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Report of Independent Auditors

To the Management of Rockoff Urban Renewal, LLC
Opinion

We have audited the accompanying financial statements of Rockoff Urban Renewal, LLC (the
"Company"}, which comprise the balance sheet as of December 31, 2021, and the related
statements of operations, of member's equity and of cash flows for the year then ended, including
the related notes (collectively referred to as the "financial statements").

In our opinion, the accompanying financial statements present fairly, in all material respects, the
financial position of the Company as of December 31, 2021, and the results of its operations and
its cash flows for the year then ended in accordance with accounting principles generally accepted
in the United States of America.

Basis for Opinion

We conducted our audit in accordance with auditing standards generally accepted in the United
States of America (US GAAS). Our responsibilities under those standards are further described in
the Auditors' Responsibilities for the Audit of the Financial Statements section of our report. We
are required to be independent of the Company and to meet our other ethical responsibilities, in
accordance with the relevant ethical requirements relating to our audit. We believe that the audit
evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinion.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial statements
in accordance with accounting principles generally accepted in the United States of America, and
for the design, implementation, and maintenance of internal control relevant to the preparation
and fair presentation of financial statements that are free from material misstatement, whether
due to fraud or error.

In preparing the financial statements, management is required to evaluate whether there are
conditions or events, considered in the aggregate, that raise substantial doubt about the
Company's ability to continue as a going concern for one year after the date the financial
statements are available to be issued.

Auditors’ Responsibilities for the Audit of the Financial Staltements

Our objectives are to obtain reasonable assurance about whether the financial statements as a
whole are free from material misstatement, whether due to fraud or error, and to issue an
auditors' report that includes our opinion. Reasonable assurance is a high level of assurance but is
not absolute assurance and therefore is not a guarantee that an audit conducted in accordance
with US GAAS will always detect a material misstatement when it exists. The risk of not detecting
a material misstatement resulting from fraud is higher than for one resulting from error, as fraud
may involve collusion, forgery, intentional omissions, misrepresentations, or the override of
internal control, Misstatements are considered material if there is a substantial likelihcod that,
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individually or in the aggregate, they would influence the judgment made by a reasonable user
based on the financial statements,

In performing an audit in accordance with US GAAS, we:

Exercise professional judgment and maintain professional skepticism throughout the
audit,

Identify and assess the risks of material misstatement of the financial statements,
whether due to fraud or error, and design and perform audit procedures responsive to
those risks. Such procedures include examining, on a test basis, evidence regarding the
amounts and disclosures in the financial statements,.

Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of
expressing an opinion on the effectiveness of the Company's internal control.
Accordingly, no such opinion is expressed,

Fvaluate the appropriateness of accounting policies used and the reasonableness of
significant accounting estimates made by management, as well as evaluate the overall
presentation of the financial statements.

Conclude whether, in our judgment, there are conditions or events, considered in the
aggregate, that raise substantial doubt about the Company's ability to continue as a going
concern for a reasonable period of time.

We are required to communicate with those charged with governance regarding, among other
matters, the planned scope and timing of the audit, significant audit findings, and certain internal
control-related matters that we identified during the audit.

eu'cewaiﬂluud—cémp LLP

March 11, 2022



Rockoff Urban Renewal, LI.C

Balance Sheet

Assets
Land
Building and improvements
Furniture, fixtures and equipment
Less accumulated depreciation

Construction in progress
Total real estate assets, net

Cash and cash equivalents
Restricted funds held on deposit
Accounts receivable and other receivables, net
In-place lease intangibles, net accumulated amortization
of $178.457 at December 31, 2021
Intangible asset - tax abatement, net accumulated
amortization of $3,381 598 at December 31, 2021
Interest rate derivative
Other assets

Total assets

Liabilities and member's equity
Liabilities

Mortgage note payable, net

Due to affiliate

Resident deposits

Accounts payable and accrued expenses
Total liabilities

Member's equity
Total member's equity
Total liabilities and member's equity

The accompanying notes ara an integral part of these financial statements.

December 31, 2021

7,296,393
47,151,018
7,918,600

(10,704,732)

51,661,279

1,043

51,662,322

913,714
525,668
145,424

3,290
11,180,392

25,336
101,964

64,558,110

51,769,077
15,361
359,929
547,182

52,691,549

11,866,561

$

64,558,110




Rockoff Urban Renewal, LLC

Statement of Operations

Revenunes
Rental revemies
Other revenmes
Total revenues

Expenses
Operating expenses
Interest expense and other related fees
General and administrative expenses
Property management fees
Amortization and depreciation expense
Total expenses

Net loss before realived and unrealized gain (loss) on investments

Realized loss on disposal of assets
Unrealized gain on interest rate derivative

Total net realized and unrealized gain on investments

Net loss

The accompanyving notes ave an integral part gf these financial statements.

Year Ended
December 31, 2021

$ 3,860,384

257,736

4,118,620

1,805,210
1,079,276
358,652
128,612
1,812,673

7,184,423

(3.065,803)

@875)
1,836

961

E) (3,064,842)




Rockoff Urban Renewal, L1.C

Statement of Member’s Equity

Balance, December 31, 2020 b 14,922,147
Contributions 411,853
Distributions (402,597)
Net loss (3,064,842)

Balance, December 31, 2021 % 11,866,561

The accompanying noles are an integral part of these Sfinancial statements.




Rockoff Urban Renewal, LLC

Statement of Cash Flows

For the Year Ended
December 31, 2021
Operating activities
Net loss $ (3,064,342)
Adjustments to reconcile net loss to nef cash provided by operating activities:
Net unrealized gain on interest rate derivative (1,836}
Drepreciation of real estate assets 2,045,394
Amortization of debt issuance cosis 49,168
Amortization of in-place lease intangibles 10,445
Amortization of intangible asset - tax abatement 856,834
Realized loss on disposition of assets ' 875
Changes in assets and liabilities:
Tncrease in accounts receivable and other receivables {50,020}
Increase in other assefs {63,516)
Increase in resident deposits 204,966
Increase in accounts payable and accrued expenses 39,160
Increase in due to affiliate 5,179
Net cash provided by operating activities 931,807
Investing activities
Purchase of and capital improvements fo real estate assefs (12,573)
Cash used in investing activities (12,573)

Finaneing activities

Contributions 411,853
Distributions (402,597)
Purchase of interest rate cap {23,500}
Payment of debt issuance costs {10,250}
Net cash used in financing activities {24,494}
Net change in cash, cash equivalents and restricted funds held on deposit 864,740
Cash, cash equivalents and restricted funds held on deposit, beginning of year 544,642
Cash, cash equivalents and restricted funds held on deposit, end of year $ 1,439,382

The foliowing table provides a reconciliation of cash, cash equivalents and restricied funds held on deposit to amounis
reported swithin the Balance Sheet:

Reconciliation of cash, cash equivalents and restricted funds held on deposit:

Cash and cash equivalents ) 913,714
Restricted funds hsld on deposit 515,668
Total cash, cash equivalents and restricted funds held on deposit s 1,439,382

Supplemental cash flow information, including non-cash activities
Cash paid for interest on morigage note payable 3 1,032,751
Capitalized real estate assets in due to affiliate K 1,043

The accompaning notes are an integral part of these Jinancial statements.




Rockoff Urban Renewal, LLC

Notes to Financial Statements
1. Organization and Operations

Rockoff Urban Renewal, LLC, (the “Company”) owns and operates Rockoff Hall Apartments
(the “Property”). The Company was acquired by a single member limited liability company,
GS-B3 Rockoff Project REIT, LLC (“Manager™), on January 19, 2018. The Company is
governed by the Amended and Restated Limited Liability Company Agreement (“The
Agreement”). The Property is located in New Brunswick, New Jersey, adjacent to the campus
of Rutgers University, and consists of a 12-story high-rise with 619 (unaudited) student beds
and four (unaudited) commercial units.

2. Basis of Presentation and Significant Accounting Policies
Basis of Presentation

The accompanying financial statements have been prepared in accordance with accounting
principles generally accepted in the United States (“US GAAP”).

Use of Estimates

The preparation of the financial statements, in conformity with US GAAP, requires
management to make estimates and assumptions that affect the amounts reported in the
financial statements and the accompanying notes. Actual results may differ materially from
those estimates,

Concentrations of Credit Risk

Financial instruments which potentially subject the Company to a concentration of credit risk
consist primarily of cash and cash equivalents, The Company places its cash and cash
equivalents with high credit quality institutions and minimizes its credit risk exposure via
formal credit policies and monitoring procedures. The Company maintains funds in accounts
with financial institutions that, from time to time, exceed the Federal Deposit Insurance
Corporation insured limit.

Fair Value Measurements

In accordance with the authoritative guidance on fair value measurements and disclosures
under US GAAP, the Company determines the fair value of its investments in a hierarchy that
prioritizes the inputs to valuation techniques used to measure fair value. Fair value is defined
as the price that would be received to sell an asset or paid to transfer a liability (i.e., the exit
price) in an orderly transaction between willing market participants at the measurement date.

The guidance establishes three levels of the fair value hierarchy based on the reliability of
inputs as follows:




Rockoff Urban Renewal, LLC

Notes to Financial Statements
2. Basis of Presentation and Significant Accounting Policies (continued)

+ Level 1 — Inputs based on unadjusted quoted prices in active markets that are accessible by
the Company at the measurement date for identical, unrestricted assets ot liabilities.

« Level 2 —Inputs based on quoted prices in markets that are not active or for which all
significant inputs are observable, directly or indirectly. These inputs are primarily obtained
from third-party pricing services for identical or comparable assets or liabilities.

« Level 3 — Inputs that are unobservable and significant to the overall fair value measurement
for the asset or liability. Level 3 inputs incorporate certain assumptions and proj ections that
are not observable in the market and require significant professional judgment in
determining the fair value assigned to such assets or liabilities.

The fair value measurement of the assets or liabilities within the fair value hierarchy is based
on the lowest level of any input that is significant to the fair value measurement. However, the
determination of what constitutes “observable” requires significant judgment by the Manager.
The Manager considers observable data to be that market data which is readily available;
regularly distributed or updated; reliable and verifiable; not proprictary; or proved by multiple,
independent sources that are actively involved in the relevant market. The categorization of an
investment within the hierarchy is based upon the pricing transparency of the investment and
does not necessarily correspond to the Manager’s perceived risk of that investment. The
Company’s accounting for the interest rate derivative requires recutring fair value
measurement (see Note 7).

Income Taxes

The Company is structured as a pass-through entity; therefore, income taxes are normally
incurred and paid by its member rather than at the Company level. As such, federal, state, and
local income taxes have not been provided for in the financial statements to the extent members
are responsible for reporting their allocable share of income, gain, deductions, losses, and
credits on their respective individual tax returns. However, in certain jurisdictions, state and
local income taxes may be required to be paid directly by the Company on behalf of its
members rather than directly by its members. No such taxes were accrued for the year ended
December 31, 2021.

The Company accounts for income taxes under the provisions of Accounting Standards
Codification (“ASC”) 740-10, Income-Taxes — Overall, which prescribes use of an asset and
liability method of accounting for income taxes. Additionally, ASC 740-10-25-5 clarifies
accounting for uncertain tax positions which is required to determine whether the positions are
more likely than not sustainable upon examination by the applicable tax authority, based on
the technical merits of the tax position. Tax benefits meeting this threshold would be, if
applicable, recognized, in the Company’s financia! statements. As of December 31, 2021, the
Company had not recorded a provision for unrecognized tax benefits. Interest and penalties
associated with any unrecognized tax benefits would be recorded as additional income tax

8




Rockoff Urban Renewal, LLC

Notes to Financial Statements
2. Basis of Presentation and Significant Accounting Policies (continued)
Income Taxes (continued)

expense in the statement of operations. No amounts were recorded for the year ended
December 31, 2021 related to interest and penalties.

Tax years 2018 through 2021 remain open to examination by various federal and state taxing
authorities.

Real Estate Assets
Real estate investments are stated at cost, less accumulated depreciation. Costs include

purchase price, renovations, and improvements. Depreciation is computed using the straight-
line method over the useful lives of the assets as follows:

Years
Building 30
Building improvements 15
Site improvements 15
Furniture, fixtures, and equipment 7

General maintenance and repair costs are expensed as incurred.

The carrying value of long-lived assets, including definite lived assets, are evaluated for
impairment whenever events or changes in circumstances indicate the carrying amount of an
asset may not be recoverable in accordance with ASC 360, Property, Plant, and Equipment.
An impairment loss is recognized if the carrying amount of the Property is not recoverable
from the undiscounted cash flows generated by the property. The Company does not believe
the value of any long-lived assets were impaired as of December 31, 2021.

Assets held for sale would be separately presented in the balance sheet and reported at the
Jower of the carrying amount or fair value less the costs to sell and are no longer depreciated.
The assets and liabilities of a disposal group classified as held for sale would be presented
separately in the appropriate asset or liability sections of the balance sheet. The Company did
not have any assets held for sale as of December 31, 2021.

Cash and Cash Equivalents

All highly liquid investments with an original maturity of three months or less are considered
to be cash equivalents. The Company maintains funds in accounts with financial institutions
that, from time to time, may exceed the Federal Deposit Insurance Corporation insured limit.
The Company has not experienced any losses in such accounts to date.




Rockoff Urban Renewal, LLC

Notes to Financial Statements
2. Basis of Presentation and Significant Accounting Policies (continued)
Restricted Funds Held on Deposit

Restricted funds held on deposit consist of security deposits, which are returned to tenants
upon completion and satisfaction of leasing arrangements, and lender required tax and
replacement escrows which are held as cash collateral per the Company’s debt agreement.

Accounts Receivable and Other Receivables, Net

Accounts receivable and other receivables, net includes amounts billed to residents and
expense recoveries due from residents. The Company uses the allowance method of accounting
for uncollectible accounts. Management regularly evaluates the credit quality of its residents,
delinquent payments, historical trends, and current economic conditions. Accounts receivable
are considered past due when any disputed balance is aged more than 30 days beyond the
billing date. As of December 31, 2021, the allowance for doubtful accounts was $87,996 and
is recorded in accounts receivable and other receivables, net on the balance sheet.

Interest Rate Derivative

ASC 815, Derivatives and Hedging, establishes accounting and reporting standards for
derivative instruments and hedging activities. It requires that an entity reco gnizes all
derivatives as either assets or liabilities on the balance sheet and measure these instruments at
fair value, with changes to fair value recorded through interest expense and other related fees
in the statement of operations. The Company uses an interest rate derivative in order to hedge
the effects of interest rate fluctuations on variable rate debt. The Company’s interest rate
derivative position is measured at fair value using Level 2 observable inputs (see Note 7).

Intangibles and Other Assets

Tntangibles and other assets as of December 31, 2021 consist of tax abatement due to the
Payment In Lieu of Taxes (“PILOT”) program, retail in place leases and origination costs; as
well as prepaid property insurance and prepaid property taxes. Prepaid expenses are expensed
in the period the benefit is received. The amortization periods are shown below and based on
the remaining useful life of each asset, derived from third party research of related leases and
agreements. Amortization is expensed monthly and shown in the statement of operations on a

straight-line basis, based on the purchase price allocation derived from a third party (see Note
4).

Asset Type Useflul life Financial Statement Caption
Tax abatement (PILOT prograni) 204 months Intangible asset - tax abatement
Retail in-place leases 46 months In-place lease intangible
Origination Costs 28 months In-place lease intangible
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Rockoff Urban Renewal, LLC

Notes to Financial Statements
2. Basis of Presentation and Significant Accounting Policies (continued)
Mortgage Note Payable, Net

The Company’s mortgage note payable is recorded at par (or carrying value), and presented
net of unamortized debt issuance costs. As part of the normal course of its business, the
Company has provided guarantees against fraud and misrepresentation, failure to maintain
insurance policies and required impositions, failure to apply condemnation and insurance

proceeds, and failure to pay rental income and security deposits in the event of default (See
Note 5).

Debt Issuance Costs

Debt issuance costs consist of the direct costs paid in connection with securing financing, from
a third-party lender, and are amortized to interest expense over the term of the related debt.
Unamortized debt issuance costs are presented as a direct reduction of the carrying value of
the mortgage note payable on the balance sheet.

Due te Affiliate

Due to affiliate is mainly comprised of property management fees, construction management
fees earned by affiliates of the Manager and expense reimbursements pursuant to the terms of
the Agreement (see Note 9).

Resident Deposits

Resident deposits represent the liability of the Company regarding the resident’s required
security deposit per the lease agreements.

Accounts Payable and Accrued Expenses

Accounts payable and accrued expenses consist primarily of amounts accrued for expenses
incurred by the property, tax, legal, and other professional services.

Revenue Recognition

The Company’s leases generally contain options that allow residents to obtain terms equal to
one year or less. Retail lease terms vary from three to five years. Rental revenues from retail
leases are recognized as amounts are contractually earned from the tenants, which is not
materially different than a straight-line basis. Rental revenues from residential leases are
recognized as amounts that are contractually earned from residents. Any lease incentives
granted to residents are deferred at lease inception and are amortized over the term of the lease
on a straight-ling basis. Other revenue consists primarily of fees charged to residents for
administrative fees, pet fees, lease cancellations, evictions, garage rentals, washer-dryer

11




Rockoff Urban Renewal, L1.C

Notes to Financial Statements
2. Basis of Presentation and Significant Accounting Policies (continued)

Revenue Recognition (continued)
rentals, and utility fees billed to residents. Other non-Jease revenues are recognized as amounts
are contractually earned from residents.

Rental payments received prior to their recognition as income are stated on the balance sheet
within accounts payable and accrued expenses.

As of December 31, 2021, 96.77% (unaudited) of residential units and 75% (unaudited) of
retail units were leased.

Interest Income and Interest Expense
Interest income and expense are recorded on an accrual basis.
Advertising

The Company expenses advertising costs associated with the marketing of its units as incutred.
The Company incurred advertising expenses of $156,885 for the year ended December 31,
2021 and is recorded in general and administrative expenses on the statement of operations.

Recently Issned Accounting Pronouncements

In February 2016, the FASB issued ASU 2016-02, Leases, with codification improvements
issued in July 2018 in ASU 2018-10, Codification Improvements to Topic 842, Leases, and in
March 2019 in ASU 2019-01, Codification Improvements to Topic 842. The ASUs include
guidance which requires lessees to put most leases on their balance sheets but recognize
expenses on their income statements in a manner similar to current accounting. The guidance
also eliminates today’s real estate-specific provisions for all entities. For lessors, the guidance
modifies the classification criteria and the accounting for sales-type and direct financing leases.
In June 2020, the FASB issued ASU 2020-05, Revenue from Contracts with Customers (Topic
606) and Leases (Topic 842), which delayed the effective date of Topic 842 to fiscal years
beginning after December 15, 2021. The Company is currently evaluating the potential impact
on its financial statements and related disclosures.

Risks and Uncertainties
In the normal course of business, the Company encounters economic risk, including interest
rate risk and market risk. Interest rate risk represents the difference between the market interest

rate and the fixed contractual rate. Market risk reflects changes in the valuation of real estate
investments held by the Company.

12



Rockoff Urban Renewal, LLC

Notes to Financial Statements

3. Real Estate Assets

Real estate assets as of December 31, 2021 are comprised of the following:

12/31/2021
Building,
Improvements, Accumulated
Property Land FFE and CIP  Depreciation Net Book Value
SoCam 290 $ 7296393 $ 55,070,661 $ (10,704,732) § 51,662,322

4, Intangible Assets

Intangible assets and related amortization are shown below:

Expeunse for the

Gross Carrying Accumulated Year Epded
Asset Type Amount Amortization December 31, 2021
Tax abatement (PILOT prograim) 5 14,561,990 $ 3,381,598 § 856,834
Retail in-place leases 109,903 106,613 10,445
Origination Costs 71,844 71.844 -
Total $ 14,743,737 8 3,560,055 § 867,279

Amortization for the five years following is shown in the table below:

Asset Type 2022 2023 2024 2025 2026 Thereafter

Tax abatement (PILOT program) § 856,834 § 856,834 % 856,834 % B56,834 3§ 856,834 § 6,896,223
Relail in-place leases 3,848 - - - - -
Total Amortization $ 860,682 $ 856,834 8§ 856,834 8 856,834 & 836,834 8 6,896,223

5. Mortgage Note Payable, Net

The Company, through one of its subsidiaries, entered into a mortgage loan of $52,050,000 on
January 23, 2018. The loan is interest only for the first 60 months.

Bulunce as of Maturity
Property Name Becember 31, 2021 Interest Rale Intezest Type Lender Type __Date
SoCum 290 § 52,050,000 LIBOR + 185bps Floating Goverument-Sponsored Enterprive 21172028

13



Rockoff Urban Renewal, LLC

Notes to Financial Statements
5. Mortgage Note Payable, Net (continued)

The Company incurred interest of $1,030,107 during the year ended December 31, 2021. The
interest rate as of December 31, 2021 was 1.944%. Debt issuance costs of $461,791 are being
amottized using straight-line basis over the life of the loan and reported on the balance sheet
net of mortgage note payable as of December 31, 2021. The difference is immaterial between
straight-line and effective interest methods, As of December 31, 2021, accumulated
amortization totaled $180,868. After the initial term of 60 months, a fixed monthly principal
amount of $77,463 will be due until maturity on February 1, 2028.

Principal

Repayments

2022 § -
2023 & 774,629
2024 $ 929,555
2025 $ 929,554
2026 $ 929,555
Thereafter 3 43,486,707
Total 3 32,050,000

The mortgage note payable is collateralized by the Property and contains certain non-financial
covenants. The Company was in compliance with all covenants as of and for the year ended
December 31, 2021.

6. Commercial Leases

Four commercial units are available to be leased to retail tenants under operating leases for
which the terms and expirations vary. The lease terms have provisions to extend the lease
agreements, options for early termination after paying a specified penalty, and other terms and
conditions are negotiated. The Company retains substantially all of the risks and benefits of
ownership of these commercial real estate assets. Amounts required as security deposits vary
depending on the terms of the respective leases and the creditworthiness of the tenant, but
generally are not significant amounts. Therefore, exposure to credit risk exists to the extent
that a tenant’s receivable exceeds the amount of its security deposit.

As of December 31, 2021, the approximate future minimum rental income from the Company’s
property under noncancelable retail operating leases is as follows:

14



Rockoff Urban Renewal, LLC

Notes to Financial Statements

6. Commercial Leases (continued)

Year Ending

December 31 Amount
2022 168,970
2023 169,697
2024 170,446
2025 153,199
2026 30,213

Thereafter -

Total $ 692,525

% Derivative Instrument

The Company entered into an interest rate derivative agreement on January 23, 2018 to manage
the variable interest rate exposure with respect to amounts borrowed under the mortgage note
payable. This contract effectively exchanges the Company’s obligation to pay interest based
on a floating rate for an obligation to pay interest based on a fixed rate, contingent upon the
variable rate increasing to a defined rate. The Company did not enter into this derivative for
trading or speculative purposes. The interest rate derivative is recognized as an asset on the
balance sheet at fair value, with gains or losses related to changes in the fair value recorded in
the statement of operations. On January 22, 2018 the Company acquired the original interest
rate derivative for $8,700. The derivative had a strike rate at 5.67% during the interest only
term and 4.61% thereafter; and expired February 1, 2021. The notional amount of the
derivative is identical to the amount of the principal balance owed. On February 1, 2021 the
Company purchased an interest rate derivative to replace the expired original derivative for
$23,500. The derivative has a strike rate at 4.61% and expires on February 1, 2024, The
notional amount of the derivative is identical to the amount of the principal balance owed.

The fair value of the derivative as of December 31, 2021 was $25,336. The fair value of the
derivative instrument was determined using widely accepted valuation techniques, including
discounted cash flow analysis based on the contractual terms of the derivative using the period
to maturity of the instrument, and observable market-based inputs that include interest rate
curves and implied volatilities. Therefore, the fair value determined is considered to be based
on significant other observable inputs (Level 2),

In addition, the Company considers counterparty risk of nonperformance in determining the

fair value of derivative instruments by estimating the current and potential future exposure
under the derivative instruments.

15



Rockoff Urban Renewal, LLC

Notes to Financial Statements
8. Commitments and Contingencies
As of December 31, 2021, there are no commitments or contingencies.
9. Related Party Transactions
The Company receives services under various agreements from certain affiliates associated
with the ongoing operations of the investments. Below is a detailed summary of the fees

incurred for these services for the year ended December 31, 2021 as well as where they are
recorded in the financial statements.

Year Ended

Property Service Fees Finnnelal Statement Caption December 31, 2021 Fee Descripton
Property Managenient Property management fees 3 128,612 2.75% of Gross revenues OR $8,500 per month minitvum
Total Property Service Fees § 128,612

Of the service fee amounts incurred above and the reimbursement amounts incurred below,
$14,318 and $1,043, respectively was included in Due to Affiliates on the balance sheet as of
December 31, 2021. The Company made a deemed distribution of $102,597 to the Manager to
pay for asset management and admin fees on behalf of GS-B3 Rockoff Venture, LLC, an
affiliate of the Manager.

In accordance with the Company’s Construction Management Agreement, the Company
reimburses certain affiliates of the Manager for costs and services that are incurred on behalf
of the Company.

In accordance with the Agreement, the Company reimburses cettain affiliates of Greystar Real
Estate Partners (“Greystar”) for certain payroll expenses for Greystar employees working at
the Company’s propetty.

Below is a summary of the costs and services that the Company reimbursed to certain affiliates
for the year ended December 31, 2021 as well as where they are recorded in the financial
statements.

Year Ended
Reimburzements Financial Statement Caption December 31, 2021
Payroll & Benefits for on-site management Operating expenses % 518,571
Construction Management Real estate assets 13,615
Total Reimbursements 3 533,186

10. Subsequent Events
The Company has evaluated all subsequent events through the date that the financial

statements were made available to be issued (March 11, 2022) and noted no events that
are required to be disclosed.
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Report of Independent Auditors
To the Management of Rockoff Urban Renewal, LLC

We have audited the financial statements of Rockoff Urban Renewal, LLC as of and for the year ended
December 31, 2021 and our report thereon appears on pages 1-2 of this document which included an
unmodified opinion on those financial statements. That audit was conducted for the purpose of forting an
opinion on the financial statements taken as a whole. The Annual Calculation of Allowable Net Profit and
Excess Profit Charge per N.J.S.A. 40A:20-3(a) and (c) for the year ended December 31, 2021 is presented for
purpases of additional analysis and is not a required part of the financial statements. The information is the
responsibility of management and was derived from and relates directly to the underlying accounting and
other records used to prepare the financial statements. The Annual Calculation of Allowable Net Profit and
Excess Profit Charge per N.J.S.A. 40A:20-3(a) and (c) has been subjected to the auditing procedures applied
in the audit of the financial statements and certain additional procedures, including comparing and
reconciling such information directly to the underlying accounting and other records used to prepare the
financial statements or to the financial statements themselves and other additional procedures, in
accordance with auditing standards generally accepted in the United States of America. In our opinion, the
Annual Caleulation of Allowable Net Profit and Excess Profit Charge per N.J .S.A. 40A:20-3(a) and (¢} is
fairly stated, in all material respects, in relation to the financial statements taken as a whole.

Cricasedinhanse Coopuns L0

March 11, 2022

PricewaterhouseCoopers LLP, One North Wacker, Chicago, IL 60606
T: 312 208 2000, WWw,pwe.com/us



Urban Renewal Entity: Rockoff Urban Renewal, LLC
Annual Caleulation of Allowable Net Profit and Excess Profit Charge
per N.J.S.A. 40A:20-3(a) and (¢} for the fiscal year ending: December 31, 2021

Grogs Revenne:

(1) Total Gross Revenue per audited Slatement of Operations
{please incinde copy of annnal nudited statement prepared by
a certified public acconutant) 4,118,620

Adjustments:

{2) Insurance, Operating and Maintenance Expenses paid by
Tenant which are ordinarily paid by a Landlord

(3) Vacaney reserves in excess of the
allowable reserve of 10% of Gross: Revenues 2,134,927

{4) Rental income from an affiliate related to the Projecl

(5) Adjusted Total Gross Revenue (Sum of (1) through (4)) 6,253,547

Expenses:

(6) Total Expenscs per audited Statement of Operations 7,184,423
(The statnes NJS.A. 404:20-15 do not expressly identify wiaf items are fo be deducted from gross revenues.
City's position Is that these stafutes be reqad in pari-materia with N.JS.A. 404:20-3.)

Adjustments:
(7) Depreciation or Obsolescence * 1,297,086
(8) Interest on Debt, exvept inferest which is part of debt service 49,168

(%) Income Taxes

{10) Salarics, Bonuses or Compensation paid, divectly or indirectly,
to Directors, Management, Officers, Stockholders,

Partners or other persons holding any proprietary ownership
interest in the property.

(11) Payments for services rendered in excess of reasonable and
cusomary payments to an affiliate or related party

(12) Amortization in excess of allowable reserve

(13) Adjusted Total Expenses (Line {6) less lines (T}

through (12} 5,838,169
(14) Statutory Net Profit (Line (5) less (13) 415,378
(15) Less Allowable Profit 5,933,908

(Allowable profit_12 %(per Financial Agreenens)
x Total Project Cost (Line 17)

(16) Excess Service Charge (Line (14) fess (15)
(Please rewit to the City within 90 days
of fiseal Year end with a copy of this

Report) NONE
{17 Total Project Cost (per “Computation of Total Project

Cast per N.J.8.A 4 0A:20-3(h)” forim)) 49 440,230
Cerfification:

1 certify that the information supplied above Is complete aud acenrate and complies with the provisions of
NISA 404:20-1 et seq. I alsu understand per the provisions of the financial agreeinend, the City af New
Brunswick may examine and audit all supporting fingncial records, documents and papers related to this

enfity, 6"_ L P

Certified Public Acconntant
*Balance includes depreciation expense on real estate assets and amortization expense on intangible
assels. Additionally, the amount presented is et of amortization of project costs of $1,648,308
($49,449,230/30 years) pursuant to N.J.S.A. 40A:20-3(c} 18




