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INDEPENDENT AUDITOR'S REPORT

To the Members
Westlawn Renaissance VII, LLC
Milwaukee, WI

Opinion

We have audited the accompanying financial statements of Westlawn Renaissance VII, LLC, which
comprise the balance sheets as of December 31, 2024 and 2023, and the related statements of
operations, members’ equity, and cash flows for the year ended December 31, 2024 and from the
period from inception (November 4, 2020) through December 31, 2023, and the related notes to the
financial statements.

In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of Westlawn Renaissance VII, LLC as of December 31, 2024 and 2023, and the
results of its operations and its cash flows for the periods then ended in accordance with accounting
principles generally accepted in the United States of America.

Basis for Opinion

We conducted our audits in accordance with auditing standards generally accepted in the United States
of America. Our responsibilities under those standards are further described in the Auditor’s
Responsibilities for the Audit of the Financial Statements section of our report. We are required to be
independent of Westlawn Renaissance VII, LLC and to meet our other ethical responsibilities in
accordance with the relevant ethical requirements relating to our audits. 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 Westlawn Renaissance VII,
LLC’s ability to continue as a going concern within one year after the date that the financial statements
are available to be issued.

Madison, WI Brookfield, WI Colorado Springs, CO Contact Us:

1221 John Q Hammons Dr. 18650 W. Corporate Dr. 1880 Office Club Pointe Email: info@SVAaccountants.com
Suite 100 Suite 200 Suite 128 Web: SVAaccountants.com
Madison, WI 53717 Brookfield, WI 53045 Colorado Springs, CO 80920

Phone: (608) 831-8181 Phone: (262) 641-6888 Phone: (719) 413-5551

Fax: (608) 831-4243 Fax: (262) 641-6880



Auditor’s Responsibilities for the Audit of the Financial Statements

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 auditor’s 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 generally accepted
auditing standards 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, including omissions, are considered material if there is a substantial likelihood that,
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 generally accepted auditing standards, we:

o Exercise professional judgment and maintain professional skepticism throughout the audit.

o |dentify 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.

e 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 Westlawn Renaissance VII, LLC’s internal control. Accordingly,
no such opinion is expressed.

o Evaluate 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.

e Conclude whether, in our judgment, there are conditions or events, considered in the aggregate,
that raise substantial doubt about Westlawn Renaissance VII, LLC’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.

SVa  Colpud Pudle Qecounlants; Sc.

Madison, Wisconsin

June 11, 2025



WESTLAWN RENAISSANCE VII, LLC

BALANCE SHEETS
December 31, 2024 and 2023

2024 2023
ASSETS
Cash and cash equivalents $ 382,266 $ 209,487
Restricted cash 37,345 0
Accounts receivable 110,262 50,727
Prepaid expenses 697 11,457
Rental property, net 42,827,646 29,896,505
Construction in progress 0 11,756,326
Tax credit fees, net 194,553 209,519
TOTAL ASSETS $ 43,552,769 $42,134,021
LIABILITIES AND MEMBERS' EQUITY
LIABILITIES
Mortgage notes payable, net $ 40,308,601 $32,624,656
Development fee payable 3,078,552 2,044,293
Accounts payable 47,966 7,915
Related party payables 74,031 55,862
Construction payables 197,494 5,501,008
Accrued interest 280,461 167,676
Accrued PILOT 22,770 1,302
Accrued asset management fees 7,275 0
Accrued company management fees 7,275 0
Other accrued expenses 11,119 342
Prepaid rents 8,808 4,183
Tenants' security deposits payable 90,170 6,596
Total liabilities 44 134,522 40,413,833
MEMBERS' EQUITY (581,753) 1,720,188
TOTAL LIABILITIES AND MEMBERS' EQUITY $ 43,552,769 $42,134,021

The accompanying notes are an integral part of these financial statements.
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WESTLAWN RENAISSANCE VII, LLC
STATEMENTS OF OPERATIONS
Year ended December 31, 2024 and
period from inception (November 4, 2020) through December 31, 2023

2024 2023
Revenues:
Rental income $ 914,431 $ 151,106
Vacancies and concessions (107,341) (82,778)
Bad debt expense (104,943) 0
Other revenue 1,803 0
Total revenues 703,950 68,328
Rental expenses:
Rent and administrative 167,032 24,073
Utilities 101,740 19,975
Operating and maintenance 192,521 38,251
Taxes and insurance 121,965 11,434
Total rental expenses 583,258 93,733
Net rental income (loss) 120,692 (25,405)
Financial expense:
Interest expense 1,269,492 229,405
Miscellaneous finance fees 11,200 0
Total financial expense 1,280,692 229,405
Loss before other expenses (1,160,000) (254,810)
Other expenses:
Depreciation 1,112,425 233,343
Amortization 14,966 14,966
Organization costs 0 8,347
Asset management fee 7,275 0
Company management fee 7,275 0
Total other expenses 1,141,941 256,656
Net loss $ (2,301,941) $ (511,466)

The accompanying notes are an integral part of these financial statements.
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WESTLAWN RENAISSANCE VII, LLC
STATEMENTS OF MEMBERS' EQUITY
Year ended December 31, 2024 and
period from inception (November 4, 2020) through December 31, 2023

Manager Special Investor
member member members Total
Members' equity:
Balances from inception $ 0 0 $ 0 $ 0
Capital subscriptions 100 10 22,651,281 22,651,391
Syndication costs 0 0 (33,575) (33,575)
Net loss (51) (5) (511,410) (511,466)
Balances, December 31, 2023 49 5 22,106,296 22,106,350
Net loss (230) (23) (2,301,688) (2,301,941)
Balances, December 31, 2024 (181) (18) 19,804,608 19,804,409
Subscriptions receivable:
Balances from inception 0 0 0 0
Capital subscriptions 100 10 22,651,281 22,651,391
Subscription receipts (100) 0 (2,265,129) (2,265,229)
Balances, December 31, 2024 and 2023 0 10 20,386,152 20,386,162
Total members' equity $ (181) (28) $ (581,544) $ (581,753)
Ownership percentages 0.01% 0.001% 99.989% 100.00%

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

-5-




WESTLAWN RENAISSANCE VII, LLC
STATEMENTS OF CASH FLOWS
Year ended December 31, 2024 and
period from inception (November 4, 2020) through December 31, 2023

2024 2023

CASH FLOWS FROM OPERATING ACTIVITIES
Net loss $ (2,301,941) $  (511,466)
Adjustments to reconcile net loss to net cash
used in operating activities:

Depreciation 1,112,425 233,343
Amortization of tax credit fees 14,966 14,966
Amortization of debt issuance costs 73,323 13,073
Interest added to principal of mortgage notes payable 0 23,069
Bad debt expense 104,943 0
Increase (decrease) in cash due to changes in:
Accounts receivable (164,478) (50,727)
Prepaid expenses 10,760 (11,457)
Accounts payable 40,051 7,915
Related party payables 18,169 55,862
Accrued company management fees 7,275 0
Accrued asset management fees 7,275 0
Accrued interest 110,546 76,292
Accrued PILOT 21,468 1,302
Other accrued expenses 10,777 342
Prepaid rents 4,625 4,183
Tenants' security deposits payable 83,574 6,596
Net cash used in operating activities (846,242) (136,707)

CASH FLOWS FROM INVESTING ACTIVITIES
Development of rental property (6,554,256) (33,161,676)

Net cash used in investing activities (6,554,256) (33,161,676)

CASH FLOWS FROM FINANCING ACTIVITIES

Proceeds from mortgage notes payable 10,256,055 31,805,873
Payments on mortgage notes payable (2,645,433) 0
Subscription receipts 0 2,265,229
Payment of syndication costs 0 (33,575)
Payment of debt issuance costs 0 (305,172)
Payment of tax credit fees 0 (224,485)
Net cash provided by financing activities 7,610,622 33,507,870
Change in cash, cash equivalents, and restricted cash 210,124 209,487
Cash, cash equivalents, and restricted cash:
Beginning 209,487 0
Ending $ 419,611 $ 209,487

The accompanying notes are an integral part of these financial statements.
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WESTLAWN RENAISSANCE VII, LLC
STATEMENTS OF CASH FLOWS (Continued)

Year ended December 31, 2024 and

period from inception (November 4, 2020) through December 31, 2023

RECONCILIATION OF CASH, CASH EQUIVALENTS, AND RESTRICTED
CASH TO BALANCE SHEET
Cash and cash equivalents
Restricted cash

Total cash, cash equivalents, and restricted cash

CASH FLOW INFORMATION
Cash payments for interest, net of capitalized interest of $35,402 (2024)

and $778,703 (2023) and interest expense added to principal balance
of $0 (2024) and $457,523 (2023)

SUPPLEMENTAL SCHEDULE(S) OF NONCASH
INVESTING AND FINANCING ACTIVITIES
Construction payables capitalized into rental property
Development fee payable capitalized into rental property
Interest expense added to principal of mortgage notes payable
Capitalized interest added to principal balance of mortgage notes payable
Amortization of debt issuance costs capitalized into rental property
Land acquired through seller-financed note

Capital subscriptions

Accrued interest capitalized into rental property

The accompanying notes are an integral part of these financial statements.
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2024 2023

$ 382,266 $ 209,487

37,345 0
$ 419,611 $ 209,487
$ 1,083,384 $ 369,836
$ 26,854 $ 5,501,008
$ 1,034,259 $ 2,044,293
$ 0 $ 23,069
$ 0 $ 434,454
$ 0 $ 163,359
$ 0 $ 490,000
$ 0 $22,651,391
$ 2,239 $ 91,384




WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE A -- Nature of business and significant accounting policies

Nature of business
Westlawn Renaissance VII, LLC (the company), was formed on November 4, 2020, as a limited
liability company (LLC) under the Wisconsin Limited Liability Company Act (the Act). The company
was formed to acquire, construct, and operate Westlawn Renaissance VIl (the project) located in
Milwaukee, Wisconsin. The project consists of 97 units in 32 buildings, with parking spaces
available to tenants on the site. The project qualifies for low-income housing tax credits pursuant to
Section 42 of the Internal Revenue Code (IRC). The 32 buildings were placed in service on various
dates during 2023 and 2024.

The company consists of one manager member, two investor members, and one special member
with rights, preferences and privileges as described in the Amended and Restated Operating
Agreement (operating agreement). Each member's liability for the debts and obligations of the
company shall be limited to the maximum extent permitted by the Act and other applicable laws.

The company shall be operated in a manner consistent with its treatment as a partnership for
federal and state income tax purposes. Therefore, the accompanying financial statements do not
include the personal or corporate assets and liabilities of the members, their obligation for income
taxes on their distributive shares of the net income of the company or their rights to refunds on its
net loss, nor any provision for income tax expense.

The operating agreement states that the company shall continue in perpetuity unless sooner
terminated in accordance with the operating agreement.

A summary of significant accounting policies follows:

Basis of accounting
The financial statements include the accounts of the company and have been prepared on the
accrual basis of accounting. Accordingly, the financial statements reflect all significant receivables,
payables and other liabilities.

Use of estimates
The preparation of financial statements requires management to make estimates and assumptions
that affect the reported amounts of assets and liabilities and disclosure of contingent assets and
liabilities at the date of the financial statements and the reported amounts of revenues and
expenses during the reporting period. Actual results could differ from those estimates.



WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE A -- Nature of business and significant accounting policies (Continued)

Cash and cash equivalents
For purposes of reporting cash flows, the company considers all investments purchased with a
maturity of three months or less to be cash equivalents, with the exception of cash not available to
the company due to restrictions placed on it.

The company maintains its cash in bank deposit accounts, which, at times, may exceed federally
insured limits. The company has not experienced any losses in such accounts. Management
believes it is not exposed to any significant credit risk on cash and cash equivalents.

Accounts receivable and revenue recognition
The company utilizes the direct write-off method of accounting for credit losses for any accounts
receivable outside the scope of FASB Codification Topic 842 Leases. The use of this method has
no material effect on the financial statements. The company follows FASB Codification Topic 842
Leases to account for its operating lease receivables included in accounts receivable. When the
company concludes collectability of specific operating lease receivables is not probable, those
receivables are written off to bad debt expense which is presented as a reduction to revenue in the
statement of operations.

The company leases apartments to eligible residents under operating leases which are substantially
all on a yearly basis. Residential apartment leases often provide residents with the option to have a
pet or use the project’s parking, laundry, and/or storage facilities, etc. which are fixed fee lease
components. To the extent the company provides such lease components, they are included in
other revenue. Rental revenue is recognized, net of vacancies and concessions, on a straight-line
basis over the term of the leases.

Other revenue also consists of various tenant charges provided for in the lease contract, such as
late fees, cleaning fees, and damages fees which are variable payments that do not provide a
transfer of a good or service to the tenants and are not considered components of the lease
contract. These fees are recognized as revenue when assessed. Certain services are also provided
to tenants outside of the lease contract and are recognized when the service is complete.

As of December 31, 2024 and 2023, all of the company’s real estate assets are subject to operating
leases.

The residential leases do not provide extension options. A new lease agreement is executed if both
parties wish to continue the tenancy upon expiration of the existing lease term. As of December 31,
2024, the average remaining term of the company’s residential leases is less than 12 months.



WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE A -- Nature of business and significant accounting policies (Continued)

The components of rental revenue for all resident operating leases are as follows for the periods
ended December 31:

2024 2023
Fixed operating lease revenue from apartment rentals,
net of vacancies and concessions and bad debt expenses $ 702,147 $ 68,328
Variable operating lease revenue included in other revenue 1,803 0
Total lease income $ 703950 § 68,328

Supplemental statement of cash flows information related to leases as of December 31, is as
follows:

2024 2023

Cash received from operating leases
Operating cash flows from operating leases $ 649,042 $ 21,784

Rental property
Rental property is stated at cost. Depreciation of rental property is computed on the straight-line
method based upon the following estimated useful lives of the assets:

Years
Land improvements 20
Buildings and improvements 40
Furnishings and equipment 10

Maintenance and repairs of rental property are charged to operations, and major improvements are
capitalized. Upon retirement, sale or other disposition of rental property, the cost and accumulated
depreciation are eliminated from the accounts, and any resulting gain or loss is included in
operations.

Impairment of long-lived assets
The company reviews long-lived assets, including rental property and intangible assets, for
impairment whenever events or changes in business circumstances indicate that the carrying
amount of an asset may not be fully recoverable. An impairment loss would be recognized when the
estimated future cash flows from the use of the asset are less than the carrying amount of that
asset. To date, there have been no such losses.
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WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE A -- Nature of business and significant accounting policies (Continued)

Debt issuance costs
Debt issuance costs totaled $305,172 as of December 31, 2024 and 2023. All these costs were
incurred in connection with the financing from the Wisconsin Housing and Economic Development
Authority (WHEDA), which are described in Note D:

Amortization Period Amount
WHEDA Note #1 37 years $ 53,063
WHEDA Note #2 2 years 245,881
WHEDA Note #3 37 years 6,228
$ 305,172

The company is amortizing these costs into interest expense using the straight-line method over the
life of the respective loans noted above. The use of the straight-line method rather than the
effective interest method has no material effect on the financial statements.

Of the total amortized debt issuance costs for the periods ended December 31, 2024 and 2023, $0
and $163,359 was capitalized, and $73,323 and $13,073 was included in interest expense,
respectively.

Tax credit fees
In connection with obtaining an allocation of low-income housing tax credits from the Wisconsin
Housing and Economic Development Authority (WHEDA), the company paid fees totaling
$224,485. The company is amortizing these fees on the straight-line basis over the related tax
credit compliance period of 15 years.

Current vulnerability due to certain concentrations
The project’s operations are concentrated in the low-income housing residential real estate market.
In addition, the project operates in a heavily regulated environment. The operations of the project
are subject to administrative directives, rules and regulations of federal, state and local regulatory
agencies including, but not limited to the Housing Authority of the City of Milwaukee (HACM), sole
member of manager member, under the Project Based Voucher Housing Assistance Payments
Contract (see Note F), and the U.S. Department of Housing and Urban Development (HUD). Such
administrative directives, rules and regulations are subject to change by an act of Congress or an
administrative change mandated by HUD. Such changes may occur with little notice or inadequate
funding to pay for the related cost, including additional administrative burden to comply with a
change.

Subsequent events
These financial statements have not been updated for subsequent events occurring after
June 11, 2025, which is the date these financial statements were available to be issued. The
company has no responsibility to update these financial statements for events and circumstances
occurring after this date.

-11 -



WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE B -- Restricted cash

Replacement reserve
Under provisions of the operating agreement, the company is required to make annual deposits in
the initial amount of $300 per unit, beginning with the date required by WHEDA or the six-month
anniversary of the replacement reserve commencement date, but in no event later than July 1,
2024, to the replacement reserve, made in equal monthly deposits, which are also required by the
Replacement Reserve and Security Agreement with WHEDA. Under the operating agreement, the
deposits are to increase by 3% each anniversary of the replacement reserve commencement date.
Disbursements are restricted to capital improvements and repairs to the project. Withdrawals
require approval of the investor member. The replacement reserve has not been funded as of
December 31, 2024 and 2023.

Operating reserve
The WHEDA Operating Deficit Reserve and Security Agreement and the operating agreement
require the company to establish an operating reserve in the amount of at least $455,988. Under
the provisions of the operating agreement, the reserve is to be funded on the date of receipt of the
investor member’s fourth capital contribution while the agreement with WHEDA requires the reserve
to be established on or before the conversion date of the WHEDA loan. Funds from the operating
reserve may be used to pay for operating or other expenses, which require consent of the investor
member if the balance of the operating reserve falls below $455,988 after such withdrawal. The
company is required to fund the operating reserve from available cash flow as defined in the
operating agreement in order to maintain a balance of $455,988 at all times. The reserve shall be
maintained throughout the 15-year tax credit compliance period. Upon the 3-year anniversary of
the achievement of stabilized occupancy, as defined in the operating agreement, any excess
amounts in the operating reserve shall be released to pay applicable principal and interest on the
mortgage notes payable due to HACM. Beginning on the eleventh anniversary of the completion
date, and each year thereafter, the required balance in the operating reserve may be reduced in
accordance with the operating agreement. The operating reserve has not been funded as of
December 31, 2024 and 2023.

NOTE C -- Rental property, net

Rental property, net is comprised of the following:

2024 2023
Land $ 490,000 $ 490,000
Land improvements 1,466,644 915,730
Buildings and improvements 41,685,051 28,335,396
Furnishings and equipment 531,719 388,722
44,173,414 30,129,848
Less accumulated depreciation 1,345,768 233,343

42,827,646 $ 29,896,505
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WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE D -- Mortgage notes payable, net

Mortgage notes payable, net consist of the following:
2024 2023

HACM; $490,000 construction and term mortgage note;
accrues interest at 1.00% per annum; payments are subject
to surplus cash flow as defined in the operating agreement;
due August 3, 2072; collateralized by a mortgage on the
project’s rental property and a general business security
agreement; prepayment allowed any time; of the $4,900 and
$6,908 in interest incurred for the periods ended December
31, 2024 and 2023, respectively $145 and $5,991 was
capitalized and $4,755 and $917 was expensed, respectively;
accrued interest was $11,808 and $6,908 as of December 31,
2024 and 2023, respectively. $ 490,000 $ 490,000

HACM; $11,656,203 construction and term mortgage note;
accrues interest at 1.00% per annum; payments are subject
to surplus cash flow as defined in the operating agreement;
due August 3, 2072; collateralized by a mortgage on the
project’s rental property and a general business security
agreement; prepayment allowed any time; of the $73,551 and
$66,463 in interest incurred for the periods ended December
31, 2024 and 2023, respectively, $1,564 and $54,882 was
capitalized and $71,987 and $11,581 was expensed,
respectively; accrued interest was $140,014 and $66,463 as
of December 31, 2024 and 2023, respectively. 10,749,374 5,607,296

WHEDA construction-perm mortgage note payable in an
amount not to exceed $4,260,000 (WHEDA Note #1); monthly
interest only payments of 5.90% through the conversion date;
at time of conversion, principal payments required sufficient to
achieve a DSCR of 1.15 to 1.00; upon conversion, monthly
principal and interest payments are due at 5.90% (effective
interest rate of 6.06%); due 35 years after the conversion date;
collateralized by a first mortgage on the project’s rental property
and assignment rents and security agreement thereon;
nonrecourse; subject to a prepayment penalty as defined in the
note; of the $251,340 and $305,940 in interest incurred for the
period ended December 31, 2024 and 2023, $7,450 and
$258,917 was capitalized and $243,890 and $47,023 was
expensed, respectively; unamortized debt issuance costs
associated with this note totaled $49,596 and $51,029 as of
December 31, 2024 and 2023, respectively; accrued interest
was $20,945 as of December 31, 2024 and 2023; on April 30,
2025, a fifth amendment to the loan agreement extended the
conversion date of the loan to July 1, 2025. 4,260,000 4,260,000

Balance carried forward $ 15,499,374 $ 10,357,296
-13 -



WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE D -- Mortgage notes payable, net (Continued)
Balance brought forward $ 15,499,374 $ 10,357,296

WHEDA construction mortgage note payable in an amount
not to exceed $19,740,000 (WHEDA Note #2); monthly
interest only payments at 4.318%; due September 1, 2024;
collateralized by a first mortgage on the project’s rental
property and assignment of rents and security agreement
thereon; prepayment allowed any time; of the $846,017 and
$609,526 in interest incurred for the periods ended December
31, 2024 and 2023, respectively, $25,269 and $455,643 was
capitalized and $820,748 and $153,883 was expensed,
respectively; unamortized debt issuance costs associated
with this note totaled $0 and $71,721 as of December 31,
2024 and 2023, respectively; accrued interest was $64,608
and $71,037 as of December 31, 2024 and 2023,
respectively; on April 30, 2025, a fifth amendment to the loan
agreement extended the conversion date of the loan to July 1,
2025. $ 17,094,567 $ 19,740,000

WHEDA construction-perm mortgage note payable in an
amount not to exceed $500,000 (WHEDA Note #3); monthly
interest only payments of 3.00% per annum through the
conversion date; at time of conversion, principal payments
required sufficient to achieve a DSCR of 1.05 to 1.00; upon
conversion, annual principal and interest payments are due at
3.00%; payments are subject to surplus cash flow as defined
in the operating agreement; due 35 years after the conversion
date; collateralized by a first mortgage on the project’s rental
property and assignment rents and security agreement
thereon; nonrecourse; prepayment allowed any time; of the
$15,000 and $5,125 in interest incurred for the periods ended
December 31, 2024 and 2023, respectively, $445 and $2,904
and was capitalized and $14,555 and $2,221 was expensed,
respectively; unamortized debt issuance costs associated
with this note totaled $5,821 and $5,990 as of December 31,
2024 and 2023, respectively; accrued interest was $1,250 as
of December 31, 2024 and 2023; on April 30, 2025, a fifth
amendment to the loan agreement extended the conversion
date of the loan to July 1, 2025. 500,000 500,000

Balance carried forward $ 33,093,941 $ 30,597,296
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WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE D -- Mortgage notes payable, net (Continued)
Balance brought forward $ 33,093,941 $ 30,597,296

HACM:; $6,500,000 construction and term mortgage note;
accrues interest at 1.00% per annum; payments are subject
to surplus cash flow as defined in the operating agreement;
due August 3, 2072; collateralized by a mortgage on the
project’s rental property and a general business security
agreement; prepayment allowed any time; of the $40,763 and
$1,073 in interest incurred for the periods ended December
31, 2024 and 2023, respectively, $529 and $366 was
capitalized and $40,234 and $707 was expensed,
respectively; accrued interest was $41,836 and $1,073 as of
December 31, 2024 and 2023, respectively. 6,266,077 1,152,100

HACM; $2,100,000 construction and term mortgage note;

accrues interest at 1.00% per annum; payments are subject

to surplus cash flow as defined in the operating agreement;

due August 3, 2072; collateralized by a mortgage on the

project’s rental property and a general business security

agreement; prepayment allowed any time; no funds have

been draw on this note as of December 31, 2024 and 2023. 0 0

WHEDA construction-perm mortgage note payable in an
amount not to exceed $1,004,000 (WHEDA Note #4); non-
interest bearing; due 35 years after the conversion date;
collateralized by a first mortgage on the project’s rental
property and assignment rents and security agreement
thereon; nonrecourse; no prepayment is allowed prior to June

30, 2027, prepayment is allowed any time thereafter. 1,004,000 1,004,000
Total mortgage notes payable 40,364,018 32,753,396
Less unamortized debt issuance costs 55,417 128,740

40,308,601 $ 32,624,656
Repayment of principal on the mortgage notes payable as of December 31, 2024, is as follows:

Year ending December 31,

2025 $ 17,110,017
2026 38,662
2027 41,006
2028 43,492
2029 46,128
Thereafter 23,084,713

$ 40,364,018
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WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE E -- Related-party transactions

Development completion guaranty
The manager member is obligated to provide all funds required of the company to complete
development of the property to the extent the funds are not then available under the mortgage
notes payable, construction loans, or investor member capital contributions. In addition, the
managing member is obligated to fund operating deficits until Stabilized Occupancy is achieved as
defined in the operating agreement. All advances shall constitute interest free unsecured loans.
There were no development completion guaranty loans as of December 31, 2024 and 2023.

Operating deficit guaranty
The operating agreement requires the manager member to fund operating deficits occurring after
the period in which the projects reach Stabilized Occupancy, as defined in the operating agreement,
and continue until the 60-month anniversary of the achievement of Stabilized Occupancy. The
manager member’s obligation shall be limited to $443,661. All advances shall constitute
unsecured, non-interest-bearing loans and are repayable from available cash flow as defined in the
operating agreement. There were no operating deficit loans as of December 31, 2024 and 2023.

Development fee
The company entered into an amended and restated development services agreement with the
manager member, which provides for the payment of a development fee of $3,998,497. Of this
amount, $3,998,497 and $2,965,925 has been earned and capitalized into the cost of rental
property as of December 31, 2024 and 2023, respectively. The total fee is to be paid from capital
contributions and project cash flow as set forth in the operating agreement. In the event the entire
development fees have not been paid by the 13" anniversary of the completion date, as defined in
the agreement, the manager member shall immediately make a capital contribution to the company
sufficient to satisfy the remaining unpaid portion of the fee. Development fee payable was
$3,078,552 and $2,044,293 as of December 31, 2024 and 2023, respectively.

Asset management fee
Commencing in 2024, the operating agreement provides for the company to pay an annual asset
management fee in the initial amount of $75 per unit, increasing by 3% each year, to the investor.
The fee is payable out of operating cash flow as defined in the operating agreement and shall be
cumulative and accrued if not paid. Asset management fees accrued and incurred were $7,275
and $0 for the periods ended December 31, 2024 and 2023, respectively.

Company management fee
Commencing in 2024, the operating agreement provides for the company to pay an annual
company management fee in the initial amount of $75 per unit, increasing by 3% each year, to the
manager. The fee is payable out of operating cash flow as defined in the operating agreement and
shall be cumulative and accrued if not paid. Company management fees accrued and incurred
were $7,275 and $0 for the periods ended December 31, 2024 and 2023, respectively.

Right of first refusal
After the expiration of the 15-year compliance period, the company may not sell the project to any
third party that has made a bona fide purchase offer, without first offering HACM the right of first
refusal to purchase the property. The company shall offer the property to the manager member at a
price equal to the sum of the company’s outstanding debt plus an amount sufficient to enable the
company to make liquidation distributions pursuant to the operating agreement.
-16 -



WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE E -- Related-party transactions (Continued)

Put Option
After the end of the credit period, the investor member has the right to put its interest to HACM.

The option price to purchase will be the balance of all unpaid amounts due to the investor member
plus $1,000 and the costs of transfer of interest.

Management fee
The company entered into a management agreement with HACM. Under this agreement, the
company is obligated to pay a management fee equal to 5% of gross rents collected for the
preceding month. Management fees incurred totaled $15,590 and $1,781 for the period ended
December 31, 2024 and 2023, respectively. During the lease-up period, the company is obligated
to pay $35 per tenant application reviewed, $50 per home visit conducted, $60 per tenant income
certification, and $20 for each initial tenant file reviewed by the management agent’s consultant.

Lease-up fees incurred totaled $2,088 and $13,920 for the periods ended December 31, 2024 and
2023, respectively.

Related party payables
Related party payables had a balance of $74,031 and $55,862 as of December 31, 2024 and 2023,
respectively, for reimbursement of operating expenses. The balances are entirely due to Travaux,
Inc., an affiliate of the manager member.

Construction contract
In connection with the development of the project, the company entered into a construction contract
with an affiliate of the manager member in the amount of $32,620,335. The company and the
general contractor anticipate executing a final change order to the contract resulting in a
construction contract amount of $32,651,246. Of this amount, $0 and $5,056,131 is included in
construction payables as of December 31, 2024 and 2023, respectively. Profit and overhead earned
on the contract through December 31, 2024 and 2023 totaled $2,164,555 and $2,088,209,
respectively. The remaining balance to complete this contract as of December 31, 2024 and 2023
was $0 and $1,160,759, respectively.

In connection with the development of the project, HACM advanced funds to cover payments on the
project’s portion of the Architect and Engineering contract with Torti Gallas. The balance owed to
HACM for these advances, and included in the balance of construction payables, was $197,494
and $0 as of December 31, 2024 and 2023, respectively.
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WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE F -- Commitments and contingencies

Cooperation Agreement
HACM anticipates entering into a cooperation agreement with the City of Milwaukee whereby any
low-rent housing developed by HACM receiving federal assistance from the United States of
America shall make annual payments in lieu of taxes (PILOT) in an amount equal to 10% of the
shelter rent. Shelter rent is defined as the total of all rents charged to tenants less the cost of
utilities. The company is subject to the same agreement with respect to the low-income housing
units.

The company entered into a RAD Use Agreements with HUD pursuant to the RAD HAP contract
which will coincide with the term of the HAP contract. The assisted units are to be leased in
accordance with the RAD HAP contract, including applicable eligibility and income requirements.

Project Based Voucher Housing Assistance Payments (HAP) Contract
The company and HACM entered into RAD Conversion Commitments with HUD on August 3, 2022.

The company entered into Project Based Voucher Housing Assistance Payments (HAP) Contracts
with HACM whereby HACM agrees to make housing assistance payments to the project for 73 of
the units under the RAD HAP contract and for 20 of the units under the Section 8 Project Based
Voucher HAP contract. The HAP contracts are effective August 1, 2022 and have an initial term of
20 years set to expire July 31, 2042. Rental revenue under the HAP contracts represents
approximately 61% and 54% of rental income for the periods ended December 31, 2024 and 2023,
respectively. Included in accounts receivable are amounts due under these contracts totaling
$61,993 and $36,607 as of December 31, 2024 and 2023, respectively. The HAP receivable as of
December 31, 2024 will be repaid either from HACM unrestricted funds or coincide with repayment
of current operating payables due to HACM as the balance is a result of either tenants not certified
under the program or HAP received by HACM but that did not flow through to the company.

Land Use Restriction Agreements (LURAS)
The company entered into a LURA with WHEDA as a condition to receiving an allocation of low-
income housing tax credits. Under this agreement, the company must continuously comply with
IRC Section 42 and other applicable sections of the IRC. The agreement places occupancy
restrictions on rents and the minimum percent of units that shall be occupied by individuals or
families whose income meets the requirements set under IRC Section 42. If the company fails to
comply with this agreement or with the IRC, it may be ineligible for low-income housing tax credits
and the members may be required to recapture a portion of the tax credits previously claimed on
their income tax returns. In addition, noncompliance may require an adjustment to the contributed
capital of the investor member. The company is obligated to certify tenant eligibility. The
agreement expires 30 years from the anniversary of project completion.
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WESTLAWN RENAISSANCE VII, LLC
NOTES TO FINANCIAL STATEMENTS
December 31, 2024

NOTE F -- Commitments and contingencies (Continued)

In connection with the WHEDA tax exempt bond notes described in Note D, the company has
entered into a LURA with WHEDA which requires, among other things, that the company set aside
at least 34 units for occupancy by individuals or families whose incomes do not exceed 50% of the
Milwaukee County area median income (AMI), 57 units for occupancy by individuals or families
whose incomes do not exceed 60% of the AMI, and 6 units for occupancy by individuals or families
whose incomes do not exceed 80% of the AMI. The agreement expires upon the latest of the first
day on which no tax-exempt private activity bond issued with respect to the project is outstanding,
15 years after the date on which 50% of the units are first occupied, the date any assistance under
Section 8 terminates, the last day on which the loan is outstanding, or the 15 year anniversary of
the Closing Date.

In connection with the WHEDA Capital Magnet note described in Note D, the company has entered
into a LURA with WHEDA which requires, among other things, that the company set aside units as
described in the LURA. The agreement expires when both of the following events have occurred 1)
repayment of the Capital Magnet loan and 2) period of tens years commencing on the Placed in
Service Date.

In connection with the WHEDA ARPA Fund note described in Note D, the company has entered
into a LURA with WHEDA which requires, among other things, that the company set aside specific
units for occupancy as noted above for the WHEDA tax exempt bond LURA. The agreement
expires on the later of 30 years from the anniversary of project completion.
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