.

MOOD BOARD / STEVENS POINT

NORTH SIDE YARD UNIT INTERIORS

Previous Experience
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PAINT FINISHES LIGHTING

GRAY CASEWORK FINISHWOOD CASEWORK FINISHWHITE CASEWORK FINISH

HARDWARE FINISH

COUNTER FINISH

LVT CONCRETE FINISHES

WALL COVERING FINISH

COUNTER FINISH

MATERIALS / STEVENS POINT

Previous Experience
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STAGED UNITS

Previous Experience
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Financial Capacity

ABOUT OUR CAPITAL PARTNER

SKYDECK HOLDINGS

Skydeck, based in Chicago, is a private investment firm investing capital on behalf of 
the Polsky family. Skydeck invests in opportunistic and income producing real 
property with experienced operators. Because of the group’s proprietary capital 
base, Skydeck is not bound by any pre-defined time horizons or investment hurdles, 
and can be very opportunistic.

The foundation of Skydeck is the experience and entrepreneurial spirit of its founder, 
Michael Polsky, who founded Indeck Energy Services, Skygen Energy and his latest 
venture, Invenergy. The name Skydeck pays homage to the successful exits of 
Skygen and Indeck. These three successful businesses were built from the ground up 
into multi-billion dollar enterprises. Today, Invenergy is North America’s largest 
independent, privately held renewable energy provider and is leading the industry and 
country to a clean energy future.
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A MESSAGE FROM INVENERGY FOUNDER & CEO - FROM THE 2018 SUSTAINABILITY REPORT

Wildfire relief in Oklahoma. Solar projects in Japan. Volunteer work in Chicago. At Invenergy, 
“sustainable energy” is about more than just technology; it’s about people working together 
for a better world. In 2018, we seized opportunities to empower, learn from and sustain the 
incredible and diverse communities we call home.

This year was a year for growth—both for our work and for our company. Our overall 
portfolio of projects grew by 25 percent to a total of 21,788 megawatts. We expanded internationally, grew our energy 
services offerings and laid the foundation for new work in long-distance transmission. We are excited about the opportunities 
we see in these areas to supplement our core business offerings in wind, solar and natural gas power generation as well as 
battery storage.

This growth reflects our purpose and ambition, which after months of gathering input from employees across the company, 
we captured in a new vision statement: Innovators building a sustainable world. This vision underscores our holistic approach 
to developing and operating sustainable energy facilities throughout the world, and acknowledges our groundbreaking role in 
moving sustainable solutions forward.

But it also speaks to how we choose to direct our time, energy and resources outside of work. Our 2018 Sustainability 
Report outlines how our three Invenergy Impact pillars—environmental stewardship, community investment and empowering 
people—bring our mission beyond just the projects we complete and energy centers we operate. This report showcases not 
only what we have done as a company, but also the commitment of Invenergy’s people to giving back to their communities in 
any way they can.

I am an engineer and an entrepreneur, not an environmentalist or a social activist. But I do what makes sense. Sustainability 
just makes sense. I am extremely proud to helm a team of people who work hard every day both inside and outside the 
organization to make the world a better place. And I am humbled by the resilience of the people we meet and serve in the 
course of our work. To our employees, partners and friends, thank you for your work building a more sustainable world.

Michael Polsky
Founder & Chief Executive Officer

https://invenergyllc.com/who-we-are/invenergy-impact/

Financial Capacity
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Financial Capacity

INVENERGY IMPACT IN 2018

$160 MILLION
Total Economic

Investment in Home
Communities

2.8 MILLION
Homes Powered

25%
Overall Portfolio

Growth

14 MILLION
Tons of Additional

Carbon Dioxide Offset

300 MILLION
Additional Trees

Planted Equivalent

500,000
Additional Cars Off
the Road Equivalent

3,695
Construction jobs

Supported

$3.1 MILLION
To Construct New
Energy Facilities

48 HOURS
Of Safety Training Per

Services Employee

$1 MILLION
In Cause-based

Investments

840
Charitable Causes

Supported

7%
Employee

Growth Rate
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Project Narrative

Community Engagement E�ort

With the support of City Staff, our team will begin a community engagement effort to further refine the building’s design and program to reflect its place on Muscatine’s 
Riverfront. We will work with the Chamber, business leaders, major employers, and other stakeholders to identify opportunities, gaps, and potential public/private 
collaborations.

Developer’s Readiness to Proceed

DEVELOPMENT & CONSTRUCTION
 • Project Submittal - August 14, 2019
 • Process to Development Agreement - September 2019 to January 2020
 • Community Engagement - Winter 2019/2020
 • GC / CM Selection - January - February 2020
 • Architectural Design & Construction Documents - January 2020 to August 2020
 • Permit Review / Acceptance - August 2020
 • Construction Start - Fall 2020
 • Building Construction - start-to-finish per building 12-18 months

Construction Loan & Permanent Financing

During the architectural design process, the selected general contractor or construction manager will provide a budget estimate. The architectural team finishes the 
final three months of design with the ability to value engineer based on that budget check. Once the final budget is provided, the development team will package the 
project for preferred lender partners (see letter of support from US Bank).

POST CERTIFICATE OF OCCUPANCY
 • Developer’s Property Management Group will manage the property
  post-certificate of occupancy
 • Estimated 10+ Year Asset Holding Period - Based on Opportunity
  Zone Investment Requirements
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Project Narrative

Leveraging the benefits of the Opportunity Zone Program requires a unique mix of capital and expertise. To deliver on the program’s intent to spur outside investment in 
distressed communities, Merge Urban Development Group has coupled its development expertise with Skydeck, a family office based in Chicago. Skydeck’s 
sister-company is the largest privately-held renewable energy company in North America. 

A full financial model of the project will be provided to the City during negotiations.

Tenant Recruitment

The commercial-user success benchmark for Merge projects is 50% pre-leased by certificate of occupancy and 90% leased within the first year of occupancy. The 
group views first-floor active use as an amenity to residential users and we blend financial return projections between commercial and residential for this reason. 
During the community engagement process, the project team often uncovers both tenant needs and unmet demand for urban retail concepts. The Merge team does not 
intend to compete with local entrepreneurs but we do have a proven network of entrepreneurs that we can tap if the community supports it: kombucha, fresh juice, 
donuts, fitness uses, fast casual food, etc. Other concepts include food halls and collaborative brew projects (owned and managed in partnership with the development 
team) if compelling local users do not express interest.

Merge mixed-use projects always include a micro-retail component. The purpose of these spaces is to serve businesses with compact space needs: startups, makers, 
and unique offerings that would not otherwise be able to attain move-in ready space that suits their needs. Affordability is a component of these small spaces – the 
build-out is provided under a gross lease structure with shared mechanical and restrooms among neighboring micro-users.  In addition, the capital group is committed 
to establishing an Opportunity Zone Business Fund to invest in early-stage companies located in QOZs.

Proposed Purchase Price

Subject to Negotiation & Public Financial Participation
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Narrative of Public Financial Participation

Merge LLC is developing mixed-use product of this quality and scale across the Midwest. The typical public financial participation ranges between 
15 - 25% of project costs. These costs help mitigate extraneous expenses involved with public benefits like waterfront connections and orientation, 
environmental remediation, retail that meets the needs of entrepreneurs, and the inherent gap between construction costs and willingness / ability 
to pay in smaller communities. 

Like other communities in the Midwest, we believe that with greater community engagement and through coordinated design with City Staff, we 
will establish a community asset that balances the financial gap with public benefit.
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Narrative of Public Financial Participation

RENT ROLL

SOURCES + USES
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Narrative of Public Financial Participation

PRELIMINARY PRO FORMA
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Concept Drawings
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Concept Drawings - Carver Corner Rendering
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Sustainability
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QUENTIN HART
Mayor

City of Waterloo, Iowa
715 Mulberry Street
Waterloo, IA 50703
Ph: (319) 291-4301

DANA JERGENSON
Commercial RM Team 
Manager

US Bank, N.A.
425 Cedar St.
Waterloo, IA 50704
Ph: (319) 273-8750
Email: dana.jergenson@usbank.com

Mike Wiza
Mayor

City of Stevens Point
1515 Strongs Avenue
Stevens Point, WI 54481
Ph: (715) 346-1570
Email: mwiza@stevenspoint.com

References
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Unique Resources, Capabilities, Assets

Attainable Housing

Our group believes strongly in designing buildings that foster a blend of demographic and socioeconomic users. We have a goal to reach “attainable” rental 
rates through smart, small designs.

In a recent study of a Wisconsin community, our unit mix, sizes, and rates delivered units at “workforce” wages without the segregation/stigma of workforce or 
LMI. The result for a 70-unit was an attainable housing mix with 21% of units affordable at 50% of county median income (CMI), 41% of units affordable at 
60% of CMI, and 81% of units affordable at 80% of CMI.


