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Chapter 1: Valuation 1

CHAPTER 1

Valuation

Valuation is the process of calculating the worth of an asset.

The value of a property investment generally relates to the income-generating capability of the
property or completed development, i.e. its value to the investor is based on the annual rental
income from tenants of the property.

Valuation

The capital value of an investment property is calculated by capitalizing the net rental income
stream from the property.

The yield, used to capitalize the rental income, reflects the return required by investors in the open
market for a type of investment. In simple terms, the yield is the income from an investment
expressed as a proportion of the investment’s Capital Value, or Capitalized Rent (CR).

. Net rental income
Yield (%) = W x 100

From this simple formula we can calculate the capital value of a property when the rent and yield
are known.

An example valuation is displayed in the Project Proforma screen of ARGUS Developer as
follows:

Project | Detirtion | Cash Flow Project ProForma |
58|90 8

Summary Appraisal for Part 1 Pre Development Costs

REVENUE
DEVELOPMENT COSTS

ACQUISITION COSTS
Land Cost 114,000
Land Cost 819,224
Total Acquisition (19,20 Acres $48 657 .76 pAcre) 934,229
934,229
PROFESSIONAL FEES
Right ta Build 153,781

For more complex valuations in which you may wish to take account of, for example, future
changes in income, the formula may be expanded.

Valuation Rent

To value a property investment, any non-recoverable costs must be deducted from the gross annual
rent to calculate the actual net rental income receivable by the investor, or the Net Operating
Income. Such costs might include non-recoverable outgoings such as vacancy costs and non-
recoverable service charge or insurance. The net rent is then capitalized to calculate the value of the
investment.
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Chapter 1: Valuation

In ARGUS Developer, the net operating income is identified as the Valuation Rent, displayed in
Capitalized Rent as follows:

Heading Office Building & Gross Unit Area {2 Additional Unit Ares it 1]
Lnit Mumber Grogs Area fi* Additional Area fi* 0
Uze Type Offices ﬂ Met Unit &rea f? Alternate Ares 1]
Mumber of Linits 1 Met Area fi* ITZA Area ft? 0
Parking Stalls 00 Gross:Net Ratio §3.33% |v Locke
Conztruction Cost |Financial | Rert |% Rent | Leaze | Financial | Rent Capitalization
Rate pf? 80.00 || |Market Rert Rate pf? pa 50.00 | |Cap Rate% i 10.0000%
Rate Addtional pf? 0.00| |Rent Ezcalstion (Mane) ||| [Initial Rent 500,000
Cost § Unit 960,000 || | Step Rent Profile [Mone) ||| |Changes during Lease 1]
Cost § Parking Stall 0| | Annual Rent § Lnit 500,000 || |Rert at Capitalization Date 443 000
Parking Stalls Cost 0| |Gross Market Rert pa 500,000 || |% Yac. & Mon-rec Cost 10.000%
Grogs Cost 960,000 | |Intisl Rert 500,000 || [Fixed Mon-Recoy, Cost 1,000
Stage Construction J % Wac. & Non-rec Cost 10.000% || | Tatal Costs 51,000
Starts in Jan 2008 Fixed Non-Recoy. Cost 1,000 |9 Rent 1]
Dizstribution Months 12| | Total Mon-Recov. Cost 51,000 || | Valustion Rent 443 000
Tl Rate pf* (Leasing) 0.00 J Annual Rent 445 000 || | Capitalized Rent 4 490 000
Rerit Free Period (Morths) 0| | Manual Capital Walue 1]
Lease Comm. Profile (Mone) ||| |Stage Sale J
Leasze Comm. Distribution ||| | Capitalized At Jan 2009
Click to Yiewy Construction Cost Breskdown Click to Wiew Rent Addtions/Cozsts

The Valuation Rent, or net rent, in this example is therefore $449,000 per annum.

Valuation Rent = 500000 - 51000 = 449000

Rent Escalation

If rent escalation is applied from the project start date, then the initial Valuation Rent will include
escalation at the specified rate for the period from the project start date. Fixed deductions are not
grown.

The formula to calculate rent escalation is as follows:

n
i 12
Rx|(1+ ﬁ)
R = Current annual rent, to be inflated
i = Annual rate of escalation, as a percentage
n = Escalation period in months

The valuation rent is then calculated as follows:
Valuation Rent = (Annual Gross Rent x Rent Escalation) - (Total Non Recov Costs)
where Total Non Recov. Costs (when specified as a % rent) are calculated on the escalated rent.

Example: A freehold property let at a gross rent of $500,000 pa. There are non-recoverable
outgoings of $1,000 pa and 10% rent passing.

Assuming that the building is let and sold 24 months after the project start date and that escalation
of 3% per annum is applied from the project start date, the screenshot below displays the resultant
Valuation Rent.

The inflated Annual Gross Rent is the rent at which the building is assumed to let, taking into
account escalation (in this example at 3% pa) from the project start date to the letting date. It is
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Chapter 1: Valuation 3

important to note that deductions are calculated on the inflated Annual Gross Rent, so that the
calculation of the Valuation Rent in the above example is as follows:

24

3312
) = 530450

Inflated Annual Gross Rent = 500000 x (1 + 100

Deductions from the inflated annual gross rent are then calculated as follows:
Total Non Recov Cost = (10% x 530450) + 1000= 54045

Valuation Rent = 530450-54045= 476405

Rounding to the nearest whole number gives a Valuation Rent of $476,405 per annum.

% Rents

Percentage, or %, rents are calculated based on Sales Volume or turnover.

Details of the anticipated Sales Volume per annum must be entered. A multiplier is then applied to
the Sales Volume to calculate the Turnover (or %) Rent.

The Sales Volume may be defined as a fixed annual amount throughout the cash flow. Alternatively
the user can apply escalation to the Sales Volume by applying a Rent Escalation Set, and specify
whether the Sales Volume grows during the income period or for the whole cash flow period.

There are three “Breakpoint Type” options available for the calculation of % rents:
+ zero breakpoint

* natural breakpoint

 arbitrary breakpoint

Zero Breakpoint

When zero breakpoint is selected, the % Turnover multiplier is applied to the entire Sales Volume
p.a. to calculate the rent payable. The rent payable will therefore rise and fall depending on
turnover.

% rent pa = Sale Volume pa x % Turnover

Example: Assuming an Annual Sales Volume of $1,000,000 and % Turnover set at 7%, the % rent
is calculated as follows:

% rent pa = 1000000 x 0.07= 70000
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4 Chapter 1: Valuation

Heading Feetail Linit 2 Grozs Unit Area fi* 5500 Addtionsl Unit Area ft* 1]
Unit Mumber Grozs Ares fi? 5500 Addtionsl Area ft2 1]
Uze Type Retail Shop ﬂ Met Unit Area ft? 5000 Aternate Area il
Mumber of Units 1 Met Area ft2 5000 ITZA Area fi® 1]
Parking Stalls 00 Grosshet Ratio a0.31% | Locked
Construction Cost | Financial | Rert % Rert | Lease | Financial | Rent Capitalization |
Rate pf? 0.00 | |Sales Volume pa 1,000,000 | |Cap Rate% 1,! E.0000%
Rate Additional pf2 0.00| |Sales Wolume pf? pa 200.00 | Hnitizl Rent a
Coszt 1 Unit 0| |% Rent Rate 7.000% | |Changes during Lease a
Cost £ Parking Stal 0|/ |Breakpaint Type Rent ot Capialization Date 59,000
Parking Stalls Cost 0| | Arbitrary Break amount 0 % Yac. & Mon-rec Cost 0.000%
Gross Cost 0| |Arbitrary Break pf* pa 0.00| |Fixed Mon-Recoy. Cost a
Stage Construction J Turnover Escalation (lgnored) ﬂ Total Costs a
Starts in Jan 2008 % Rent 70,000
Distribution Maonths 12 “alustion Rert 70,000
Tl Rate pt* (Leasing) 0.00 J Capitalized Rent 1,166 667
hanual Capital Yalue a
Stage Sale J
Capitalized At Jan 2009
Click to Wi Construction Cost Breakdowwn

Natural Breakpoint

This is used when the total rent payable comprises a core, or base, rent together with an additional
% rent. In this case the rent payable will never fall below the base rent. For example, a lease may
guarantee the landlord a percentage of total sales subject to a minimum core rent.

In order to calculate the “Natural Breakpoint” the core rent is calculated as an equivalent value in
terms of Sales Volume, by dividing the rent by the % Turnover. This equivalent value is the Natural
Breakpoint.

Base Rent

Natural Breakpoint = % Turnover
o

Only Sales Volume in excess of this Natural Breakpoint is used for the calculation of % Rent. So
the % Rent is calculated as follows:

% Rent pa = (Sales Volume-Natural Breakpoint) x % Turnover

The total rent payable is then calculated:

Total rent payable pa = Base Rent + % Rent

Example: Assuming Sales Volume pa of $1,000,000, Base rent of $10,000 pa and % Turnover of
8%, the calculation is:

Natural Breakpoint = -1-((-))-%%(—)= 125000

% Rent pa = (1000000-125000) x 0.08= 70000
Total rent payable pa = 10000 + 70000= 80000

Arbitrary Breakpoint

The Arbitrary Breakpoint may be entered as an amount per month per unit area (in sq ft or sq m) or
as a total annual amount. Only Sales Volume in excess of the Arbitrary Breakpoint is used to
calculate the Percentage Rent. So:

% Rent pa = (Sales Volume- Arbitrary Breakpoint) x % Turnover
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Chapter 1: Valuation 5

Example: Assuming a Sales Volume pa of $1,000,000, Rent $100,000 pa, Arbitrary Breakpoint set
at $200,000 and % Turnover of 8%, the rent payable is calculated as follows:

% Rent pa = (1000000-200000) x 0.08= 64000
Total rent payable pa = 100000 + 64000= 164000

Upon sale of a leased unit, any Percentage Rent is annualized and capitalized as an addition to the
capital value of the unit.

Hotel Valuation

In ARGUS Developer hotels may be valued by selecting the Use Type “Hotel” in the Capitalized
Rent form.

Typically hotel valuation is based on room and occupancy rates, rather than floor area. Occupancy
rates may vary throughout the year, with varying room rates applied, and the valuation should
reflect this. A typical hotel valuation cannot, therefore, be undertaken using the straightforward
“Area * Rent Rate * Yield” model as for other types of valuation. Hotel valuation requires several
steps to be completed before capitalization can take place.

To establish the rental value of a hotel, occupancy profiles must be defined for different room
types within the hotel, specifying the average occupancy rate (as a percentage) for each month of
the year. These occupancy rates are then multiplied by the room rate to calculate the total annual
rental value for each room type. This is then multiplied by the total number of rooms to give a total
MRV (Market Rental Value) for the hotel.

The formula is as follows:
MRYV pa = [Daily room rate x Occupancy rate x No. days] x Total no. rooms
The total MRV for the hotel is then capitalized in the usual way (see “Valuation” on page 1).

Example: To use a simple example for illustrative purposes: a hotel with 15 double rooms, all of
which are available at a room rate of $50 per night. Assuming average occupancy throughout the
year of 80%, the MRV may be calculated as follows:

MRYV pa per room = Room Rate x Occupancy Rate x No. days
MRV pa per room = 50 x 0.8 x 365= 14600

Therefore, the hotel gross rent is calculated:

Total MRV pa = MRYV pa per room x Total no. rooms

Total MRV pa = 14600 x 15= 219000

This total gross rent per annum of $219,000 is then capitalized to produce a capital value for the
hotel (see “Valuation” on page 1).
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Chapter 1: Valuation

The above example would be entered in the Capitalized Rent form in ARGUS Developer as

follows:

Heading Hotel double rooms Grogs Unit Ares 2 0 Addtional Unit Area 2 u]

Linit Mumber Grozs Area fi? 0 Addtional Area ft= 1]

Uze Type Huoitel ﬂ Met Unit &rea fi* 0 Alernste Area u]

Mumber of Units 15 Met Area fi? 0

Parking Stalls 0.0 Gross:het Ratio 100.00% | Locked

Conzstruction Cost | Financial | Hetel | Lease | Financial | Renit Capitalization

Fte pi? 0.00| |Room Rate (Daily) 5000 |Cap Rate% 4 10.0000%

Rate &dditional pf* 0.00| | Dccupancy Profile 50% Occupancy ﬂ Initial Rent 215,000

Cozt ! Unit 0|/ |Room Rate (Annusal) 14 600 | Changes during Lease 1]

Cost f Parking Stall 0|} Gross Market Rent pa 219,000 | |Rent at Capitalization Date 219,000

Parking Stalls Cost 0| |Rent Ezcalstion [Mone) ﬂ % Wac, & Mon-rec Cost 0.000%

Gross Cost 0)||% “ac. & Mon-rec Cost 0.000% || |Fixed Mon-Recov. Cost 0

Stage Construction J Fixed Mon-Recov. Cost 0| |Tetal Costs 0

Starts in Jan 2008 Total Mon-Recoy. Cost 0| | % Rert 0

Distribution Months 12 || |Waluation Rent 219,000 (| |valustion Rent 219,000

Tl Rate pf? (Leaszing) o.0a J Rent Free Period (Maorthz) 0| | Capitalized Rent 2,190,000
hanual Capital Yalue 1]
Stage Sale J
Capitalized At Jan 2009

Click to Wiewy Construction Cost Breakdoawn

Click to Yieny Room Occupancy Profiles

Occupancy Profiles

More complex occupancy profiles can be created, specifying different average occupancy rates for

each month of the year.

The annual gross rent, or MRYV, is calculated by multiplying each month’s occupancy rate by the

number of days in that month and totalling these for the whole year. The room rate is multiplied by

the resultant figure.

This can be represented as follows:

MRV pa per room

Where:

OR,
D,

Occupancy rate in month 1

Number of days in month 1

Room rate x [(OR1 X Dl) + (OR2 X D2) +(...)+ (OR12 X D12)]

¥ Hotel Room Occupancy Profile o ] 4|
Edit Help
+ —
Frofile Mame Jan Feb ar Apr ay Jun Jul
1 Oeccupancy Profile 1 E5.00% F0.00% F0.00% 80.00% 85.00% 90.00% 90.00%
2 B0 Aw ocoupancy 80007 80.00% 80.00% 80.00% 80.00% 80.00% 80.00%
4] | i3
W OK ¥ Cancel |
A
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Chapter 1: Valuation 7

Capitalization Method

A valuation is undertaken for each tenant/unit in the Capitalized Rent form in Argus Developer,
provided a cap rate is entered.

There are three capitalization options available for the valuation. These methods can be selected
from the Capitalization Method drop-down in the Receipts tab of the Assumptions for Calculation
window.

The options are:

¢ Hardcore;

* Capitalize Sale Date NOI;

« Capitalize 12 month NOI. See “Capitalize 12 month NOI” on page 9.
These methods of calculation are outlined below.

Capitalize Sale Date NOI

The Capitalize Sale Date NOI valuation method capitalizes the net rent at the sale date into
perpetuity, as outlined in the Valuation section at the start of this chapter. The basic formula is:

CR = NI v Years Purchase into perpetuity

CR=NIX1/i

Where:

CR = Gross capital value, or capitalized rent.

NI = Net current rent per annum (net of any deductions and ground rent) i.e. Net Rent.

I

Capitalization rate.

Please note that if the rent is zero at the sale date (for example, if there is a rent free period in
effect), then zero rent will be capitalized.

Hardcore Method

When the Hardcore method of valuation is used, ARGUS Developer takes the Net rent at the sale
date and the market rental value (MRV) at that date, if different, and applies the appropriate
capitalization yield to calculate the capital value.

The Hardcore method values rental income in layers. The “core” net rental income is valued into
perpetuity at the yield or “hardcore rate”, as outlined in the Valuation section above.

If the property is reversionary, i.e. the market rental value is higher than the current rent, then the
future uplift in income or “reversion” is also capitalized. This future increase in rental income is
valued at the same yield and discounted to a present value.

This can be illustrated as follows:

A
$

[REVERSION
CORE RENT

>

time
The basic formula for valuation by the hardcore method is as follows:

CR = [NI x Years Purchase into perpetuity] + [(NR-NI) x Years Purchase into perp. x Present Value]

CR = [N] x ﬂ + [(NR-NI) x % «(1+ i)'"}
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8 Chapter 1: Valuation

where:

CR = Gross capital value, or Capitalized Rent

NI = Net current rent per annum (net of any deductions and ground rent) i.e. Valuation Rent
NR = Net open market rental value (MRV) per annum (net of any deductions and ground rent)
i = Hardcore rate (yield)

n = Number of years from the valuation date to the reversion to market rent

Details of rents and yields are entered in ARGUS Developer in the Capitalized Rent form. Years
Purchase and Present Value multipliers may be sourced from valuation tables.

Example: For a freehold property let at a net rent of $100,000 per annum, with a reversion to
market rental value (MRV) of $115,000 per annum at the next rent review in four years’ time, and
adopting a hardcore rate (yield) of 8.00% (annually in arrears), the valuation is calculated as
follows:

1 1 -4
CR [100000 X 0.08} [15000 X 003 x (1+0.08) }

CR = 1250000 + 137818 = 1387818
So the gross capital value of the property is $1,387,818.

This example valuation is displayed in the Project Proforma screen of ARGUS Developer as
follows:

Project I Drefinition I Cash Flow Praject Pro Farma |

8 Bl B

$ $ §
Project Pro Forma for Phase 2
REVENUE
Rental Area Summary ft* Rate ft* Rent at Rent it
Lease Start Sale
1 Office Building B 5,000 2000 100,000 100,000
Investment Yaluation
Office Building B
Capitalized Rent 100,000 Cap Rate 8.0000% 1,250,000
Rewversion 15,000 Cap Rate 8.0000%
P dyrs @ 8.0000% 137,818
1,387,818

Vacancies and Rent Free Periods

You may specify vacancy and rent free periods in the Capitalized Rent form in ARGUS Developer.

Rent free periods may be applied at the start of the lease and on a renewal lease. A vacancy
period may be entered on lease expiry (or break) prior to reletting. In these cases, the valuation
should reflect the lack of rental income during these periods.

The following formula is used to value rental income, allowing for a vacancy and/or rent free
period on lease expiry/break, followed by a reversion to market rent, using the hardcore method of
valuation.

CR = [NI x YP into perp]-[NI x YPd x Present Value] + [(NR-NI) x YP into perp. x Present Value]

-d
CR {le %:|-|:NI>< @ «(1+ i)'"} + [(NR-N]) x % w(1+5 T d)}

where:

CR = Gross capital value, or Capitalized Rent

NI = Net current rent per annum (net of any deductions and ground rent) i.e. Valuation Rent
NR = Net open market rental value (MRV) per annum (net of any deductions and ground rent)
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Chapter 1: Valuation 9

Yp, = YP (single rate) for d years

i = Hardcore rate (yield)

n = Number of years from the valuation date to the start of the vacancy or rent free period
d = Total duration of the vacancy and/or rent free period in years

Example: Assuming a property let at $100,000 pa on a lease expiring in four years’ time. On lease
expiry it is estimated that there will be a 6 month vacancy, before the property is relet at the market
rent of $115,000 per annum with an initial 3 month rent free period. There will, therefore, be a total
period of 9 months during which the property will be non income-producing. Adopting a yield of
8%, the valuation is as follows:

-0.75
CR = |:100000 x Olﬁ:|_|:100000 x 1-(1+0.08) "~ x (1+ 0.08)-4:| + |:15000 X Olﬁ x (1+0.08)

-4.75
0.08 }

So:

CR = 1250000-51532 + 130088 = 1328557
The gross capital value of the property is therefore $1,328,557.

This example valuation is displayed in the Project Proforma screen of ARGUS Developer as
follows:

Project | Defirition | Cash Flow Project Pro Forma |

& @ w3

§ ¥ b
Project Pro Forma for Phase 2
REVENUE
Rental Area Summary ft* Rate ft* Rent at Rent At
Lease Start Sale
1 Office Building B 5,000 2000 100,000 100,000
Investrment Yaluation
Office Building B
Capitalized Rent 100,000 Cap Rate 2.0000% 1,250,000
Wacancy & Rent Free (100,000 Cap Rate 2.0000%
P dyrs @ 8.0000% (51,5320
Reversian 16,000 Cap Rate 8.0000%
PV dyrs mths @ 8.0000% 130,088
1,328,557

Capitalize 12 month NOI

Calculations
The “Capitalize 12 month NOI” option uses the following calculation methodology:
1. Base Rental Income - includes the following:

* Base Rent from current term at the time of sale and continuing as per the actual term of the
lease (such as escalations or steps if any).

+ If the current term ends during the 12 month period, market rental value during any vacant and/
or free rent periods.

* Renewal rent for any subsequent term(s) that fall within the 12 month period.

All of these are subject to any vacancy percentage or fixed amount that was applied at the point of
sale (in other words, under the Capitalization section of the Area form). The aggregate of these is
the basis of capitalization for the base income component. No further adjustment is made where
there is rental loss due to vacancy or free rent.

2. % Rent - if there is any percentage rent calculated, it would only apply for the remainder of the
term in effect at the time of sale (maximum of 12 months), plus any renewal (only where there
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is no vacancy or free rent between terms) that falls within the 12 month period. No adjustment
would be made for “market” percentage rent or any renewals where there has been a vacancy or
free period.

3. Rent Additions and Costs - only those that are capitalized are included. Rent Additions and
Costs are calculated during periods of free rent, so only the treatment of Rent Additions and
Costs during vacancy need to be considered. Since Base Rent is being calculated during periods
of Vacancy, Rent Additions and Costs are included also to simulate having a lease in place.
Therefore, Rent Additions and Costs are included during the entire 12 month period, with no
need to do separate calculations for each base term/vacant/renewal segment that could be
included in the 12 months. These are not subject to vacancy at this time.

4. TIs and Lease Commissions - it is possible to have TIs and/or Commission costs payable in
respect of a new or renewal lease that would commence during the 12 month projection.
On the Receipts tab in the “Capitalization” area, if the Deduct Post-Sale TI Costs and Lease
Commissions from Capital Value check box is checked on, this reduces the proceeds of sale
when this Capitalization method is active.

Escalation and Inflation

During the 12 month run off period, it is assumed that escalation will continue on rent, turnover
(percentage) rent and Additional Rent revenues. Inflation will continue on TI costs and Additional
Rent costs.

Historic Data Files

Existing files are defaulted to calculate according to the current calculation methodology, in respect
of capitalization (in other words, “off”’) so values will not change on existing files.

Gross Development Value

The Gross Development Value is the sum of the following:

» Capitalized Rent: the capitalization of net rental income before deduction of purchaser’s costs,
if defined, (from the Capitalized Rent form in ARGUS Developer);

* Gross sales receipts (from the Unit Sales form in ARGUS Developer).

Froject I Definition | Cazh Flowy Project Pro Forma I

S @ Q| B

$ $ $
Project Pro Forma for Phase 1 Office/residential
REVEHUE
Sales Valuation ft* Rate ft* Gross Sales
Aparments 20,000 25000 5,000,000
Rental Area Summary ft Rate ft* Rent at Rent At
Lease Start Sale
COffice Building A1 100,000 F35.00 3,500,000 3,500,000
COffice Building B f5,000 F35.00 2,275,000 2,275,000
Totals 165 000 5,775,000 5775000
Investment Valuation
Office Building A1
Canpitalized Rent 3,500,000 Cap Rate 7.0000% 40,000,000
Office Building B
Canpitalized Rent 2,275,000 Cap Rate 7.8000% 30,333,333
80,333,333
GROSS DEVELOPMENT WALLIE 85,333,333
FPurchaser's Costs 1.00% (803333
MET DEVELOPMEMT WALLE 94,530,000
TOTAL PROJECT REVENUE 84,530,000
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Chapter 1: Valuation 1

Net Development Value

The Net Development Value is calculated as the Gross Development Value less Purchaser’s Costs (if defined).

NDV = GDV-4

where:

NDV = Net Development Value

GDV = Gross Development Value

A = Acquisition costs (also referred to as purchaser’s costs - see below)

Note: The data entry field for Purchaser’s costs is hidden unless Show Purchaser’s Costs has
been checked on the Country tab of System Configuration, under Administration in the File
menu.

Purchaser’s Costs

Purchaser’s costs, or acquisition costs, are calculated on the price paid for an investment, i.e. on
Capitalized Rent. These are generally not deducted from gross sales receipts (Unit Sales), although
the user may select this option (Apply to Direct Sales) in the Expenditure tab of the Assumptions
for Calculation form.

Note: The data entry field for Purchaser’s Costs is hidden unless Show Purchaser’s Costs has
been checked on the Country tab of System Configuration, under Administration in the File
menu.

Purchaser’s costs comprise agents and legal fees, and other acquisition costs, totalled to give a
single percentage figure.

Costs are generally residualised on the total Capitalized Rent and are calculated by the following

formula:
A= CR-( CR
(1+a
where
CR = Capitalized Rent
a = Purchaser’s costs, expressed as a percentage
A = Purchaser’s costs, expressed as an amount

In ARGUS Developer, in the Expenditure tab of Assumptions for Calculation, users may specify
whether Purchaser’s Costs are calculated on the Gross Development Value (i.e Capitalized Rent
before deduction of purchaser’s costs) or Net Development Value.

The above formula assumes Purchaser’s Costs are calculated on the Net Development Value. If the
Gross Development Value is selected for calculation, the formula for calculating Purchaser’s Costs
on the Capitalized Rent is as follows:

A =CRxa

In the Expenditure tab of Assumptions for Calculation in ARGUS Developer, the user may also
select whether Purchaser’s Costs are to be deducted from revenue or added to costs.

Net Realization

Net Realization is the Net Development Value plus any rental income received from tenants during
the project or phase where tenants’ income stream has been enabled.
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CHAPTER 2

Land Transfer Tax

Land Transfer Tax is the tax payable by the purchaser when acquiring land or property, generally
calculated as a % of the purchase price. In ARGUS Developer this is calculated on the Land
Acquisition Price.

Land Transfer Tax can be entered as a single % rate or amount in the Land Transfer field in
Definition or, when the tax is calculated at different %s based on stepped thresholds, a tax profile
can be created using the Land Transfer Tax Schemes form in File|Administration.

Bands are defined by specifying lower and upper band limits and the % tax rate applicable to each
band. The calculation of tax may also be as cumulative or non-cumulative, and fixed amounts can
be manually specified for each band if required.

¥ Land Transfer Tax Schemes i ] 4]

Schemes  Help
EE

Land Transter Tax Scheme Broveser

J+ —‘«gxf

Mame

Fi Mame ICanada - Omtario
Canada - Britizh Calumbiz
Round up to nearest E0.00 [T manusl cumulative smourts
Loweer Limit| Lpper Limit Percentage Cumulative Cumulative Amount
$55,000 0.500% 30.00
F95,001 230,000 1.000% F275.00
F2:30,001 (Mo limit) 1.500% §2225.00

o Save ¥ Cancel

A

Cumulative Bands

In some countries, land transfer tax is calculated as a continual accumulation from one band to the
next (as opposed to a single percentage applied to the total value). In this case the tax bands are
cumulative, with differing rates applied to different tranches of the purchase price. These are
totalled to calculate the total tax payment.

For example, purchase tax on a $1,000,000 acquisition, based on the Land Transfer Tax Scheme set
out below, would be calculated as follows:

Cumulative Land Transfer Tax Scheme:

Lower Limit  Upper Limit  Percentage

$0 $55,000 0.50%
$55,001 $250,000 1.00%
$250,001 (No limit) 1.50%
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Tax calculation:

$55,000 @ 0.5% $275.00
$195,000 @ 1.0% $1,950.00
$750,000 @ 1.5% $11,250.00
$1,000,000 $13,475.00

So the Purchase Tax payable would be $13,475.

Non-Cumulative Bands

When bands are non-cumulative, tax is calculated on the whole purchase price at the single % rate
applicable to the band within which the total purchase price falls.

For example, purchase tax on a $450,000 acquisition, based on the Land Transfer Tax Scheme set
out below, would be calculated as follows:

Non-Cumulative Land Transfer Tax Scheme:
Lower Limit ~ Upper Limit  Percentage

$0 $59,999 0.00%
$60,000  $249,999 1.00%
$250,000  $499,999 2.50%
$500,000  (No limit) 4.00%

Tax is calculated on the whole purchase price at 2.5%, since the property purchase price of
$450,000 falls within the band $250,000-$499,999.

So the Purchase Tax payable is:
$450,000 * 2.50% = $11,250
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CHAPTER 3
Cash Flow

Internal Rate of Return and Net Present Value

The Internal Rate of Return (IRR) is the discount rate which, when applied to each positive and
negative amount in the cash flow, results in a figure (called the Net Present Value or NPV) equal to
zero. The IRR represents the return to an investor of the performance of his money, in terms of
expenditure on purchase, construction costs and fees, rental income and the sales receipt at the end
of the project.

The cash flow in ARGUS Developer follows the standard formulae for computation of the Internal
Rate of Return and Net Present Value. Basically, this is the sum of discounted successive positive
and negative amounts.

The standard formula applied in the mathematics is:

v =(&- J{—sz ]+...+[ Ka) ]+(Rxn+Vx”]
0 1+ (1+a)x2 ( x(n-1)

1+a) (1+ay"
where:
Vo = Initial value, or Acquisition Price, as a manual figure or residual through iteration
mathematics.
a = Discount rate
n = Number of periods
X = Measure standard for the period (i.e. monthly)
R = NetIncome after operating costs and ground rent
Vin = Valuation net of associated costs

The Cash Flow works through for each period resulting in the accumulation by:

xn
Ri Vxn
= +

VO i xn

) (1+a) (1+a)

i=1
where:
R; = Recurring periodic net revenue

The practical effects of x and # are illustrated below.
The standard principles for discounting are applied so that the NET PRESENT VALUE is ZERO.

The program finds the IRR by iterating (produces multiple calculated guess rates) over the time
based series of costs and revenues in the cash flow spreadsheet until the difference between the sum
of the discounted receipts and the sum of the discounted costs is zero.

An Initial IRR guess rate must be entered in the Calculation tab of Assumptions for Calculation.
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Monthly Discounting

ARGUS Developer calculates the IRR based on monthly discounting where all future figures are
assumed to be timed at the start of each month. The aggregate figure for each month is discounted
from the first of the month. Therefore, total expenditure in, say, month 4 of the cash flow is
discounted from the 1st day of the 4th month back to the project start date.

Example
Total expenditure in month 4 of $100,000 discounted at 12% (PV of $1 for 4 months).

To be precise, it is discounted by the number of days from the first of the (4th) month back to the
project start date.

The formula used is as follows:

(1+0)"
where i = IRR and 7 is the fractional number of days (122 / 365)=0.3342
(1+0. 12)0'3342 = 1.03860

So the calculation is:
$100,000 divided by 1.03860
=$96,283

Manual Discount Rate for Present Value

In ARGUS Developer the user may specify a manual discount rate for the calculation of the Present
Value of the project.

This is entered in the Calculation tab of Assumptions for Calculation. ARGUS Developer will then
calculate the Present Value based on this manually entered discount rate. If this option is selected,
the Present Value and discount rate are displayed in the Performance Measures section of the
Project Proforma report.

Interest and Finance Fees in IRR Calculations

When finance is applied to a project the user may specify whether the calculation of the IRR takes
account of interest payments. This option is set in the Finance tab of Assumptions for Calculation.

If the “Include Interest and Finance Fees in IRR Calculations” option is checked on, then the cost
of interest and finance fees are included in the IRR calculations as accrued, on a monthly basis. If
this option is checked off, then the cost of interest is not charged as a cost to the project until there
is revenue to repay the loan.

The exception to this is the Pre Finance IRR (see “Pre Finance IRR” on page 25) which is always
calculated on the project cashflow excluding interest and fees.

Inflation and Rent Escalation

Inflation and rent escalation are calculated period by period from the start of the project or phase,
and can be applied in advance or in arrears (starting from the first or second month of the project),
by selecting the required setting in the Inflation/Escalation tab of Assumptions for Calculation.

The formula for applying growth (rent escalation and cost inflation) to an amount is:

n

T
+—
Cx (1 100)

Where:

ARGUS Developer version 4.05 Calculations Manual



Chapter 3: Cash Flow

17

C = Amount to be inflated
i = Annual rate of escalation/inflation
n = Escalation period in months from phase start

For example, assume a cost of $1,000,000 payable monthly from the project start over a period of 4

months, with inflation at 3% per annum. The inflated cost is calculated as follows:

Total cost 1,000,000 Inflation 3.00%
Dist. mths 4
In Arrears In Advance
Month Cost Inflation Inflated Inflation Inflated
factor cost factor cost
1 250,000 1.0000 250,000 1.0025 250,617
2 250,000 1.0025 250,617 1.0049 251,235
3 250,000 1.0049 251,235 1.0074 251,854
4 250,000 1.0074 251,854 1.0099 252,475

ARGUS Developer version 4.05 Calculations Manual



18 Chapter 3: Cash Flow

ARGUS Developer version 4.05 Calculations Manual



Chapter 4: Finance 19

CHAPTER 4

Finance

There are two financing methods available in ARGUS Developer:
* Basic (interest sets)
* Structured Finance

The financing method is selected in the Finance tab of Assumptions for Calculation.

Basic Finance (Interest Sets)

When the Basic (Interest Sets) financing method is selected, interest is calculated on the net total
amount in each period, which is detailed in the Period Total for Interest row of the Finance Cash
Flow (see graphic below). The monthly interest amounts calculated are shown in the Total Interest
TOWS.

Where the net period total is negative, i.e. an outflow, then the debit rate is applied; where the net
period total is positive (an inflow) the credit rate is applied.

Project | Definition Cash Flow | Project Pro Forma |
o | ‘ =] ‘ Cash Flow View Cycle | Morthly [+]
I~ Show Zera Value Rows | View Orcler [ Show Consolidated Profit & Source Gash Flows [
1 2 3 4 5 6 7 5 ) 10|
Jan 2008 Feb2008|  Mer2008|  Apr2008| ey 2008 Jun 2008 Jul2008  Aug 2008  Sep2008 Oct 2008
e Tatal 0 (19649,108)| (18316418)| (16423264) (18677,037) (18,132.234) (19711695) (20,460,334)| (21,207876)| (22,105540)
4+ PreCi i +
Residualized Frice (16,861,268)| (15,351 289) [ [ 0 [ [ [ [ [ [
Land Transfer Tax (B43064)|  (843054) [ [ 0 ] ] [ [ [ [
Lgert Fee (B8513) (168513 [ [ 0 ] ] [ [ [ [
Legal Fes (337 226) (337 226) o o [ 0 0 0 o o i
Pl | -| Construction Costs
g Con. - Retail (First Floor) (900,000 0 o o (19,457) (48,003 (B7 E15) (54.29%) (98 036) (102 845) (104,720)
m Con. - Offices (Second Floor) (1,225,000) [ [ [] (25,483) (E2E16) @) 4rIn|  osone|  (3agen| (14253
= Con, - Offices (Third Floor) (1,225,000) [ [ [ (25,483) (E2F1E) @) arIm|  gsne)|  (3agen| (14253
g Con. - 1 Bed Aparimerts (875,000 [ [ [ (183171 (44,725) (85,737 (51951) (93,369 gagem| (0@
< Con, - 2 Bed Apariments (1,062,500) [ [ [ (229701 (54,309) (79,523) @sz)] g o248 (236
Contingency (264,375) [ [ [ (5716) (13513) (19,862) (24761) (28,211 (30,2111 130782)
Total GST paid (1536317 [ [ 112,089) (28,581 (42,008) (52370) (59,665) (63,898) (65,8111
GST recoversd on cycle date [EEE [ 0 [ 40,668 [ 94,378 [ 123561
et periad total (19849109 1538917 o oesann|  cmenam|  eesped|  ema2s®m|  seezmE)|  gragsn|  (evaden)
Period Total for Interest 0| (182101920 (183164168)| (18423,264)| (18677137)| (18,091,565) (19711 636)| (20366 556)( (21,207 976)( (21,881 878)
Inflstion Set 1. Rt pa = 0.00% 000 000 000 000 000 000 000 000 000 000
Interest Set 1. Debit Fiate pa = 7 00% var. 700 700 700 700 700 700 700 700 700 700
Interest Set 1. Credit Rate pa = 0.00% .00 000 000 000 000 0.00 .00 000 000 000
Total for Interest Set 1 o ooezz|  oosges|  ooresn|  goegssn|  gangen|  oiages)|  memis|  ozan®|  oodzeE
Total Interest (All Sets) o (i06228)| (1080451  (107489) (1088503  (111367)|  (114885)  (MB805)| (123713  (128.228)
Period Tatal For IR togeaing)|  1ss2pm|  cosaes|  esserd|  4ssgen|  csressn)|  ee2m)|  geroam| eorged| (eoiiogm
Cumulative Total CF (age109)| (s3EME| (18425280 (18677137 (191322843 (18,711 898)| (20480834) (21,207 976)| (22108540 (22,807 249)
L | 2l

To view all the total interest rows as shown in the picture above, right-click on the rows at the
bottom of the Cash Flow grid and select the Show Full Interest Detail menu option:
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Mech. Elec Enginesr (105,750 u] u]

Proiect Manacer (52,875 0 i}
Met period total 119,549,109 1638917
Period Total for Interest o (a21o0192|
Tot.al Interest (Al Sets) Wigw Interest Sets 2 |
Period Tatal For IRR Madify Interest/PR Sets 1 |
Curnulative Total CF Remove Fixed Interest Smount For Cuttent Petiod 1 _(
LI —_ | Remove Al Fixed Interest smounts for Current Sek

Deficit -6, Wiew Inflation/Escalation Sets
v | Profit on Cost ~ Modify InflationfEscalation Sets

::%La"d Cost BER  Show Full Interest detail

Assumptions For Calculation

B 40 Phases

| &1l phases included in this groug [ |Rza0 coueg

Interest Rates

The interest rate(s) to be used in ARGUS Developer are defined in the Interest/PR Sets tab of
Assumptions for Calculation.

The debit rate is the rate of interest charged by the lender on the loan amount and represents an
outflow from the cash flow. The credit rate is the rate at which interest is earned when the finance
arrangement is in credit. It represents an inflow of money to the cash flow.

Basic Finance is calculated on a monthly basis on the Period Total for Interest row in the Finance
Cash flow in ARGUS Developer.

Breakdown of Interest

The breakdown of interest is provided for information purposes only and is only available when the
basic financing method has been selected. It is not used when calculating the total interest charge.
The breakdown is approximate only due to the way in which additional revenues and other income
are used to offset the Building Interest charges. Interest is reported as follows:

Land Interest

This is the total amount of interest attributable to the land costs from the start of the phase to the
beginning of the Letting Vacancy period.

Building Interest

This is the total amount of interest attributable to everything other than land costs. This includes
any income from Additional Revenues and Capitalization. The interest is accrued from the
beginning of the phase to the start of the Letting Vacancy period.

Vacancy Interest

This is the interest attributable to all costs from the start of the Letting Vacancy to the end of the
Letting Vacancy period.

Other Interest

This is the interest attributable to all costs from the end of the Letting Vacancy period to the end of
the phase. Interest is shown in several circumstances:

» If a phase is part of a linked multi-phased scheme and does not realise a profit - interest accrues
on outstanding costs if the phase length is shorter than the project length.

« If a phase is part of a linked multi-phased scheme and realises a profit - interest accrues on the
profit amount if the phase length is shorter than the project length. A Credit Interest rate must
be entered for this to happen.
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» If a phase has a duration entered for the stage after the Letting Vacancy. If the phase realises a
profit and a Credit Interest rate has been entered, interest is earned on the profit amount.

Structured Finance

When Structured Finance is selected, users can set up multiple equity partners, interim loans during
construction (as debt sources of finance) and mortgages to look at financing scenarios for projects.

Project | Definition Cash Flow | Project Pro Forma |
8 |

I= | Show Zero Value Rows

‘ == | Cash Flow View Cycle | Morthly =]

Wiew Orcler ‘Show Conzalidated Proft & Source Cash Flows E

Heading ! 5 h—
Jan 2008 Jun 2008 Sep 2008
IR
+[Finance : Equity Project IRR: 0.0% ROE: 0.0% Profit Amount: $0
+|Finance : Ecuity 2 Project IRR: 0.0% ROE: 0.0% Proft Ameunt: $0
=[Finance : Construction Loan Froject IRR: 0.0% Profit Amourt: $0
° Timed Contribution: Project 0 [] [] ] 0 [] [] ] [] []
3 Auto, Project Contribution 09,912,758 11,311,175 [] o cesdnd| (36047 c4e8004)| 834253)| (828238 (TSN
N Total Contribution (18,312,756)| (11,311,173 [ o riesan)|  (3e6147)|  (468084)|  (534253)|  (628.238)  (773@51)
g Fixed Amount Losn Fees (20,000) (20,000 [ [ o [ 0 [ o [
(L] Total Loan Fees 20,000 (20,0000 [] [ [ [] 0 [ [ []
E Interest (876,327) [ (69,482) (50,040 (50,390) (61,596 (63.975) (57 078) (71,170) (75,249
Interest and Fess (556,827) (20,0000 (65,4621 (650,040 (50,390 (61,5961 (63,875 (67 078) (71,1701 (75,243
Timed Repayment: Project ] 0 0 ] o 0 0 ] [] 0
Auto. Repaymert 20,909,583 o 1586,137 [ [ [] 0 [ [ []
Total Repayment 20,809,683 o 1888157 ] o [ 0 ] o [
Clasing Belance (1851473| (oaEzEE| (10392857 (105993s2)| (11,007,005 (11,539,164) (12,240,496)| (12,939,031 (13,789,003
Timed Profit Participation ] [ [ ] o [ 0 ] o [
Auto. Profit Participation [ [] [] [ [] [] 0 [ [] []
Total Profit Participation ] [ [ [ [ [ 0 [ [ [
Met Cash Flow (IRR) o mgmarmn| 118688 00s|  (2os7ee|  aorgad)|  (sR20E®)|  m3m)| (B9940m|  (3es1O0m
Cumulative Net Cash Flow ! a1gdaTn| omzsie| ogrzssm| 0s7aasz| o0geT0es| (11,518,169 (12220486 nzgiasia| o 3'759'003;'
4 »

For further information on setting up, and options for, Structured Finance please see the ARGUS
Developer Reference Manual.

Mortgage

A mortgage loan can be applied when Structured Debt and Equity is used to calculate the financing
of a project appraisal. ARGUS Developer calculates interest and principal (capital repayments),
amortising down to zero for the specified amortization period.

The total monthly payment (DS) to the mortgage lender (principal plus interest) is calculated as
follows:

AN xf
(1+n"-1

where
L Loan amount
N Mortgage loan term, or amortization period, in months
f interest factor, calculated from the formula below:
1

l' n

f= (12"
P

where:

i interest rate
n  Compounding period (see table below)
p Dividing factor for each compounding period option (see table below)

For example:
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Compound Period Dividing Factor
(months) (n) ®)

Monthly 1 12

Quarterly 3 4

Six Monthly 6

Annually 12 1

This total monthly mortgage payment amount (DS) comprises principal and interest.

The interest payment each period is calculated as follows:

Outstanding loan balance X f

where f'is the interest factor, calculated as set out above.

The principal may then be calculated as the total mortgage payment less this interest payment.

Debt Service Ratio

The ratio of net operating income to annual mortgage repayment.

Net Operating Income

Annual mortgage repayment

A ratio of 1.0 indicates a break even situation where the net operating income is just enough to
cover mortgage payments. A higher ratio indicates that the income from the project is more than
sufficient to service the debt.
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CHAPTER 5

Performance Measures

Performance measures are used to assess the return from a project, to analyse the degree of risk
associated with a project and to compare returns from different projects. These measures are
displayed in the Project Proforma screen in ARGUS Developer, and can also be viewed in the
Results Panel. Additional performance measures are calculated in the Finance DCF when
Structured Debt and Equity is applied to a project.

The performance measures calculated in ARGUS Developer are summarised below, with the
exception of the Internal Rate of Return (IRR) which is detailed in Chapter 3 ‘Internal Rate of
Return and Net Present Value’ on page 15.

Profit on Cost%

For a project to be financially viable and attractive to a developer, the developer will seek a margin
for risk and profit. This will vary according to the scheme proposed and the state of the market. A
developer’s target profit margin is generally expressed as a yield calculated in terms of either total
costs or total capital value, as shown below.

Profit on Cost is the Profit expressed as a percentage of Total Costs (including interest).

Profit
Total Costs

Profit on GDV%

The Profit expressed as a percentage of the Gross Development Value. The Gross Development
Value is the sum of Unit Sales and Capitalized Rent.

Profit
Gross Development Value

Development Yield

The Development Yield reflects the investment yield plus the annual return to cover risk and profit,
and is used to assess a scheme’s viability.

Users may specify on the Calculation tab in Assumptions for Calculation whether the Development
Yield is calculated using the Rent or MRV at the Sale Date.

The Development Yield is then calculated as the exit Rent or MRV per annum, inclusive of rental
growth if applied, expressed as a percentage of Total Costs (including interest).

Rent or MRV
Total Costs

In ARGUS Developer the user may also specify whether the calculation of the Development Yield
is to be net of non recoverable costs, ground rent and rent additions/costs, in the Calculation tab of
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the Assumptions for Calculation form. The user may also select whether to include tenants with no
capital value.

It should be noted that the development yield will be distorted where there is residential
accommodation, for example, which is to be sold to owner occupiers which will not, therefore, be
income-producing. This accommodation contributes to total costs but not rental value. A possible
solution to this problem would be to create separate phases for the part of the development which is
to be sold to owner occupiers and the part which is to be let and income-producing and to apportion
the land cost between these two phases.

Cost per gross sq ft/sq m

The total project or phase cost (including interest) expressed as an amount per gross floor area, in
sq ft or sq m. This may be displayed in the Results Panel.

Total Costs
Gross floor area

Cost per net sq ft/'sgm

The total project or phase cost (including interest) expressed as an amount per net floor area, in sq
ft or sq m. This may be displayed in the Results Panel.

Total Costs
Net floor area

Plot Ratio (Floor Area Ratio)

This is a measure of the density of development on the site and is calculated by the total gross floor
area expressed as a proportion of the total site area. This may be displayed in the Results Panel.

Total Gross Floor Area
Total site area

Cap Rent per net sq ft/sgq m

The Capital Value, or capitalised rent, expressed as an amount per net floor area, in sq ft or sq m.
This may be displayed in the Results Bar.

Capital Value
Net floor area

Return on Equity (ROE)

This is a measure of the return on capital invested in a project to an individual partner, when
Structured Debt and Equity is applied.

Partner profit share
Partner Total contribution + Interest paid

Please note that if the Include Interest and Finance Fees in IRR Calculations switch in Assumptions
for Calculation, Finance tab is not checked then interest is excluded from this calculation.
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Pre Finance IRR

This is the Internal Rate of Return calculated on the project cashflow before finance i.e. excluding
interest and finance fees.

For further information on the IRR calculation please see Chapter 3 ‘Internal Rate of Return and
Net Present Value’ on page 15.

Equity IRR

This is the overall Internal Rate of Return for all equity funding sources in a project, when
Structured Finance is applied. This is calulated from the combined net cashflow for all Equity
funding sources.

For further information on the IRR calculation please see “Internal Rate of Return and Net Present
Value” on page 15.
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CHAPTER 6

Distribution

ARGUS Developer provides pre-defined curve types for distributing cost and revenue items in the
cash flow over the timescale of the project. The S Curve and Weighted Curve types are detailed

below.

S Curve

S Curve distribution is typically used to spread construction and associated costs over a project
contract period. The curve imitates the actual spend pattern in a typical building contract.

The S Curve shows a slow initial spend rate, rising to a peak after the mid point of the construction
period and then falling in the period to completion. The resultant cumulative spend curve broadly

follows an “S” shape, hence the name of this distribution type.

¥ pata Distribution -3l x|
JM\ew iaraph Cycle Help
J@ ¢>| | 8 8 | Walue 400,000 | Haading|Cun - Retail (Ground Floor) j
craph | Eitor |
~Option
[ &llow Custom Distribution: [v Use Extended Timing Con. - Retail (Ground Floor} W Insice Phase
| Dispose of whale units — T
—Start Dat 35,000 i
Phase |2.Mu|ti Use Project Phase 2 (Default) j an,a00
Stage |S‘Iart of j|CDnSIruc:linn (12 mths) | 85,000 |
" Deate way 2009 < | (2] 50,000
75,000
" period 17 -
Offset by = L 8500 1
r~Distribution E £0,000
Curve Type . S-Curve j 0% il & 55000
2 50,000
Phase |2 Mutti Use Project Phase 2 (Default) = g0
5 45,000 i
(v Ower Stage | Construction (12 mths) j & 40000
" Duration 12i| 35,000
" ToEnd Date SO
—Encl Dats ey
Phase |2.Mu|t| Use Project Phase 2 (Default) j 0,000 1
15,000
Stage |Start of j|(NﬂnaJ j 10000
(7 Date: 2010 2 [Z)| 5,000
) Beriod 6= U5 = ISR = F o o T —F o o = SR — T 5o
£l R T
Offzet by 0 SR2B8E8R2EEEE8gc2s2g2s323222 23k mreno
Period (Months)

The formula for the standard construction distribution curve, the “S Curve”, is as follows:
Starting with:

Old Val = 0

Then loop through each period with the following equations:

Period Number
Number of Periods

CM =
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2
(6CM3-9CM + 3CM)

NewVal = Total Value x | CM + (0.15 x CM2)-(0.15 x CM)- 33

Period Val = New Val-0ld Val
Old Val = Period Val

Example

This can be illustrated by the following example, assuming a total cost of $100,000 to be
distributed using the S curve over 10 months:

Total Cost 100,000
NumPeriods 10
Period CM Factor Cumulative | Period Value

1 0.1 2,966 2,966
2 0.2 10,021 7,055
3 0.3 20,218 10,197
4 0.4 32,611 12,392
5 0.5 46,250 13,639
6 0.6 60,189 13,939
7 0.7 73,482 13,292
8 0.8 85,179 11,697
9 0.9 94,334 9,155
10 1 100,000 5,666

Total S-Curved amount 100,000

These values can be displayed graphically as follows:

S-Curve
120,000
100,000 -
80,000 -
e
c
3 60,000
E I
<
40,000 -
20,000 -
—_—
O T T T
1 2 3 4 5 6 7 8 9 10
Period
——Cumulative = ——Periodic
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Weighted Curve

Weighted curve distribution apportions the total item cost over a period based upon the %
weighting specified.

Weighting at 50% distributes the cost item in even amounts across the specified period. Weighting
of greater than 50% produces a “front weighted” distribution where the spend rate falls as the
project progresses, whereas weighting of less than 50% produces an “end loaded” distribution with
the spend rate increasing during the project.
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—Start Dat 0,000 .
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55,000
Stage ‘Stari of j|Cuns{ruL‘t\Dn (12 mths) j
" Dete Mary 2009 ﬁgﬂ 50,000
" Period 17£] 45,000
Offeet by L= « 40,000
—Distribution E
+ 35,000
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MIEDS <
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" To End Date
Endl Dats (=200
Phase ‘2 Mutti Uz Project Phase 2 (Default) j 10,000
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E Yi25207i25L53325 05825058858 0¢04
Offzet by 0] S2EEE28EERBE8EEgocosscax 22222 gnesnnen
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The formula for the weighted curve is as follows:

Weighting x Total Cost

- 0.02
Number of Periods X

BaseValue =

Increment = [100-(We1ghtlrfg X 2)} o Total Cost. % 0.02]
Number of Periods-1 Number of Periods

Starting with:

Period = 0

Then loop through each period with the following equations:

Period Value = Base Value + Period x Increment

Period = Period + 1

Example

This can be illustrated by the following example, assuming a total cost of $100,000 to be
distributed over 10 periods:
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Period Period Value Cumulative
Total Cost 100,000 1 11,000 11,000
NumPeriods 10 2 10,778 21,778
Weighting (%) 55 3 10,556 32,333
4 10,333 42,667
Base Value 11,000 5 10,111 52,778
PeriodIncrement  -222.2222 6 9,889 62,667
7 9,667 72,333
8 9,444 81,778
9 9,222 91,000
10 9,000 100,000

Total Weighted Curve Amount 100,000

These values can be displayed graphically as follows:

Weighted Curve
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100,000
80,000 -
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3 60,000 -
£
<
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CHAPTER 7

Contact details

Find us on the Web: http://www.argussoftware.com or http://www.arguszone.com

UK contact details:

ARGUS Software (UK)
London
UNITED KINGDOM

US contact details:

ARGUS Software
Houston, TX
USA

ARGUS Software
Plano, TX
USA

ARGUS Software
Cherry Hill, NJ
USA

Canada contact details:

ARGUS Software
Coquitlam, BC
CANADA

Tel : +44 (0)20 8906 4059 or 0845 6440 400
Fax: +44 (0)020 8959 6079

Support Tel : +44 (0)20 8238 8345
Support email: supportEU@argussoftware.com

Info email: infoEU@argussoftware.com

Tel : +1 713-621-4343
Fax: +1 713-621-2787

Support Tel: +1 888-472-1005

Support email: support@argussoftware.com

Info email: info@argussoftware.com

Tel : +1 469-791-1000
Fax: +1 469-791-1810

Support Tel: +1 888-472-1005

Support email: support@argussoftware.com

Info email: info@argussoftware.com

Tel : +1 856-874-4449
Fax: +1 856-874-9179

Support Tel: +1 888-472-1005

Support email: support@argussoftware.com

Info email: info@argussoftware.com

Toll-free: 1-888-472-1005
Tel : +1 604-472-1001
Fax: +1 604-472-1002

Support email: support@argussoftware.com

Info email: info@argussoftware.com
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Australia and Asia Pacific region contact details:

ARGUS Software
Sydney NSW
AUSTRALIA

Tel : +61 2 9262 1332
Fax: +61 2 9262 1350

Support email: support@argussoftware.com

Info email: infoasiapacific@argussoftware.com

Malaysia and East Asia region contact details:

ARGUS Software
Kuala Lumpur
MALAYSIA

Singapore region contact details:

ARGUS Software
SINGAPORE

Japan region contact details:

ARGUS Software
Kanagawa-Ken
JAPAN

South Africa region contact details:

ABO Software
Cape Town
SOUTH AFRICA
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Tel : +603 6203 2876
Fax: +603 6203 1802

Support email: support@argussoftware.com

Info email: infoeastasia@argussoftware.com

Tel : +65 6332-9778
Fax: +65 6338-7959

Support email: support@argussoftware.com

Info email: info@argussoftware.com

Tel : +81 467-39-1187
Fax: +81 467-39-1186

Support email: support@argussoftware.com

Info email: info@argussoftware.com

Toll-free: 080 226 7638
Tel : +27 (0)21 447 9592
Fax: +27 (0)21 426 2708

Info email: info@abosoftware.co.za
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Equity IRR 25
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Pre Finance IRR 16, 25

L

Land Transfer Tax 13
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Manual Discount Rate 16
Mortgage 21
Debt Service Ratio 22

N

Net Development Value 11
Net Operating Income 1
Net Present Value 15
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Occupancy Rates 5

P

Performance Measures 23
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ARGUS Developer version 4.05 Calculations Manual



INDEX

34

Pre Finance IRR 25
Profit on Cost% 23
Profit on GDV% 23
Return on Equity (ROE) 24
Plot Ratio 24
Profit on Cost% 23
Profit on GDV% 23
Purchaser’s Costs 11

Rent
% Rents 3
Net Operating Income 1
Rent deductions 1
Valuation Rent 1

Rent Escalation 2

Rent free periods
Valuation 8

Return on Equity (ROE) 24

S

S Curve 27
Structured Finance 21

T

Tax - Property Purchase 13
Turnover Rents 3

\"/
Vacancies
Vacancy Interest 20
Valuation 8
Valuation 1
% Rents 3

Capital value 1
Capitalized Rent 1, 8
Core rental income 7
Hardcore Method 7
Hardcore rate 7

Hotel Valuation 5

Net Operating Income 1
Rent Escalation 2
Reversion 7

Turnover Rent 3
Valuation Rent 1

Voids and Rent Free Periods 8

w

Weighted Curve 29

Y

Yields
Capitalization yield 1
Development yield 23
Hardcore rate 7
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