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THIS INVESTMENT OPPORTUNITY PROSPECTUS (THIS “INVESTMENT PROSPECTUS”) INTRODUCES AN OPPORTUNITY TO INVEST IN F STREET OCLVMF 1, LLC, A WISCONSIN LIMITED LIABILITY

COMPANY (THE “COMPANY”), ULTIMATELY FOR THE ACQUISITION OF CLASS A UNITS OF THE COMPANY (THE “UNITS”). THE OFFERING OF THE UNITS (THE “OFFERING”) IS A PRIVATE OFFERING

PURSUANT TO EXEMPTIONS PROVIDED BY SECTION 4(2) OF THE SECURITIES ACT OF 1933, AS AMENDED (THE “ACT”) AND SEC RULE 506 PROMULGATED THEREUNDER, AND APPLICABLE STATE

SECURITIES LAWS. THIS OFFERING WILL BE MADE ONLY TO “ACCREDITED INVESTORS,” AS DEFINED IN RULE 501(A) OF THE SEC’S RULES PROMULGATED UNDER THE ACT. F STREET OCLV MF 1,

LLC (“F STREET” OR “SPONSOR”), WHICH IS THE COMPANY’S FOUNDER AND MANAGING MEMBER, SHALL MAKE AVAILABLE TO PROSPECTIVE INVESTORS AND/OR THEIR REPRESENTATIVES AND

ADVISORS THE OPPORTUNITY TO ASK QUESTIONS OF, AND RECEIVE ANSWERS FROM, THE COMPANY OR FROM ANY PERSON ACTING ON ITS BEHALF CONCERNING THE TERMS AND CONDITIONS

OF THIS OFFERING, THE COMPANY’S BUSINESS, OR ANY OTHER MATTERS SET FORTH HEREIN, AND TO OBTAIN ANY ADDITIONAL INFORMATION, TO THE EXTENT THAT THE COMPANY POSSESSES

SUCH INFORMATION OR CAN OBTAIN IT WITHOUT UNREASONABLE EFFORT OR EXPENSE, NECESSARY TO VERIFY THE ACCURACY OF THE INFORMATION CONTAINED IN THIS INVESTMENT

PROSPECTUS. UPON REASONABLE NOTICE, AND IN CONNECTION WITH SUCH INQUIRY, ANY DOCUMENTS OR ITEMS THAT ANY SUCH PERSON WISHES TO REVIEW WILL BE MADE AVAILABLE FOR

INSPECTION. F STREET IS AN AFFILIATE OF F STREET DEVELOPMENT GROUP, WHICH WAS FOUNDED BY SCOTT LURIE AND MATT RINKA. 

PROSPECTIVE INVESTORS SHOULD NOT CONSTRUE THE CONTENTS OF THIS INVESTMENT PROSPECTUS AS LEGAL, TAX, INVESTMENT, OR OTHER ADVICE. EACH PROSPECTIVE INVESTOR SHOULD

MAKE ITS OWN INQUIRIES AND CONSULT ITS OWN ADVISORS AS TO THE APPROPRIATENESS AND DESIRABILITY OF AN INVESTMENT IN THE COMPANY AND AS TO LEGAL, TAX, AND RELATED

MATTERS CONCERNING AN INVESTMENT IN THE UNITS. THIS INVESTMENT PROSPECTUS MAY CONTAIN FORWARD-LOOKING STATEMENTS OF AND ABOUT THE COMPANY. FORWARD-LOOKING

STATEMENTS ARE STATEMENTS THAT PREDICT OR ESTIMATE THE HAPPENING OF FUTURE EVENTS, ARE NOT BASED ON HISTORICAL FACT, AND ARE “FORWARD-LOOKING STATEMENTS” WITHIN

THE MEANING OF THE PRIVATE SECURITIES LITIGATION REFORM ACT OF 1995. FOWARD-LOOKING STATEMENTS CAN BE IDENTIFIED BECAUSE THEY CONTAIN WORDS SUCH AS “MAY,” “WILL,”

“EXPECT,” “SHOULD,” “COULD,” “ESTIMATE,” “ANTICIPATE,” “POSSIBLE,” “PROBABLE,” “CONTINUE,” OR SIMILAR TERMS, VARIATIONS OF THOSE TERMS, OR THE NEGATIVE OF THOSE TERMS. ALL

SUBSEQUENT WRITTEN OR ORAL FORWARD-LOOKING STATEMENTS ATTRIBUTABLE TO THE COMPANY ARE ALSO QUALIFIED IN THEIR ENTIRETY BY THE CAUTIONARY STATEMENTS INCLUDED IN

THIS INVESTMENT PROSPECTUS. THE FORWARD-LOOKING STATEMENTS CONTAINED HEREIN HAVE BEEN COMPILED BY THE COMPANY ON THE BASIS OF ASSUMPTIONS MADE BY THE COMPANY

AND F STREET AND CONSIDERED BY F STREET TO BE REASONABLE. FUTURE OPERATING RESULTS OF THE COMPANY, HOWEVER, ARE IMPOSSIBLE TO PREDICT AND NO REPRESENTATION,

GUARANTEE, OR WARRANTY IS TO BE INFERRED FROM THOSE FORWARD-LOOKING STATEMENTS. THEREFORE, PROSPECTIVE INVESTORS ARE URGED TO CONSULT WITH THEIR ADVISORS, WHOSE

OPINIONS WITH RESPECT TO THE ASSUMPTIONS OR HYPOTHESES SPECIFIED IN THOSE FORWARD-LOOKING STATEMENTS MAY DIFFER. 

THE SPECIFIC TERMS OF THE COMPANY AND THE ECONOMIC AND OTHER RIGHTS AND OBLIGATIONS OF PERSONS WHO ACQUIRE THE UNITS PURSUANT TO THE OFFERING WILL BE SET FORTH IN

THE COMPANY’S OPERATING AGREEMENT. IN THE EVENT OF ANY AMBIGUITY BETWEEN MATERIAL PRESENTED IN THIS INVESTMENT PROSPECTUS AND THE COMPANY’S OPERATING AGREEMENT,

THE TERMS OF THE COMPANY’S OPERATING AGREEMENT SHALL CONTROL. THE OFFERING PRICE FOR THE UNITS TO BE OFFERED BY THE COMPANY HAS BEEN DETERMINED BY F STREET AND

DOES NOT NECESSARILY BEAR ANY SPECIFIC RELATION TO THE ASSET VALUE, BOOK VALUE, OR POTENTIAL EARNINGS OF THE COMPANY OR ANY OTHER RECOGNIZED FINANCIAL CRITERIA OR

VALUE. MATTERS SPECIFIC TO HOW TO INVEST IN THE COMPANY WILL ULTIMATELY BE CONTROLLED BY A SUBSCRIPTION AGREEMENT PROVIDED TO PROSPECTIVE INVESTORS.

SECUR IT IES  D ISCLA IMER
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Lakeshore

Commons

Lakeshore Commons is an expansive three-phased residential community that will provide

716 new residential units along the shores of Lake Michigan over the next 7-10 years,

including a mix of rental apartment units (429 total units), as well as for sale single family

and townhome units (287 total units). This investment opportunity is for Lakeshore

Commons Phase 1A Multifamily Development, the first phase of rental apartment units.

All three phases of infrastructure construction at Lakeshore Commons will be fully funded

by the City of Oak Creek through an approximately $30 million TIF. This includes the new

construction of roads, utilities, and amenities that make this a desirable destination

community.

This master planned community will be a transformative project for the City of Oak

Creek’s lakefront, and offers an incredible amenity package that differentiates this from

other developments in the market. Please continue reading this packet for specifics.

Lakeshore Commons Phase 1A Multifamily, a 199-unit development, represents a catalytic

piece of the first phase of development within Lakeshore Commons and will spur

engagement and activity throughout the rest of the community.

With a total development budget of $49,445,000, the Developer has underwritten the

proforma conservatively to ensure investor returns are strong with additional room for

growth.

The Developer has secured a 75% LTC construction loan with Bremer Bank with a 36-

month Interest Only period.

The Developer has secured $6,845,000 of the total $12,345,000 equity need for this

catalytic multifamily development. FSDG is seeking $5,500,000 through Realty Mogul to

complete the capital stack.

The Developer is contributing $1,145,000 million of the total $12,345,000 equity.

WHY  INVEST

Phase 1A Multifamily Development

Oak Creek, WI

LP Equity Multiple: 2.34X Before Tax LP IRR: 19.21%
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F Street Development Group (“F Street”) and RINKA (“RINKA”) have

again partnered to create a destination community development.

These companies bring to the project their areas of collective

expertise in real estate development, investment, architecture,

interior design, and branding from decades of real estate

experience. Please visit our website at the following address:

fstreetdevgroup.com for more information.

F Street Development Group (the “Developer”) is pleased to offer

for a limited time the opportunity to invest in a 199-unit multifamily

development in the City of Oak Creek (the “Development”), a City

that is investing for the future and reinvigorating their lakefront.

This multifamily development is a key component within the new

master planned community, Lakeshore Commons. 

The Developer is partnering with RINKA as the architect, Stevens

Construction as the GC, Bremer Bank as the construction lender,

Harmoniq Residential as the property management company, as well

as a variety of trusted and experienced firms for engineering,

environmental, and legal consulting.

DEVELOPMENT  DETA I LS
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DEVELOPMENT  DETA I LS

Building upon the success of Lake Vista Park by

expanding development to the west

Offering access to Lake Michigan to more residents

Providing a neighborhood that is the first of its kind in

the Midwest

Transformative Development Highlights

Building Communities

June 2021

Executed TIF

Development

Agreement with City

of Oak Creek

October 2021

Phase 1 land

acquisition and Phase

1 infrastructure

construction start

October 2021

Full architectural and

zoning approvals

June 2022

Phase 1A Multifamily

land infrastructure

complete; vertical

construction begins

July 2022

Marketing and pre-

leasing effort begins

October 2023

Phase 1A Multifamily

construction complete

Submarket: Oak Creek, a rapidly growing community in SE WI

County: Milwaukee County

Asset Type: Market Rate Multifamily

Number of Units: 199 apartments

Unit Mix: Junior 1-, 1-, 2-, and 3-bedrooms

Amenities: Clubroom, Fitness Room, Package Room, Pool, Outdoor

Grilling Stations, and Theater Room

Total Development Cost: $49,445,000

The Developer does not just build apartments. We deliberately and carefully curate communities that become desirable locations for

people to live, work, play, and interact with the community. We are creating an important and vital part of the newly created and

reimagined Oak Creek Lakefront. The Developer has partnered with the City of Oak Creek to create a variety of public amenities,

including pedestrian trails, pocket parks, community gardens, playgrounds, and a community green with an amphitheater.
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Unit Mix

19  Jr-1 Bedroom

82  1 Bedroom

19  1 Bedroom + Den

61  2 Bedroom

20  3 Bedroom

Market Demand

“Location is strong”

“Product offers something with very

little competition in current market

at accessible price points, on

lakefront.” 

“At estimated rates of 12.5 units per

month, [Lakeshore Commons] is

expected to exceed the typical

velocity among new construction

communities…”

The Developer partnered with national

market research firm Tracy Cross to

validate the target product size and

price point.

THE  APARTMENTS

Lakeshore Commons Phase 1A is a Class-A, 199-unit development

which includes two apartment buildings containing a mix of junior one-

bedroom, two-bedroom, and three-bedroom units. Each unit features

stainless steel appliances, quartz countertops, in-unit laundry, and

patios/balconies. The development includes ample amenities for

residents, including a fitness center, theater room, clubroom, outdoor

pool and grilling lounge, situated on a public plaza that is easily

accessed by residents as well as other community members.
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Amenities

Community courtyard

Outdoor pool

Clubroom

An elevated fitness center

Stainless steel appliances

Quartz countertops

Package room

Open concept floor plans

9ft ceilings

Dog park

Community gardens

Pocket parks

Playgrounds

Oak Leaf Trail

Lake Vista Park

Bender Park

THE  APARTMENTS
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Connecting with The City of Oak Creek

PARTNERSH IP

Lakeshore Commons represents the culmination of a significant effort by the City of Oak Creek and the Wisconsin

Department of Natural Resources to clean, reclaim, and intentionally repurpose a long-vacant former brownfield site for

public benefit. After a $20 million environmental clean-up, the City’s decade-long effort to this project demonstrates the

commitment to restore the site to its highest and best use along Lake Michigan.

The City is investing approximately $30 million in new infrastructure to the site, across three phases. Phase 1 is receiving

$14.62 million for new roads, utilities, and amenities that enhance the neighborhood and connect the community to

neighboring parks and trails.

This has been a journey on the lakefront, it took a lot of partnership. We’ve had a decade of visioning and community

conversation about what we want to see here and we were fortunate enough 18 months ago to find a development and

design team that really put the work in and really crafted it. – Andrew Vickers, City Administrator, City of Oak Creek

I cannot adequately express the excitement City leadership has in partnering with F Street Group to make this

development vision a reality. Our earlier goals and efforts involved restoring the lakefront to the public through parks,

trails, and open spaces. We achieved that with the beautiful Lake Vista Park, and we continue to imagine additional park

features along the shoreline and on the bluff. The Lakeshore Commons project represents the initial private development

side of our City master plan.” – Dan Bukiewicz, Mayor of Oak Creek



Location Highlights

On the shores of Lake Michigan between Milwaukee

and Chicago

Directly west of Lake Vista Park

Directly north of Bender Park

14 minutes from Drexel Town Square

10 minutes from I-94

LOCAT ION

09

Situated between Milwaukee and Chicago, this

neighborhood will draw upon diverse households

and create a desirable home base for families

seeking an active and sustainable lifestyle near

education and major employment centers.
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Adjacent to

Lake Park Vista

LOCAT ION

Lake Vista Park, also designed by RINKA, provides Oak Creek residents and visitors alike a

beautiful location for recreation, exploration, and leisure. It is the catalyst for redevelopment

of the surrounding area, ultimately breathing new life into Oak Creek’s lakeshore.

Amenity Access

A state-of-the-art pavilion, available for private events 

A colorful and engaging playground designed for various age groups 

A large open recreation field that is the perfect space for an impromptu soccer match, a

friendly game of Frisbee, or an afternoon of kite flying. This field can also be rented for

events such as games or family activities 

Two open-air, covered bluff overlook shelters boast spectacular views of the lake and

offer an ideal setting for small gatherings 

Panoramic views of Lake Michigan from the beacon at the northeast corner of the park 

Exercise trails to enjoy spectacular views along the lake

Lakeshore Commons builds upon the park's initiative of connecting the community to Lake

Michigan. Residents of Lakeshore Common will have the park as its backyard, with access to

the following amenities: 
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Investment Thesis

SUMMARY  OF  INVESTMENT

This investment opportunity aligns with the Developer’s investment thesis of developing quality Class

A multi-family housing in under-served markets in Wisconsin by incorporating well-crafted design,

and amenity-rich features to provide residents with a desirable community to be proud to call home. 

We focus on creating attractive communities to live, work, and play. We do this by leveraging past

completed projects in the same asset class, performing market research, listening to our potential

renters, working closely with the communities and municipalities we invest and develop in, and

collaborating with our partners to ensure that we are developing best-in-class for each component of

the overall project. 

We are energetic and passionate about investing in the City of Oak Creek, and more specifically,

bullish on investing in multifamily housing as there is limited desirable product along the Lakefront. 

We desire to create a sense of community by creating a lakefront residential master-planned

neighborhood, which has been lacking for many years. We know that our development along with

additional development activity in southeastern Wisconsin will ultimately catalyze further development

and create a destination for both residents and non-residents. This location is particularly favorable

as the project is situated close to several large companies and nearby restaurants, shopping, parks,

golf courses, schools, etc. 

We are modeling this investment at a 5-7-year hold where investors can recognize consistent and

above-market risk-adjusted returns. Assuming a recapitalization event upon stabilization, there may

be an opportunity to refinance the asset, return a significant amount of investor capital, and hold the

asset in our portfolio long-term.
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Sources

and Uses

Summary

FUND ING  +  F INANC ING

Sources of Funds

Construction Loan

GP Equity

LP Equity

Total Sources

$37,100,000

$1,145,000

$11,200,000

$49,445,000

Uses of Funds

Land

Construction

Architectural + Engineering

Construction Interest + Fees

Owner Contingency

Soft Costs

Fees

Interest/OpEx Reserve

Tech Platform Fee + Reserve

Structural/Replacement Reserve

Total Uses

$1,227,221

$39,768,059

$1,392,500

$991,093

$1,501,443

$495,001

$2,138,393

$1,500,000

$358,012

$73,278

$49,445,000
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TAX  RAMIF ICAT IONS

INVESTORS WHO RECEIVE CLASS A UNITS IN ISSUER WILL BE EQUITY

MEMBERS. ISSUER WILL BE TAXED AS A PARTNERSHIP AND EACH

INVESTOR WILL RECEIVE A K-1 AS A PARTNER IN THIS ENTITY. 

The Tax Liability of Members may exceed the amount of cash distributions.

The Company, as a partnership for tax purposes, will not itself be liable for

any federal income tax. Rather, in computing, his, her or its federal income

tax liability, each investor will be required to take into account his, her or

its allocable share of the Company’s income, gains, losses, deductions,

credits and items of tax preference and adjustment for any taxable year of

the Company, whether or not the Company distributes cash to the

Members/investors. Accordingly, cash distributions, if any, from the

Company may not be sufficient to pay the income tax, if any, resulting from

the Company’s income or gain in any particular year, and, therefore,

Members may be required to use funds from other sources to satisfy their

tax liability.
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F Street Development Group

PROJECT  PARTNERS

F Street Development is a privately-held investment group dedicated

to creating value and above-market returns for our investors. F Street

Development invests responsibly in commercial real estate through a

proven investment strategy while helping to shape and support the

communities we invest in. 

F Street Development focuses on investing in  commercial real estate

across various asset classes. Our creative approach, in-depth

understanding of the market, and relationships with real estate

professionals helps unlock value for each investment we undertake.

Through deep-rooted and diverse relationships in commercial real

estate, we have developed an expertise in multi-family, office,

industrial, and mixed-use properties. 

Over the past 20+ years, our principals have been involved in the

investment and development of commercial real estate projects in the

Milwaukee area and beyond with a typical deal size ranging from $2

million to $50 million. We are committed to best practices diligent

research to uncover compelling investment and development

opportunities so that we can create unmatched opportunities for our

investors.

E.J. Herr, Director of Project DeliveryJessica Ganther, Project Manager

Josh Lurie, Partner, VP of Investor RelationsScott Lurie, Partner
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RINKA

PROJECT  PARTNERS

RINKA has a commitment to designs that stand the test of time and ensure a

long-lasting positive effect on the quality of life of the community. RINKA has

extensive experience working with developers to deliver iconic projects to create

destinations that are anchored by residential developments. 

Most recently, RINKA partnered with F Street Development in the design and

development of a unique and dynamic residential project in Brown Deer,

Wisconsin. They also partnered on an exciting mixed-use development in the

Historic Brewery District. This transformed a former Pabst distribution plant to

the Factory Office Suites, restaurant, events space and headquarters for

Milwaukee Brewing Company. The two firms continue to work on many exciting

projects in Wisconsin, including a master planned community in La Crosse, and

another master planned community in Pleasant Prairie. The two firms’ aligned

missions are ultimately what continues to drive them to build meaningful projects

to enhance the communities they invest in. This is what has generated past

success and will continue to lay the foundation to continue creating important

projects for neighborhoods that seek their services.

Steve Morales, Principal

Chad Griswald, PrincipalMatt Rinka, Principal
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Stevens Construction

For nearly 70 years, innovation has been a guiding principle behind everything we do

at Stevens, through our work, our people, and our business strategy. This ongoing

quest for improvement—through new ways of looking at building design, budget

management, construction and end use—fuels our success and continued growth.

Stevens Construction Corp. was founded in 1952 as an engineering firm in Milwaukee,

Wisconsin. We quickly evolved and began specializing in full-service general

contracting with distinct preconstruction, project management and field production

departments.

By the 1980s, our expertise in specific market niches spurred us to open an office in

Madison, Wisconsin. This expansion enabled us to help pioneer the Multi-Family Living

market and provide thousands of housing units throughout the state and midwest.

As the new millennium approached, our eye on innovation led us to focus more on the

less tangible essentials of construction success: collaborative relationship building,

efficient communications, and customer service and satisfaction. This investment

produced benefits we pass along to you, in field labor force and superintendent

development, scheduling efficiency expertise, construction quality control, and our

award-winning safety program.

Stevens Construction is now headquartered in Madison, has offices in Bloomington,

Minnesota and Milwaukee, Wisconsin and offers services throughout the Upper

Midwest. Our customer-driven approach has made us a leader in large wood frame

and concrete frame construction.

Most recently, Stevens partnered with F Street Development on the redevelopment of

Building 42 in the Pabst District.

Harmoniq Residential (a division of Colliers)

At Harmoniq Residential, we are challenging existing paradigms. Questioning the

status quo is our passion, driven by our culture. We are changing the model of

traditional multifamily property management and acquisitions. Property

management is typically an afterthought, nothing more than a line item. By

striving to create a Harmoniq ecosystem for all stakeholders throughout the

lifecycle of an asset, we are pushing to bring proactive management to the

forefront. Together, our team boasts more than 60 years of property

management experience, managing more than 17 lease-ups and 6,000

multifamily and condominium units for both national and international clients.

FSDG has established a great working relationship with Harmoniq, who is

managing Greenlink Residences, FSDG’s most recent Class A multifamily

development in Brown Deer, WI.

PROJECT  PARTNERS
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Kapur & Associates, Inc.

Established in 1981, Kapur presently employs over 200 professionals and

has been providing services to Municipal, County, Private Development

clients, Milwaukee Metropolitan Sewerage District (MMSD), Division of

State Facilities, and the Wisconsin Department of Transportation for 35

years. Their mission is to develop a close, professional, and honest

relationship with their clients that enables Kapur to fully understand their

needs and expectations and allow them to provide quality services that

meet and exceed their definition of success. This mission has been

evidenced and brought to reality as demonstrated in past projects that

Kapur has been involved in with F Street Development. 

Most recently, Kapur played a key role in contributing its services and

adding significant value in F Street Development’s development of

Greenlink Residences in Brown Deer and Building 42 in the Pabst

Development on the west side of downtown Milwaukee.

Kapur & Associates’ commitment to improving the standard of living and

quality of life extends far beyond our day-to-day work as a company. We

believe strongly in giving back to the communities we serve. We regularly

donate time and talent to charities in the regions we work, including:

Disadvantaged Students, Toys for Tots, United Way, Hunger Task Force

Food for Families, and Adopt a Soldier.

First American Title Company

First American is focused on the customer and creating solutions to meet what

customers need. This has allowed them to be successful in the state of Wisconsin

for many years as they continue to deliver and exceed expectations. Since First

American’s formation in 1889, First American has been dedicated to maintaining

the integrity of land records and delivering the information, products and services

needed with a level of service that is unparalleled in the industry. As an industry

leader, it is the philosophy of First American to provide customers the respect

they deserve and the innovative products and services they need. First American

adheres to the highest standards of financial stability and professional

responsibility.

F Street Development has strong working relationships with many key employees

at First American’s Milwaukee office and the two teams have completed several

real estate transactions together.

PROJECT  PARTNERS
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Bremer Bank

Bremer Bank has roots in the places where we live and work that go

back to 1943, and a history of stepping up for our customers and

communities that begins with our founder. Otto Bremer believed that

if banks helped businesses in good times and bad, communities would

thrive. Today, we’re proud to work with the people who grow our

food, build our economy, and serve our neighbors. We offer banking,

mortgage, investment, wealth management, trust and insurance in

Minnesota, North Dakota and Wisconsin. We’re here to help you solve

your toughest problems, seize your biggest opportunities, and achieve

success on your terms, now and in the future.

REACH Business Lending

Reach Business Lenders®, LLC is a local, Wisconsin based company dedicated to

serving small and mid-sized Wisconsin businesses. We were founded on the

principle of providing competitive and broad-based member business lending

services to Wisconsin credit unions, thus allowing the business owner a place to

access capital right in your community.

Business loans include: construction loans, equipment loans, commercial

property loans, refinancing, and revolving lines of credit. 

REACH most recently partnered with F Street Development on the construction

loan for Greenlink Residences in Brown Deer, Wisconsin, and will provide the

construction financing for the single family homes and homeowners’ clubhouse in

Lakeshore Commons.

PROJECT  PARTNERS
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Contact Us
With any questions or interest in

this investment opportunity.

Scott Lurie

scott@fstreetgroup.com

(414) 405-1668

Josh Lurie

josh@fstreetgroup.com

(414) 315-3190

INVESTMENT  SUMMARY


