
Good morning, everyone and welcome to today’s webinar. I’m Kamila Bazydlo, Vice 

President of Commercial Real Estate at RealtyMogul, and we’re excited to talk to 

you about the latest real estate deal offered on our platform, Lakeshore Commons 
Apartments, located along the shores of Lake Michigan, in Oak Creek, Wisconsin, 

a suburb of Milwaukee. The purpose of today’s webinar is to allow F Street Group 

and the RINKA team to address some of the common questions that we received 

from investors about the deal, as well as give investors the opportunity to ask 

any additional questions that they may still have. As we get started, I do want to 

provide some requisite disclosures. Today’s presentation is not an offer to sell, 

or the solicitation of an offer to buy securities. Such an offer may only be made 

through the offering materials that are available at the realtymogul.com website. 

We are not attorneys, not CPAs and not financial advisors. We encourage you to 

speak with your own advisors about the offering and the terms related to it.

Anything you learn today is for information purposes only, the information provided 

during the presentation, including information regarding targeted returns and 

investment performance, is provided by the sponsor of the investment opportunity 

and is subject to change. Forward-looking statements, hypothetical information or 

calculations, financial estimates, and targeted returns are inherently uncertain. None of 

the opinions expressed are the opinions of RealtyMogul. The investment opportunity 

we will discuss today is an illiquid investment, into a real property, and you should 

be prepared to hold onto this investment for the long term. There’s no secondary 

market for this investment, and there’s no current liquidity for this investment. Direct 

and indirect purchases of real estate involve significant risk, including but not limited 

to, market risks, property-specific risks, environmental risks, and the loss of capital. 
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Investments are not insured by the FDIC, they’re not bank deposits and they’re not 

guaranteed by RealtyMogul, and they may lose value.

So, before I introduce the team, I wanted to acknowledge that the structure of 

today’s webinar will be a bit different than the first webinar that F Street group did 

for Lakeshore Commons. Today’s webinar will not be giving an overview of the deal, 

so if you would like to review the business plan and financial structure in more detail, 

please refer to the offering documentations located on the RealtyMogul website. 

All right, so now that we have that out of the way, I wanted to introduce our guests 

today, Scott Lurie and Matt Rinka from F Street Development Group. Thank you for 

joining us and I’ll turn it over to you guys to give you a quick background on F Street 

Development Group and your project.

••••• 

Sure. Kam, good morning and good morning, everyone. Thanks for joining us today. 

My name is Scott Lurie, a principal at F Street Development Group, along with Matt 

Rinka. We are a multi-family development company, based out of Milwaukee, focused 

on Wisconsin multi-family developments. Lakeshore Commons is an amazing 199-unit 

development on the beautiful shores of Lake Michigan, in Oak Creek, Wisconsin. We 

are breaking ground on this project on July 5th and very excited about the project, 

which is going to be class A, 199 multi-family units, and part of a larger 700-unit 

mixed-use housing development on Lake Michigan. We’re very excited to be here to 

answer some additional questions, and thank you for having us, Kam.

••••• 

Awesome. Thank you so much. As I briefly touched on, for today’s webinar, we’d like 

to address some of the common questions that we’ve received from members about 

the deal, as well as give investors the opportunity to ask additional questions. So, if 

you have any questions for the team, please feel free to type them in the chat box. 

And with that, we’ll get started. So, the first question I have, Scott and Matt, is: “Since 
the deal has a floating interest rate, could you speak to the average modeled rate, 
interest rate cap, if any has been purchased, and the solution or exit plan for a 
worst-case interest rate increase scenario?”

••••• 

Yeah, absolutely. We have a great partnership with our lender. We have a term sheet, 

which we’re closing on in the coming days. The term sheet calls for 2.1% plus the 

30-day SOFR. So, we anticipate this loan, obviously, to be floating for the duration 

of construction and stabilization. We have modeled, based on the model of SOFR, 

over the next 48 months to have an aggregate added rate of 4.68% for interest rates 

throughout the duration of the construction, as well as the stabilization of the asset.
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We did not purchase an interest cap rate, so there is no cap to where we are, but we 

feel very comfortable with our low floor of 2.1 plus a 30-day SOFR, getting us to a 

blended average rate in our pro forma of 4.68%. Our solution or plan for worst case 

interest rates, obviously, is to sell or refinance the project, upon stabilization. And so, 

we feel very good at the 4.68% through the next 48 months, based on where we’re 

going, and feel very comfortable with our projection.

••••• 

Great. Can you comment on exit cap rates and how you’re comfortable with the 
figure, in today’s rising interest rate environment?

••••• 

Sure. There’s obviously a connection between rising interest rates and exit cap rates, 

or cap rates as they move together. There is, and still remains, plenty of pent-up 

demand for class A multi-family. And so, there is a disconnect between interest rates 

and cap rates, which specifically impacts the multi-family sector. With some of the 

other asset classes, we see much tighter movement together, as interest rates thrive 

or decrease, and cap rates do the same. But, we see plenty of demand and plenty of 

lending available for multi-family, specifically class A multi-family.

Based on what we’ve seen in the market, we see a lot of sub-5 cap, multi-family 

class A being traded, still, in today’s market. And so, we’ve underwritten our exit 

cap at a 5-cap and feel very comfortable with that number, based on the demand 

for housing, for multi-family housing, and specifically class A multi-family housing. 

While interest rates will rise, the demand for the asset class, I think, will continue to 

create the disparity that will allow for aggressive cap rates. We feel very comfortable 

where we are at our exit cap.

••••• 

Great, thanks. What are the main risks associated with the project, as you see all 
of them today?

••••• 

Yeah, so risks with ground-up construction, obviously, are tied, in our opinion, to 

who our general contractor is, our GC, and who our architect partner is. And then, 

the ultimate risk is, obviously, the GMP contract and the scope under which the GMP 

contract covers, or what is covered and what isn’t covered. We’ve had the time to be 

in the situation where we have taken the GMP contract and really been taking a lot of 

the allowances. So, we no longer have allowances in our contracting.
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We actually have hard numbers, which are very important, that allows us to have our 

budget pretty much be perfected, versus having some allowances that a contractor 

come back to us on. And so, we’re working with Stevens Construction. Stevens is a 

phenomenal, multi-family builder in the Midwest region. They’ve got several hundred 

of million dollars of new construction, that are in process or just being completed, 

as well as, almost billions of dollars of construction that’s been already completed in 

the asset class.

They self-perform a lot of the work that’s being done, and so, you obviously have the 

risk associated with this GMP contract, which is the biggest risk. And, we controlled 

a lot of it, getting it to a position where the risk has been de-risked by our abilities 

to remove allowances and get firm bids. We feel very good where we are, in terms 

of the risk of the actual physical construction. There’s obviously the other risks in the 

market, related to interest rates and movement and volatility in today’s economy, but 

forever, or for the last 30 years, multi-family has been a very strong asset class and 

we still feel really good about it.

We know that there’s a housing shortage, there’s a housing shortage in this specific 

submarket of Oak Creek. And so, you obviously have some risk related to lease up, 

but we see tremendous demand in this submarket for leasing and lease up. We feel 

very confident in our business plan and the asset that we’re building is going to be 

class A+, which has a tremendous amount of amenities, as well as a great architectural 

eye, that I think will garner a little bit of extra demand to want to live here. There’s 

risk in almost anything, obviously, but we feel like we’ve done, as an investment 

group, we’ve done a very good job de-risking this investment, over the past 90 days.

••••• 

Yeah. Can I just add to that, that the unique location on Lake Michigan is really second 

to none. In fact, new, ground-up, multi-family hasn’t been built on the lake, in Oak 

Creek, in maybe decades. So, this is really one of a kind, it’s really going to draw a lot 

of people. The Oak Creek has already been a very strong multi-family market, we’ve 

done a lot of it in their downtown area, but this is really a prime site on the lakefront. 

So, that alone, will give it the uniqueness and the cache that this community has 

really desired.

••••• 

What level of confidence do you have in the construction timeline? Are there any 
updates to that? And can you speak to the timing of the completion for this particular 
phase 1-A, as it relates to some of the other amenities that are listed for development?

••••• 

I would say the timeline is, obviously, very important, but part of why we picked 
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Stevens Construction, versus a couple of the other general contractors that we 

evaluated. So, F Street Development Group has a very dedicated team, and they 

have a very specific person, EJ, who is responsible for project delivery. And so, we 

feel we put a lot of energy and time into making sure that we meet timelines. We 

have, from the onset, had a 14-month schedule for the first building, and a 16-month 

schedule for building two.

For the two buildings you’re looking at on the screen, we remain 100% confident in 

our abilities to meet these timelines. And, our partnership with Stevens is important 

to make that happen. So, we feel very good about it, Kam, and we know that 14 

months comes quick, but we’re very comfortable with the 14 months and 16 months, 

for building two. Our team is very dedicated and focused on that.

••••• 

Yeah, and the 14 and 16 months run concurrently, so that both buildings will be under 

construction at the same time.

••••• 

Correct.

••••• 

In fact, we’ve pre-executed an early authorization to proceed. So, we’ve locked in the 

biggest components of the projects, lumber, precast, caulk, structural steel, rebar, 

elevator, and so on. So, those have actually already been locked in prior to closing. 

And really, the uniqueness of a 14-month construction timeline is obviously trying to 

get into that leasing season, before fall.

••••• 

And, Kam, just one point to note is that we did, as Matt referenced, already execute 

early authorization to proceed on the five items he said, we executed that on May 

18th. So, all of that’s moving forward, already in the background, to keep our timeline 

tight and execute on the 14 and 16-month concurrent schedule.

••••• 

The other aspect of this that should give everyone some reassurance is, as the 

development team, we actually control both this vertical construction, as well as 

the horizontal construction. So, a lot of the delays that you might see on a project, 

especially early on, is when you’re talking about utilities coming to the project, 

laterals and services coming to the project. And of course, we’ve been doing that for 

the last year and have full control over that portion of the project, as well.
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Great. Can you talk a little bit about the dollars you have reserved and why 
investor-level cash flows look to be negative in year two, and whether you expect 
the reserves to cover those negative cash flows?

••••• 

So, year two is technically the first operational year. If you look at our pro forma, 

year two is 14 months into the project, we’re through construction, and that’s why 

you’re seeing negative cash flow in year two, again operational year one, when we 

start our lease up. So, after the 16-month schedule, we get into a positive cash flow, 

effective through the lease up schedule, which will be a stabilization for effective 

year two of operations, which would be year three in our pro forma. And so, sorry for 

the confusion there, but that’s just a little discrepancy. Year one, for us, is build year, 

which takes us into year two and thus the negative cash flow.

••••• 

I think you touched on this a little bit, but has pricing been locked in for some of 
the construction materials required to develop? And, can you elaborate on which 
materials?

••••• 

Yes. As I mentioned, we blocked in all the major components, but with the GMP, it’s 

really solidified the budget. So, with the volatility in the marketplace, we feel really, 

really good about where we’re sitting now, with the locked-in GMP, as well as, the 

major components of the project already bought.

••••• 

Can you provide a breakdown of the modeled reserves and how you got comfortable 
with those figures? So, the interest reserve, operating expense reserve...

••••• 

We’re budgeting $1.5 million of reserve to cover both interest payments and 

operating expenses, through stabilization. So, we feel really good… We actually 

feel like we’ve overextended on that. And, I think we’ll beat those numbers, based 

on our conservative approach of just making sure we have enough in the reserve 

set up. We’re projecting positive cash flows, starting in month 28. So, month 28, 

which is through construction, and then, a lease up schedule, gets us into year two 

of operations. Our lease up schedule will be 95% occupied and fully stabilized by 

October of 2024. And, once we’re stabilized, our NOI lease per month is $250K, 

$250,000 of stabilized NOI. And debt service of $190,000, which gives us a coverage 

ratio and a DSCR of 1.31. And so, we feel really good about those numbers, as well as 
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our stabilized NOI. We’ve put a lot into the reserves to protect ourselves, as well as 

our investors, but we feel like we’re going to win in this category of reserves and feel 

really good about that.

••••• 

Does the construction company, Stevens, have an equity stake in the project?

••••• 

So, traditionally we have asked our contractors to contribute. We didn’t this time, but 

they have contributed in the past to some of our transactions. And so, the answer is 

no, they’re not an equity investor today, in the project.

••••• 

Could you elaborate a little bit on updates that have occurred in the market and 
submarket since the last webinar? Going into the summer leasing season, if you 

could provide what average vacancy is in the submarket, versus rent growth, etcetera.

••••• 

We still see tremendous pent-up demand. We have seen a few new projects come 

online, that have leased up in incredible period of time. The Parterre just came online a 

few months ago, it’s 100% occupied. That’s another project that RINKA’s architectural 

firm, built, developed, designed. That’s 100% occupied. We see tremendous 

demand in this submarket for housing. This submarket has been incredibly busy 

with development all across the platform, of not only multi-family, but mixed-use 

and industrial. You’re on the 94 corridor, which houses Uline, which is massive, they 

have a million plus square feet of industrial space, Amazon, and Haribo, which is a 

food company. You have tons of employment or employers on the 94 corridor and 

demand for housing in this corridor remains tremendously high.

So, we haven’t seen any shift in that, but the facts of what’s been leased or leasing 

up in the areas, are that occupancy remains in the very high nineties, with demand 

growth continuing, as well as stabilization across the new, multi-family assets that 

are coming up.

••••• 

Yeah, and I would say, even with rising interest rates, that’s actually maintained or 

actually increased the strength of the multi-family market, because people aren’t 

maybe buying their first homes, instead they’re continuing to rent. So, the multi-

family rental market has continued to, especially in Oak Creek, as Scott mentioned, 

this quarter between Milwaukee and Chicago has just seen tremendous growth. And 
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in fact, the projections are that growth will continue for the next 10 years.

••••• 

Can you talk a little bit about how rents have changed, specifically? You mentioned 
the opening of the Parterre, how do your rents compare to that project and others 
like it, going into this summer leasing season?

••••• 

Our rents are market to market. So, we have not placed any increase in rent or 

benefit towards the lakefront or the amenity-rich living that the Parterre, or all of the 

other housing, multi-family housing, around are deficient in. So, this complex, or this 

housing environment, has Lake Vista Park, has the lake front and views of the lake in 

front of you, as well as a lot of other amenities, basketball courts, pickle ball courts, 

tennis courts.

••••• 

Swimming.

••••• 

Swimming pools, workout facilities, walking trails. The amenity package that’s in the 

housing community of Lakeshore Commons rivals all of them and is superior to all 

of them. And, we’ve not placed any premium on rent. We’re just market to market 

at this point, and feel really good about that position. Do we think we can beat it? I 

won’t say to you with confidence, “Yes.” But, I also understand that we need to be 

conservative in understanding our position. And so, we’ve just gone comp-to-comp.

••••• 

Market to market. And, just for clarification, Parterre and the projects at Drexel Town 

Square are on the other side of the community. So, I wouldn’t even consider them 

part of the competition. In fact, if you look at the multi-family around this area, all 

of it is very old. None of it is new. And, nothing’s certainly like what we’ve designed 

here.

••••• 

You touched on the GMP before, but can you elaborate on whether the GMP is 
executed and if it’s fully negotiated or if there are any carve outs?
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We have a fully executed GMP, it’s been fully signed by all parties and is 100% 

executed. So, we feel good about it. We feel really great about our partners with 

Stevens, there’s no ambiguity to the scope of work. The team at RINKA, on the design 

side of it, and the team at Stevens has done a really good job making sure that we 

have taken all allowances outside of the GMP, that traditionally would sit in the GMP, 

and we actually have taken those to contract. We’ve issued early notice to proceed 

on many of those, already. And so, the GMP’s fully executed, the contract’s fully in 

place, and we anticipate being in or under budget 100%.

••••• 

Will you do a cost seg study to maximize tax benefits?

••••• 

Yeah, we’re a big fan of cost seg studies, we do love depreciation. We know our 

investors love depreciation and forward-accelerated depreciations. We do intend to 

issue a cost seg on this project, as well, upon completion. That’s part of our standard 

business plan, is to always issue a cost seg study. And, we intend to do so on this 

particular project, as well.

••••• 

Given the trajectory of fed rates rising. Can you touch a little bit on your exit cap 
projection of 5.1% and how you feel about that, relative to the fed raising rates?

••••• 

We’ve touched on this briefly, earlier in one of the questions, Kam, and exit cap 

rates today, we could argue, based on the current market that we’re in, that we 

should be in a low four cap rate, right? So, there’s been ample comparables in the 

market that have traded in the very low fours, in terms of cap rate. Do we see that 

going up? Absolutely. Do we think that our low four is market today? No, we don’t. 

And, we actually see those being challenged. What we are seeing in the Midwest, 

is we’re seeing a tremendous amount of increase in out-of-state investors that are 

continuing to suppress interest cap rates, which is good for us, right? In California, 

they’re trading at three caps, and then, in Southeastern Wisconsin, they could get a 

four and a half or five cap.

So, interest rates rising is certainly going to impact our exit cap. We feel very 

comfortable taking into account rising interest rates and the pent-up demand for 

multi-family, as well as class A multi-family, that our exit cap rate projection at 5.1% 

will certainly be obtainable. There’s a lot of runway here, we’ve got 48 to 60 months 

of runway before exit occurs, call it 60 months. And, while there’s a lot of instability 

in the market and a lot of news media flashing around this instability, we will see a 
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stable market, once again. Will it be a four cap market? I don’t think so, but we do 

feel very comfortable that we will see interest rates stabilized, and we will also see 

cap rates remain with our confident position at a five cap exit. We’re comfortable 

there.

••••• 

Great. Touching back on rents, since you have initially launched this deal in April, 
can you touch on this... How submarket rents have changed?

••••• 

Yeah. So, submarket rents... Milwaukee and its submarket is a pretty interesting 

submarket, in general, right? We have seen significant rise in rental rates over the 

past decade. And so, what was our highest market rate was a $2 rental rate 10 years 

ago, we’re now pushing three to four large projects in downtown Milwaukee that 

are going to hit the $3.5 mark, which rivals some of South Florida, Fort Lauderdale, 

$3.5 to $4. So, we’re projected in the low twos for rent, in this market. Oak Creek is 

continuing to rise, in terms of rental weight. So, a lot of developers, like us, would 

use a pro forma number to get stabilized. We use a third party to optimize rent, but 

based on demand all over the country, we use this software, these algorithms that 

tell you how much is available and what can you push rent to.

And so, once leased up, or once stabilized, whether it’s a 50, 70, or 80% stabilization, 

we then seek to optimize rent, like everyone else does. We’ve seen rent increase in 

this market over the past 12 months, and the submarket with the new units that are 

coming online, we still continue to see increase in rents. Matt touched on a little while 

ago, with interest rates rising, we are seeing more renters in the market that would 

once have been homeowners, and maybe their home ownership comes in 12 months 

or 24 months, once the market stabilizes. But, we’re seeing an increase in rents, we 

still see tremendous demand and are actually seeing that demand increase. So, this 

submarket is a phenomenal multi-family market.

••••• 

So, I guess since you’ve launched the deal in April, would you say that rents have 
continued to increase at a steady pace or at an exaggerated pace?

••••• 

Nothing gets exaggerated in the Midwest. I would say to you that our volatility or 

our stabilization never really deviates, we don’t really see massive swings from peaks 

and valleys. We just see steady consistency. And, that goes in both directions, up or 

down. In what we have seen since we launched our product, is we’ve seen steady, 

stabilized to slight increases in rent across the entire submarket, which is that of the 
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Oak Creek suburban markets, in Southeastern Wisconsin. So, we don’t get to see the 

peaks. We just live in normalized land of normal, steady, slow and steady wins the 

race in the Midwest. And, in southeastern Wisconsin, slow and steady definitely wins 

the race.

••••• 

Great. It looks like we are not getting any additional questions, but let’s give it a 

couple more minutes here. Maybe while we wait, Matt and Scott, you can talk about 
your expected timeline to get shovel on the ground, officially.

••••• 

Yeah, I was going to just mention that to you, Kam. I think it’s good for the investors 

to know, in the community, to know we have signed the GMP contracts. So, we’re fully 

executed. Mobilization from our contractor, Steven, starts the week of July 5th, and 

we plan on breaking ground, shovels in the ground, on July 11th. So, we’re starting 

this project here, in under a month. The site is phenomenal, the improvements look 

amazing. You can see, we just did some aerial shots over the weekend. You can see, 

the roadways are in, and infrastructure is in place. We’re really excited for the July 

5th mobilization. I’m personally really excited for the July 11th start of construction. 

And, we’re ready to move forward with the next phase, which is obviously getting 

this to come out of the ground. And, 14 months later, get it stabilized to start renting 

the units.

••••• 

Yeah, and the city of Oak Creek does a big festival right in Lake Vista Park, for July 

4th. And so, our teams have been pushing really hard to get the roadways in. Right 

now, we’ve got water lines finishing up, electrical lines finishing up. They’ll be putting 

in the underlayment of the roadways this week, as well as at least the first layer of 

asphalt on the main roadways, right before July 4th. So, it’s going to look really 

amazing for the thousands of people that will be at Lake Vista Park on July 4th.

••••• 

Great. And then, subsequent to the multi-family phase 1-A, when do you expect to 
break ground on phase 2-A or B?

••••• 

So, 1-B is the second phase, which is the second phase of multi-family. We anticipate 

breaking ground by the end of this year on the first buildings, there’s two buildings 

in that phase as well, directly to the south of this parcel, in phase one. We’re letting 

infrastructure catch up to that part of it, and we anticipate breaking ground by the 
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end of this year, hopefully earlier, by middle of Q4.

••••• 

Yeah, it’s actually just west of south and west. So, these two buildings are actually 

right up against Lake Vista Park, closest to the lake. These are really the prime multi-

families. Certainly, the other ones are phenomenal, as well. But again, we started here 

because of this being, really, the center of the entire property.

••••• 

Great. It looks like the questions have slowed down. So, I think we can start to 

wrap this up. Thank you, Scott and Matt, and all the investors for joining today. As 

always, if you have additional questions, please refer to the offering documentation 

on RealtyMogul’s platform, or ask your investor relations representative and we’ll 

get those responses back to you. Thank you everyone for your time. Thanks, Scott. 

Thanks, Matt.

••••• 

Thank you, everyone. Thank you, thank you so much. Have a great day.
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