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Introduction to Argus
A Citrix Server Install

Pedagogical Approach to Argus in the Classroom

In many cases, analysts are charged with evaluating the financial feasibility of various projects or
investment opportunities. Depending on the firm and the scope of operations, these can range from
relatively simple acquisition decisions to more complex development and portfolio management
decisions. There are two major options for modeling such opportunities. First, one can develop and/or
input numbers to Excel-based template. Second, one can use a commercial software package such as
Argus, merely plugging the numbers into the appropriate input cells.

Each of the two approaches has there advantages and disadvantages which influence the decision as to the
appropriate solution. However, in other cases the analyst will be forced to use one of the two approaches.
Regardless of the software solution, it is imperative that the analyst understand what drives the underlying
model so that it is not a black box into which numbers are randomly plugged until the appropriate
solution is obtained. In addition, analysts must be able to apply the models to a variety of situations, many
of which are complex or special-purpose and do not fit well into a standard problem set. At the same time,
and analyst must be able to review inputs from other parties to a transaction, to verify the validity and
reliability of the inputs and the processing. This is especially true in the commercial real estate arena due
to the inherent risk in real estate investing, the capital-intensive nature of projects, and the inherent risks
associated with the asset class.

In our approach, we have opted for an integrated solution which begins with basic Frontdoor/Backdoor
Models based on annuitized cash flows, transitions to Excel-based Discounted Cash Flows with
differential income streams and terminal values, and culminates in Argus modeling to handle more
complex elements associated with rent rolls, percentage rents, renewal options, capital investments, and
capital structuring. The objective of this tutorial is to introduce Argus modeling which builds on the
conceptual understanding and insights garnered from Frontdoor/Backdoor Models and Excel-based DCF
models. The tutorial is divided into several sequential parts, to walk through simple applications to more
complex modeling.
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Part I: Running Argus on Citrix

Over the past several years, we have used Argus University Edition in Real Estate Finance and other
advanced courses. Students have had several options including use of a limited edition version on many
CDs accompanying various texts. To increase access, we worked with Argus to negotiate a limited
purchase option that students could use to download a full version of the package and use it on their
personal computers. We also installed a network version in the Digital Commons in Gould as well as on
other computers in the surrounding lab. While that worked, it had a number of problems including
requiring students to work from on one of the installed computers. This year, working with our
technology group in CAUP and Eric Gould in particular, we have installed the package on a Citrix Server.
The installation was complicated as the application has not really been used in such a context. However,
after several delays and reinstallation, we are up and running. That means you can access the package
from the Internet, providing you with much greater flexibility. The objective of this tutorial is to help you
get up and running Argus on the Citrix server. You are encouraged to explore the package before we get
to it in class, although we will be introducing it next week.

Step 1 (a). Connecting to Citrix & Downloading the Client

e Open an internet browser (Internet Explorer or Safari only), and browse to:
https://citrix.caup.washington.edu (notice the "'S" which indicates secure login). Add the
URL to your Favorites for quick access.

e You can run Citrix through Windows or Mac operating systems. However, you may have to
make adjustments depending on your system and security settings. For example, when |
loaded it in Internet Explorer, I got the following. You should be able to ignore this message
and click on Continue

e NOTE: I tried to install the Citrix Server to Firefox on 2/20/09 and ran into a bug; I suggest
copying the URL https://citrix.caup.washington.edu and pasting it into Internet Explorer
to be safe.

There is a problem with this website's security certificate.

The security certificate presented by this website was not issued by a trusted certificate authority.

Security certificate problems may indicate an attempt to fool you or intercept any data you send to the
server,

We recommend that you close this webpage and do not continue to this website.

& Click here to close this webpage.

¥ Continue to this website (not recommended).

@ More information

© JR DeLisle, Ph.D.
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My Browser comes up with:

Internet Explorer Security ==

LR \’j) A website wants to open web content using this
program on your computer

This program will open outside of Protected mode. Internet Explorer's
Protected mode helps protect your computer. If you do not trust this
website, do not open this program.

Name: wfica32
Publisher:  Citrix Systems, Inc

Do not show me the warning for this program again

(¥) Details low ||

If this is your first time, after you click Allow, you will have to download the Presentation Server
Software as noted below. Look at the bottom of the screen and click to download:

j You do not have the Citrix Presentation Server Client installed on your system. After installation, you must
= restart your browser.

i - —

>

=L’-’_En:|_lpr.fr||:ad the Citrix Presentation Server Client for 32-bit v"q"n::l_r.'n-w:f_s:_':_‘:=

Other chents are available from the Citrix client download site

Step 1(b). Install the Citrix Client

If you do not already have it or get the previous warning, you will need to install the Citrix client from
this location. Click on the link to download and run it. Click on “RUN” for both security warnings to
install. Restart the browser afterward and browse back to https://citrix.caup.washington.edu to
continue. Please note you may get a warning message such as:

Security Alert [=z]

You should be able to Proceed.

ri‘"l Revocation infarmation for the security certificate for this site is naot
?. available. Do you wart to proceed?

| Yes | | No | | View Certificate |

If you don’t know if you have the Citrix server installed, chances are you don’t so follow these steps:

e Mac users, when prompted to download, click cancel, then a link to the Citrix
Client Download site appears in place of the above picture, click on that link and
search the Citrix Client website for your correct download.

© JR DeLisle, Ph.D.
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e If you receive a message about an application  _
Certificate, go ahead and install it. File Download - Security Warning

Internet Explorer - Security Warning

Step 2: Log into Citrix
Overview
e With the client installed, and the browser restarted, click on this link

https://citrix.caup.washington.edu and log into Citrix with your UW Netid username
and password, entering “NETID” as the Domain.

Log in O

User name:

|{your unetid}

Password:

Make sure you enter the Netid as the Domain

Domain:

|r'|etid

Advanced Options ===

Applications @ @; Q
& Top @ up
Adobe ArcGis Autodesk
3 EnCorr FormZ prolog
&
U Drive Argus Explorer D
DCF
Primavera
5
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Accessing Argus Citrix

e Upon entering Citrix, you’ll see application folders of software you may use. Click on the
software folder, and then click on the application you want to use, in this case Argus.

Step 3: Running Argus on Citrix
Overview

ARGUS must be run from a “terminal desktop”, basically a computer in a window. Simply launch Argus
from the start menu in the window. It may take some

time to initialize the first time and give you something

like this: r fﬁ'll!X' .

Running logon scripks. ..

|
Now, you should see something like this which is your

Access window to Citrix; this is your Citrix “Window.”

| J Delisle

@i g“ '8l If you have a blank Blue Screen, click
e ~— """ W onthe Start to open it.

. Printers and Fases

9) Help and Suppart:

i’j i!fﬁtart' @
) windows Security

This is where the Log Off comes in; it will be on most screens.

All Programs ¥

Loa off

|#/start &

'_»)\l Microsoft Update

Click on All Programs and you é/mzﬁlran;rtahx e e pocments

will see ARGUS Software: We < e
H - Outlook Expres: -

are running Argus Valuation PreSt () rccls

are tion - DCF 14 K ARGLIS Waluation - DCF
Autodesk T ™ KevMove.Exe

Irfantigw License Agreement
Mchfee | 5] Release Notes
Metidian Systems g Uninstall ARGUS Yaluation - DCF

Microsoft Office

Mozila Firefox
Startup
TighthC
WinZip
@ Internet Explarer
Iﬁ Outlock Express

i~ Remote Assistance
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DCF 14, so click on the top of the menu.

When you click on the Argus DCF folder, you will activity the Citrix Service.

At this point, you will get a “Welcome to ARGUS Zone. This is optional; | did not try to Activate it
but I think you can later on.

H ARGUS Valuation - DCF |

le  Cptions  Help:

Q R WH&ao

uick Tip: Choose "Reports” from the Options menu to change the font style or size, report margins, o to scale reports in hundreds or thousands.

[Getting Started

y  Purchase Price  MOI

= Connect to ARGUS Zone [PEFEH‘ Folder]
» Wihat's nevy in ARGUS? DAdmll’\
= Enter @ Shared Workspace DARCACHE
open DARUSERS
[Data
25 More ARGUS Yaluation - DCF =
Hew )

\1,) “Welcome to ARGLIS Zane, an interactive, online resource featuring the following services:
L) Mew Property from Scratch
(3 Mew Praperty from Template

Mesw Property from ARGUS
wizard

« Collaboration and Discussion Farums
« Knowledgehase and FAGS

+ Cnline Support Portal

« Hews and Events

« Program Updates and Downloads

ARGUS Yaluation - DCF helps you build fortunes, not spreadshests, ARGLS Zone keeps yau informed, plugged in to
the Iatest conbent and snhances your softyare experisnce with the industry’s leading financial analysis tocl.

Activate ARGLIS Zone now (required to access suppart and downloads}?

S

e Please note that you are working in a Citrix Presenter window. As such, if you click on some

applications, you may open a new window within that window. To close and get out, make
sure to Log-Off so you free up
the Site License for others.

= 3 & 8 0 . Also, you may

Time-out and have to Log back
in; it will take you to your

|!] Argus DCF - Citrix Presentation Server Client

B ARGUS ¥aluation - DCF
File

Cptions  Help

Q-0

Guick Tip: Intelligent Renewals are only used for the first rollover of any lease.

Getting Started session.
Partfolio Mame
= Connect to ARGUS Zone [Parent Folder]
w hat's niw in ARGUS? EREFDQ_Genera. The Folder under “More”
= Enter & Shared Workspace DREFinance2DDQ
oven | Il
[C3Teamz
RETA_edu DTeamS
REF_Test1 I &par_sdu Garden Apartment ARGUS Sample  Apartment
Lj are... [~ BUDG_edu GlL Cash Budget ARGUS Sample  Office & Retail
I~ DayZ?_edu Diay 2 Exercises Office & Retail
] _ [~ DEVE_edu Sample Development  ARGUS Sample  Retail
j Mewe Property from Scratch [~ GLOB_edu Immahilier Plaza ARGUS Sample  Office & Retail
Bt Propets o et [ R e e
\T\?Z\";mee”y from ARGLS ™ MaLL_edu Super-Regionsl Mall  ARGUS Sample  Office & Retai © JR DeLisl e, Ph.D.
I~ MOTE_ecu Economy Motor Lodge  ARGUS Sample  HotelMotel
I~ OFFI_edu Small Atrium Office ARGUS Sample  Office & Retail
I~ Port_edu Sample Conzolidation  ARGUS Sample  Portfolio
I~ REH&_ecu Acguisition v Rehab  ARGUS Sample  Office & Retail
[~ RET&_edu Retail Power Center ARGUS Sample  Retail
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| created a folder for each Team and a REF09_General where we can share files. The other files under the
EDU directory are samples from ARGUS.

Note that ARGUS uses Realtime/Live files. That is, if you make a change, the File changes. Therefore,
always make a Copy.

To Copy a file, first open it, then File Copy Duplicate File.

[ argus - Citrix Presentation Server Client

{5 REFinW07ArgusProject1 - ARGUS

File Property Temant Cakegories Market Yield Reports Options  Help

e 3 -
2, = -
A DL DWW
Close -
operty, but ARGUS does not prompt you, hold down CTREL and 'D' before entering the

3
Send To 4 kEakﬁ a Generic File...
ImporkExpork: F Make a Template. ..
OpenARGLUS 4
IMSIGHT Reporting. ..

Property Information
Batch Processing... perty

Zlabkal T abanariae [

Property Mame REFirmA07T ArgusProjectt Unleseracy

© JR DelLisle, Ph.D.
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Now, just give it a file name and directory. You might want to open the core files and Copy them to your
Team Directory using Copy Duplicate file

dNew Name For File?

Save in: I |~ Data EDU

| «m@meck

[JREF09_General Port_edu
‘REFinancez00o A

RETA_edu

LEAS_edu
MALL_adu
= MOTE_edu
=) OFFI_edu

File name:

Note, you will have to fill in a File
name.

It will ask if you want to open the File
and if so, you are now using the Copied
Version. | suggest changing names but
keeping the original so you have some
lineage.

o You may see Client Files Security. Simply check Full Access, Never Ask Me Again and

OK.

—What access do you want to grant?
 Modccess

" Read Access

Do you want to be azked again’? -
% Bhways ask me

™ MNever ask me again for this server

Mewver azk me again

o]

Cancel |

Note that you may still get this message even if you indicate you
don’t want to be asked again.

© JR DelLisle, Ph.D.
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Using Argus Files
Property Library

Click File, then Open,

N Our files are under DCF-Data. So, click on Data and it will open
Lok in: | 5 DCF the following.

| Admin: = ARDATS
5] ARCACHE LRDEF
) ARLISERS ARDEF2

")Data ARDEF3
CSIREXMLT ARDEF4
) TEMPLATE ARDEFS
REFinar =) Update ARDEFS

Look jn: I =3 Data

Data File Structure. Under Data go to Data_EDU and
you will see the following which has your directories
that | sent up.

Data EDU: =l Rehab
Financez009 Retall
ADVANCED TRAINING [B5] SENIOR LIVING

Apartrent LNIT SALES
Budget Warehouse

REFina

[EL

Mall
MAYFIELD POMNDS
- Makel
. Office
REFina 7
SIS Portfolio

Folders for REF2009
open
Lokin] O Data_EDU _ _ = Note that this looks the same as the
| EREFD3_General EFFtI—B;'U Windows Explorer so you can navigate
Drera o up by using the folder navigation. This
= RETA _edu can be a little tricky, so be careful.
Apar_edu
=] BUDG_edu
= BUDGE_eduIrD_Copy
' DayZ_edu
ol e o
8

© JR DelLisle, Ph.D.
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Working with Files

Caveat Redux: Argus uses RealTime Files

That is, when you work on a file, you are working on the original. Any changes made, override the

previous file. This can create problems with cumulative changes and file tracking, especially with

multiple teams. To avoid issues, when you open a file to work on, before making any changes, copy it

Log/Tracking File

I’d suggest making a Log file --
probably in Excel-- that documents
names, who worked on it, what
changes were made, how to roll back.
When you have a major milestone, put
that in a Safe Directory.

Local Drives. You can work on your
hard drive as well, and then put a
COPY back to the Shared Team Drive
for your teammates to use. To do so,
go to START menu in lower left, All
Programs, Accessories and Windows
Explorer. It may tell you that you don’t
have permissions but when you click
OK it still opens it. Now, you can
navigate to the Folder Data, Make a
Copy (Right-Click on Folder) and then
go to C$ on Client (C) which is your
hard drive, use + to navigate to folder
and then Right-Click, Paste. It will take

@ Data_EDU

File  Edit Wiew Favorites

Tools  Help

Q Back - . - ¥ | ' Search | “ Folders | o=
Address I“:' Z\ARGUS Software\DCF\DatalData_EDU
Folders X s
@ Desktop /J REFD09_zeneral
= _.5 My Computer
28 C$ on 'Client' (C:)
=2 D% on 'Client' (D1) ,J Teami
Z# Féon'Client' (F2)
28 HE on 'Client' (H:) )
S server workspace on ‘hanso Team3
= x argus on ‘hansolo' (Z:)
= [ ARGUS Software N
5 3 oeF I BUDG_edu
) a ARIGUS Data File
(2 Admin ! 2,463 KB
[C3) ARCACHE
[ ARUSERS N DEVE_edu
=] Data aaa| | ARGLS Data File
= =23 | wrrkE
) Data_EDU
) Finance200 . HOTE _edu
[ REXMLT BRGUS Data Fil
EEE
[C) TEMPLATE 447 KE
|2 Update N g
MALL_edu
[+ _
B 3 old sea] | ARGUS Dats File
2281 | 5 co4kE
N OFFI_edu
254l | ARGLS Data File
2231\ 1,527 KB
™ REHA_edu
gs2| | ARGLS DataFile
4 | » =22 1,275¢k8

REFinancez009

Teamz

Apar_edu
ARGUS Data File
1,458 KB

DayZ_edu
ARGLS Data File
430 KB

GLOE_edu
ARGUS Data File
1,177 KB

LEAS_edu
ARGUS Data File
205 KB

MOTE_edu
ARGUS Data File
155 KB

Port_edu
ARGUS Data File
402 kB

RETA_edu
ARGLS Data Files
5592 KB

a little time depending on what you copies but now you have backups. You can run Argus from your hard

drive as well, but it will be slower.

© JR DeLisle, Ph.D.
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Argus Example: Basic Excel DCF
Create a new Argus file

S ARGUS

File ©ptions Help

Navigate to the Directory for your Team. Go to the DCF New

folder and create a New File.

To create your own file, Enter File, New and give it a
name. Since you will each create this base file, give ita
name that can be tracked. For example, if | was in Team 1,
my file name would be: T1_DeLisle_DCFv1. Now, when
you modify it, just copy it at the start with a new number

(e.g., T1 DeLisle_ DCFv2).

Save in I = JRDtaClass

| «EcrE

File name:

Save as lype:

IFundarnEntaID CF1|

[ARGUS Windows)" SF)

Lel Lo

At this point, you can enter some Property Description materials. You can change most of them later.
However, once you specify Property Type you cannot change it since it pulls some standard templates

that are dependent on the property type.

Il Property Description

Addtional Data |
Froperty Description

Froperty Mame:
Address:

Address2:

Lity:

I State:

Catintry:

Portfolio:

Property Type:
Froperty Reference:

Froperty Wersion:

Comments I Input Preferences I

Timing I

FundamertalzDCF1

Seatts

Area Measures I

Output Preferences
Property [nflation

Officedndustrial

10

© JR DeLisle, Ph.D.
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Compile/Create Input Assumptions

Since most developers, investors and other parties actively involved in real estate have multiple scenarios
for properties. This is especially true where an investor is seeking to buy a property and trying to make
the numbers work, or is trying to establish a reasonable sales price to take to the market. The objective of

this example is to show you how to convert the Excel DCF used in lecture to an Argus file.

Rate of
Component Data Inputs: Initial Change
Cost Land Value $ 435,600
Building Value $ 3,436,567
Total Replacement Cost $ 3,872,167
Income Gross Income $468,557 4.00%
Vacancy Ratio 10%
Expenses 10% 4.00%
Property Taxes 8% 3.00%
Reserve Ratio 0%
Depreciation Type of Property (1=Res, 2=Comm'l) 2
(if Res, 27.5, if Comm'l=39)
Terminal Value Terminal Value Method (1=App, 2=Cap) 2
Appreciation Rate 2%
Exit Cap Rate 10.00%
Net Capital Gain Tax Rate on Appreciation 20.00%
Terminal Value Capital Gain Tax Rate on Depreciation 25.00%
Selling Expense 2.00%
Mortgage Loan-to-Value 80.00%
Mortgage Interest Rate 7.50%
Periodicity (Payments/Year 12
Loan term (years) 30
Equity Equity discount rate 10.00%
Marginal Tax Rate 36.00%
Reinvestment rate 6.00%
The previous are the basic assumptions we will need. The only other
variable is the size which in this case is 20,000 gross square feet. The 20,000 [Gross SF
efficiency of the building is 85% (ratio of rentable to gross) as noted: 85%)|Efficiency
17,000 [Net Rentable
$ 27.56 [$/nsf

To make sure you understand the numbers and see if they make sense, just divide the Gross Income by
the Net Rentable SF and get $27.56/sf which is “reasonable” in the market for a Class B office.

11
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Input Property Size
One of the fundamental inputs that will drive rent rolls and vacancy is the property size. To enter, click on
the Property
Size || EXecutive Dashboard i hyperlink
d Additional Data I Comments I Input Preferences | Output Preferences I -
an Property Information operty Description I Timing Area Measures Froperty Inflation I I a'ga'ln on
Property Mame Fun.damer property
. ELons = Area Measurement Categor ]
size | { ‘ under Area
Lyverage OCCLPancy 85.00% : : Mew... | ]
J— oy 208 | Decupea o ;
End Date Aypril 201E 82235:23 gg'tf_j
General Inflation 0.00% Occupied Indst, _ W
General Vacancy Rate 10.00% SEEL;DTE;TNN Mame: Toperty Size o
Credit & Collection Loss 0.00% Fietail Total Determined By:
I IFr'gjoslt.l\‘;rnort?otal =

Revenues and Expenses  $/5qFt

Mizcellaneous Revenues
Reimburzable Expenses
Mon-Reimbursahle Expenses 422

Capital Expenditures

Rent Roll & Market Leasing #

& feasurement

€ Occupancy

Size:

Unit:

Measurement. Now, enter the 20,000sf for the project.

Input Operating Data

Now let’s plug in some operating data. Let’s start with Expenses.

]
[ Rk

Square Feet

Property Information Present Walue & Yield

Property Marme FundamentalzDCFw1 Unleveraged Discourt Rate
Property Type Officedndustrial Unlewveraged Present Value Per
Property Size 20,000 Leveraged Discount Rate
Average Ocoupancy Leveraged Present Value Per
Analysis Start May 2008 Cap Rate
End Date April 2018
General Inflstion DED% Gross Income A0S 7
General Wacancy Rate 0.00% Expe.ﬂses 10%] § 46.856
Credit & Collection Loss 0.00% Property Tax 8%| 8§ 37485
Reserve 0%| § -
d 1 pe e 0] . D ap Rate d gveraged
Mizcelaneous Revenues Pending Cap Rates P 0 g0 P 0 00% P 0.
Feimbursakle Expenses Pendin: Calculate as
I'Non-Reimbursable Expenzez Pending $ amount in Excel
“Capital Expenditur Pending 0 0 |
on-R D able peEnse
Insert % Copy M Delete @ Move Paste Cell [ Undo
Iame Acct Cod it Area
*PENZES 46356 § Amount -
Property Tax 37485 $ Amount <

Detail...

I irimum...

In this case, we are going to
assume expenses are non-
reimbursable. That is, the
tenant is not responsible for
any. Also, we want them to
grow at a rate that may differ
from inflation, so we enter
them in $/Yr, and treat them
as 100% fixed. That is, they
do not vary with occupancy.
We plug in 4% inflation for
expenses, and 3% for taxes.

Now, enter Close which is
the button to the bottom left
and you will go to the home
screen. You must enter

“calculate at the bottom of the screen to get it to run the numbers. Now you will see your total expenses.

12
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Now, enter VVacancy for the overall project:

M Note that Potential Gross Income is

our GI.
Method: |F‘ercent of Potential Gross Revenue j
Primary Rate: |1 0 j
Cwvemides Based On: 1Tenant Groups L1
Qvemides Affect Primary Rate As: |Heplace j

Input Rent Roll

In this case, there is one tenant with a simple schedule with Rent increases of 4%/year during the entire
holding period. To set this up, you need to work with the conventions in Argus. That is, the lease itself
shows at the flat base amount, and then you increase it by an inflation adjustment.

Year 1 Tear 2 Year 3
For the Years Ending Dec-2008 Dec-2009 Dec-2010
Potential Grosz Hevenue
Rase Rental Revenue | s4Ee520 $458 520 $455,520
Scheduled B aze Rental Revenue 468,520 463 520 462 520
CPI % Other Adjustment Revenue ___._’,I 18,71 38,231'
Total Potential Grozs Revenue 468,520 487,261 B0, 751

To set this up, enter your basic data for the lease. In this case, we are calling the Tenant “Master Lease”
and have calculated the Base/Min Rent/year per square foot at $27.56 for the 17,000 leasable area (i.e.,
85% of the 20,000 gross sf). Make sure you enter the $/SqFt/Yr Unit of Measure. Now, to get the rent to
increase annually, you click on the Pull Down arrow to the right of Rent Changes and Indicate Yes.

=] Rent Roll
E Registry @ Calc gl:\ Insert % Copy ¥ Delete %] iflovee D Eind % Copy Cell [% ‘et Lell @™ Urd
Tenant Mame/ D escription Suite Lease Type | Lease Status Size Start D ate T2y Baze/Min Rent Ustior —
P s Expire Measure Changes
1 |Master Leaze - [|&l Office jl:ontlact j'I?,EIUU j 1208 12 2756 jWSqFtNI B LGS -

See bottom of this Argus 17,000 SgFt entered. 20,000 SgFt total. 3,000 SgFt remain. 0 SgFt ReAbsorb.

screen and click on Detail Detail...
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Introductory Argus Tutorial

At this point, you must set up the Change using some Inflation or Index category that you create. This is
a little tricky, so follow the steps carefully.

First, click on CPI Rent Category.

Rent Changes You click DI“I IE

Step Rert: None ; I

Category then
Porters' Wage: |None on LJEEl Cancel
Miscellaneous: Mone -

Catogny ‘
LT 1 [sMorth  ~]
Second, create a new Category CPIRent

with your information. e

Enter New

the Category

) (f

Name on Edt
MNext Copy..
Screen
Third, enter the Data
CPI Rent ==
EnC
CPI Category: oK
Cancel
CPl Method: |Lease Year j
Help
Inflation Rate/Index: [CP! Inflation |

Percent Paid:
Minimum Increase: 4 Lper  |Year -
Maximum Increase: 4 Lper  |Year -

Now, back out of it and you have your rent set up to grow at 4% per year for this tenant. You could make
other categories for other tenants or classes and pull them from the drop-down menu later.
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Introductory Argus Tutorial

To check your inputs and see if you are getting the desired output for each Tenant, go to Reports,
Individual Tenant and select the tenant of interest. In this case, we see:

Individual Tenant Cash Flow & Summary
Master Lease, Suite All, 17,000 Sguare Feet, Market Leasing MLAT

Tear 1 Year 2 Year 3
For the Years Ending Dec-2003 Dec-2009 Dec-2010

Tenant Potential Gross Hevenue
Baze Rental Revenue $468.520 $468.520 4468520
Abgorption & Tumover Yacahcy
Baze Rent Abatements

Scheduled Baze Rental Revenue 468520 468,520 4638520
Baze Rental Step Revenue
Porters" \Wage Revenue
Mizcelansous Rental Revenue
CPI & Other Adjuzstrent Fevenue 18.741 38,231
Parking Revenus

Fetail Sales Percent Revenue
Expense Reimbursement
Mon-Refundable Deposzits
Earned Interest

Total Potential Gross Revenue 468,520 487,261 B0E. 751

While simple in this case, the summary info can be helpful when you are tracking expense
reimbursement.

Market Leasing Assumptions

To the far right of
the Rent Roll screen o |5 ES)

are inputs for the edn §
Market Leasing
Assumptions. You z | Reimburzementz | Unit of Measure | Rent Abatement |Leasing Cost| Security Depozit | Market Leasing
can either click on O e B m - - - [MLaT

the category down J J J J i
arrow or just try to close the first tenant. The package will not accept the first tenant unless you input the
MLA.
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Introductory Argus Tutorial

These are the inputs that will be used to handle rent rolls that might occur during the analysis period.
Even though you only have one tenant, you must enter Market Leasing Assumptions (MLA). This is so
the program can calculate what happens if a lease rolls during the forecast period.

MLA per Tenant Category

Tenant Name/ Description Suite Lease Type | Lease Status Size SlartData‘ E:;I:;‘ ‘Easaﬂ‘Mm Rent MUEELSIE Cliigtes Retail Sales | Reimbursements
1 |Master Lease - &l Office w |Conbract  » | 17000 - 1408 12 27.56 - [$/SaFEYT - [Yes - - j
T Market Leasing Assumptions
Rent Changes X
LCategony:
Lhanging Base Rent. None - oK

Lease Status: Cantract

Step Rent:
Mew Market Renewal kkt Unit of b easur Patters' Wwage
Renewal Probability 100
Market Rent ES 30 $/5aFtr Miseellansous
tonths Yacant 2
CPI Renl
Tenant Improvements 50 10 $/5gFt
Catey
Leasing Commissions B 3 Percent
Rent Abatements 2 —
Security Deposit Mone MNone e
CPI Category:
Non*eighted Items Unit of k4 —
Rent Changes Yes o —
CP Method [Ceasever =]
Retail Sales
Reimbursements - - Inflation BatedIndex: CP Inflation -
Term Lengths 10 “ears =

Ok

Leave blank or select NO to bypass. Select YES or press the Detail button to describe rent adjustment:

Cancel

Minimum Increase:
Detail... |

| Percent Paid:

—

|4 % per IYeal ﬂ

|4

Maximum Increase: % per IYeal

|| |\I ||

Yield-Related Inputs

Acquisition Price

At this point, you will be entering some basic assumptions that will be
used to calculate the “yield” on the project. First, enter acquisition

price.

Help

bt | Wield Reports  Options

Property Purchase, ..
Property Resale...

Direct Capitalization,..

Debt Financing. ..

Present YWalue Discounting. ..
Py by Source. ..

Depreciation & Taxes...
Yalue added Taxes...

Partner Equity Contributions. .,
Cash Flow Distributions. ..
Resale Distributions. ..

ft  Partner Groups...

Partrer Levels. ..

Sensikivity Makriz,. .,
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Introductory Argus Tutorial

Enter your TRCm (or the value you think will fly in the market) and the Appreciation Rates. Also, your
MIRR or reinvestment assumptions if any.

{= FundamentalDCFy2 - ARGUS
File Property Tenant Categaories Marl Reports  Options  Help

Q- wd@ RS 9% D WD & a9

Quick Tip: If you wish to calculate & property, but ARGUS des not prompt you, hold dovwn CTRL and 'D' before ertering the Repart menu.

= Connect to ReslPulse net
= What's newvy in ARGUST
m Enter a Shared Workspace

Property Information Present Value & Yield
Property Matr-=
Property T

Property =i -

Average Do 4IDK
FundamentalDCFy2 ol St & |nitial Amount: |33?21 B7 'l
nalysis Sta |
FundamertalDCFy1 End ;at - Cancel
m ] i ;
Global Logistios 2 Direct Cap Yalue as of Analysis Starl :
General Infla et |
ueen Anne Heights
M General Yao 7 ol — 7
ore... ent %alue fo alculatio
= Credit & Calle Help |

& |nflate Purchaze Price at;

|_‘| Mewy Property fram Scratch

Current Amount

23 Meww Froperty from Template Miscellansou 0.00% P
Mew Property from ARGUS Reimburzahl ' Cumulative Costs IER... ]
Wizard Mon-Reimkur Modified Internal Rate of Return
Capital Exper ™ Direct Cap Yalue a5 of Reporting Start
=
RBeinvestment Bate: E|
Tenants
—_—
Market Leasii Ses o = T T * Safe Rate: 4
Disposition Price
Enter Resale Assumptions (again, under YIELD tab). Property Resale

Optioh for Resale Calculation

IAppreciate Purchaze Frice
Direct Resale Amaunt:

[

Ii

Growth Fate: Ia—
C—

Rezale Adjustment as a Percent of
Frice:

™ fpplyFate to following year income

¥ Calculate Resale for 4l Years
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Introductory Argus Tutorial

Discount Rate

Present Value Discounting (from YIELD).

Primary Dizcount Rate: i

Present ¥Yalue Discounting

Dizcount Rate and Method | Present Yalue &s OF | Advanced |

Dizcount B ate R ange

Mumber of Rates:

Increment Between R ates:

Mortgage

Enter the Mortgage assumptions
from your inputs. These numbers
should be calculated externally and
fed in.

TRCm $3,872,167
LV 80.00%
Initial Principal | $ 3,097,734

Debt Financing

Hote Mame: IMDrtgage

Input Currency: ILInited Statez - Input

|1 03
|1 208

Start D ate:

v amortize Start:

I Term Length j ISU
[ Amount R B EEEEET =]
R ate Charged: 75 -

™| Early Eunding
¥ Calculate This Mote

[
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Introductory Argus Tutorial

Depreciation and Recapture for Taxes on Sale

To handle depreciation, you will have to provide assumptions. To do this, go to Yield, Depreciation and
Taxes and enter your assumptions. Note that the number for the Property Depreciation is the Gross
Purchase Price less the land; you do not have to enter land value since it will be calculated. The “Land”
category here is for depreciable land improvements.

(=} Depreciation & Taxes Aglﬂ
M arne SimpledDetail tethod I1zeful Life Armaunt - Basiz
Properhy Simple - | Straight Line - |39 3,436,567 =
Capital Expenditures | Simple o [More
Land Costs Simple T MHone
Hard Costs Simple : MHone
Soft Costs Simple v |Mare
Diebt Interest Simple T Maone
L eazing Cammizsiong - |Mone
Tenant Improvements - |Mone
Ordinary Income T ax B ate |2|:|_ Capital Gainz Tax Rate
|25_ Depreciation Becapture Tax Rate
To

check, go to Reports and look at the Depreciation Schedule.

Depreciation & Taxes
— Reports
¥ Income Statement

Prirt... |

v Depreciation Schedule

Export. ..
— Frequency
& Annualy Options... |
™ Monthly Close |
" Quart
SR Help
" Semi-Annual
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Introductory Argus Tutorial

Depreciation Schedule

1 1 AL L

ear 1 rear 2
For the Yearz Ending Apr-20039 Apr-2010
Potenhial Gross Hevenue
Baze Rental Revenue $4E3.520 $4E8,520
Baze Rent dbatements
Scheduled B aze Rental Revenue 468 520 468520
Baze Rental Step Revenue 28 29
Total Potential Gross Revenue 468,548 468,549
General Y acancy [46.855] [4E.855]
Effective Gross Revenue 421 632 421,634
Operating Expenses
Expenzes 4E 856 48,730
Property Tax 37488 38610
Total Operating Expenses 4,341 a7.340
Net Operating Income 337,382 334,354
Building Costs 28,117 28117
Taxable Income 249,235 248,237
Income Tax 89,725 83,645
Income After Taxes $153.510 $157 532

IRR Tracking
Fieports
¥ Unleveraged IRR

¥ Leveraged IRR Prirt...
Exp

Frequency

o+ Annualy

" Monthly Close

" Quartery

" Semi-Annual

Press this button to view selected reports.

Options. ..

ddily

Help

This is the schedule and, as you
see, it properly extracts
$88,117/year for depreciation.
Note, it calls this deduction
“Building Costs” vs.
Depreciation, but handles it the

E=  Under Reports, for IRR tracking select the following.

Now, you can look at the reports to understand the numbers.
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Introductory Argus Tutorial

Exporting to Excel. In the Academic Version 13, ARGUS disabled the Export Function.

This is the RETA file which is a Power Center.

Bl RETA_edu - ARGUS Yaluation - DCF

File Property Temant Catedories Markst Vield Reports Options Help

Q- D2

A PL I %

Ol il

HoO& a0

ELL

W aluation Sum

button.

Getting Started

= Connect to ARGUS Zone
= Wihat's new in ARGLS?
= Enter a Shared Workspace

RETA_edu
Port_edu
REHA_edu
Port_sciu

5 More

] Mew Property from Scratch
[ New Property from Tempiate

Hew Property from ARGUS
Wizard

Executive Dashboard

Guick Tip: Create your own graph. On most of the Report Yiew windows you will see & Graph button near the bottom of the window. Click the row(s) of the repart you would lie to graph and click the

e e e ————

Property Information  5®.

Property Name
Sdddress

City

State

Zin

Courtry

Fortfolin

Froperty Type
Property Size
Awverage Occupancy

Retail Power Certer
Anchared Strip with
3 Pads, Adding In-Line
When Furn. Store Leav

ARGUS Sample
Retal

251,500 Soft
9205%

Analysis Start January 2007
Reporting Start January 2007
End Date December 2016
General Inflation 3.50%

Expense Inflation 350%
CPI Inflation 350%
Market Rent Inflation 3.50%
General Vacancy Rate 7.00%
Credit & Collsction Loss 1.00%

Top 5 Tenants Term Eff. Rent  Mkt. Rent
Home Depat a4 $24.30 F17.00
Cineplex Theatre 5M2 2734 2050
Luby's Cafeteria 3ME $21.90 F18.00
Furniture Warehouse B9 $1288 $19.75

In the lower right, there is an EXPORT button.

Top 5 Tenants

Haome Depot
Cineplex Thesatre
Luby's Cafeteria

Furniture Warehouse

an4
anz
3NE
GMm3

Eff. Rent
F24.50
$27 54
$21 .80
#1265

Mkt. Rent

Export

F17.00
2050
$15.00
$18.73

[
v

| Pririt

—
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Introductory Argus Tutorial

When you click on Export, it Processes the Info and extracts the summary data to an Excel file.

Ea Microsoft Excel - Book1

r!] Argus DCF - Citrix Presentation Server Clint

@J Edit Wiew Insert Format Tools Data  ‘Window Help  Adobe PDF

NEEARS & B a9 R -4 B0 [Fim

[E[ F | ¢

|

Anc

Froperty Mame
Address

City

State

Zip

Country
Porttolic
Froperty Type
Froperty Size
Aperage Decupancy
Analysiz Start
Fieporting Start
End Dlate

3 Pads, Adding In-

Fetail Power Center

hared Strip with
Line, When Furn. Store Leaw

W aluation Summary

Property Information

Fietail Power Center
Anchored Strip with
3Pads, Adding In-Line
When Furn. Stare Leaw

ARGUS Sample
Fietail

251,500 SgFt
S2.083

Jan-07

Jan-07

Dec-16

Note that it is still in your Citrix Terminal so you can’t access it from Excel locally. Now, you can save
the file on your hard drive or other location and then open it from Excel. This will be sluggish as noted in

the Flashlight

[ ¢ | b

[ o [

Retail Prwer Cantar

6

My Recent
Diocuments

F

eskol

3

(=]
k=]

¢

My Documents

=

ia

Save in: I I3 Users

Fl@-3Q x

Now, navigate to your personal folder and give the

file a name and save it. Note, it won’t have a name

until you enter it. I’d suggest using the ARGUS file
generator as part of the name so you can track it.

Note below that you have two windows open in Citrix.
Close each and, use Start Logout to exit.

Sawing RETHA,

NS
M 4 » M|, Sheetl

_Expoartz:

I & Startl @

SaN

R R a
"'*"2—1- .kJ| %’\. E

RETA_edu - ARGUS Yalu.., ”@ Microsoft Excel - RET...
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