
What’s inside the workbook
Sheets & what they show
1. Assumptions
a. Project name, hold period, GLA (anchors vs. inline), rents, occupancy/lease‑up path, other income, credit loss, opex & inflation, capital reserves, TI/LC, tenant churn, rent growth, costs, debt terms, exit cap, sale costs.
b. All editable. Adjust blue‑sky vs. conservative cases in a few cells.
2. Revenue
a. Year‑by‑year: occupancy, anchor & inline contract rent per sqft, PGI, other income (as % of base + fixed parking/ads), credit loss, and EGI.
b. Rent rolls are simplified to anchor/inline bands, growing with the rent‑growth rate.
3. Operations
a. Opex (as % of EGI, inflated YoY), capital reserves (as % of EGI), and NOI.
4. CapEx & Leasing
a. Stabilization and refurbishment CapEx timeline.
b. TI & LC for lease‑up plus ongoing churn after stabilization (renewal/re‑let costs).
5. Debt Schedule
a. Draw at close, interest‑only period, then recast amortization.
b. Beginning balance, interest, principal, ending balance, debt service per year.
6. Cash Flows
a. NOI, CapEx + TI/LC, FCF before financing, interest/principal, net sale proceeds, and Cash Flow to Equity (CFE).
b. Year 0 includes equity outlay (dev/acq + soft costs + loan fees net of loan).
c. Exit (Year 10) priced at NOI / exit cap, net of sale costs and debt payoff.
7. KPIs
a. Equity IRR, Equity Multiple, Total Equity Invested, Sale Price at Exit.

Core modeling logic (plain English)
· Lease‑up moves from initial occupancy to a steady‑state market vacancy target, improving by X percentage points per year.
· Rents: separate anchor vs. inline GBP/sqft/year with annual rent growth; PGI = (GLA × rent).
· EGI = Base rent collected (PGI × occupancy) + other income − credit loss.
· Opex = % of EGI, inflating yearly; capital reserves = % of EGI.
· NOI = EGI − opex − capital reserves.
· Leasing costs: TI/LC applied to newly leased space during lease‑up and to annual churn after stabilization.
· CapEx: stabilization (Yr0–Yr1) + mid‑cycle refurbishment (Yr5).
· Debt: loan sized by LTV, interest‑only for a set period, then amortizing; upfront loan fees at close.
· Exit: sale price = Year 10 NOI / exit cap; net proceeds after sale costs and debt payoff flow to equity.
· CFE: pre‑financing FCF minus interest & principal, with Year 0 equity outflow and exit proceeds in Year 10.
· KPIs compute IRR (bisection method) and equity multiple on investor cash flows.

How to tailor this to your project
· Plug your realities into Assumptions: actual GLA split, anchor leases, inline rent levels, local vacancy trends, credit loss, service charge recoveries (if applicable), opex benchmarks, TI/LC norms, lender term sheet, and exit market cap rates.
· If you have a tenant‑by‑tenant rent roll or phased development, I can expand the model to a granular rent schedule (lease starts/ends, free rent, step‑ups, renewal probabilities) and layer in turnover rent for F&B or cinemas.

What “financial reporting” looks like for investors & lenders
Below is a concise outline you can paste into a memo or investment committee pack. If you want, I can generate this as a formatted Word or PDF with your logo.
1) Executive Summary
· Project overview (location, concept, trade area, footfall drivers).
· Sources & Uses at close; key milestones; headline returns (Equity IRR, EM).
· Risks & mitigants (leasing risk, interest‑rate risk, construction/refurb risk).
2) Market & Leasing
· Competitive set, demand drivers, tenant mix strategy.
· Lease‑up plan (target occupancy vs. market vacancy), WALT, churn assumption.
· TI/LC norms by category (anchor vs. inline), expected downtime.
3) Financials (10‑Year)
· Income Statement (NOI bridge): PGI → EGI → NOI.
· Cash Flow Statement (to Equity): FCF pre‑financing → debt service → CFE → exit.
· Balance Sheet Items: debt balance, CapEx, reserves.
· KPIs: IRR, equity multiple, DSCR, yield‑on‑cost, stabilized cap rate.
4) Capital Structure
· Loan amount, LTV, pricing, IO period, amortization, covenants, DSCR trajectory.
· Sensitivity: rates ±100 bps, LTV ±5 pts, exit cap ±50 bps.
5) Sensitivities & Scenarios
· Exit cap vs. IRR, rent growth vs. value, occupancy path, TI/LC shocks.
· Downside/Upcase cases (e.g., slower lease‑up or higher opex inflation).

Next steps (I can do these for you)
1. Customize the workbook to your actual scheme (GLA by floor/zone, named anchors, parking revenues, service charge frameworks).
2. Add a sensitivity dashboard (data table + tornado chart) for exit cap, rent growth, lease‑up, and interest rate.
3. Produce an IC-ready deck (PowerPoint) with charts/tables auto‑linked to the model.
4. Convert to quarterly periods and tenant‑level rent roll if you have detailed leases.
5. Add lender metrics (DSCR, LTV by year, refinance option at stabilization).

Quick questions to tailor it for you
· What is your GLA and anchor/inline mix?
· Any known anchor deals (rents, terms, opening dates)?
· Target opening/stabilization timeline?
· Debt term sheet (rate, IO, amort, fees, covenants)?
· Preferred report format (Excel only, or also Word/PDF/PPT)?
If you share those, I’ll plug them in and regenerate the file with a clean, branded report.














Below is a complete, practical, and board‑ready financial reporting framework tailored for a shopping mall project, covering construction and operations phases. It aligns governance, reporting, KPIs, and systems to ensure transparency, accountability, and decision-making support.

🏗️ 1. Reporting Types & Frequency
A shopping mall lifecycle requires different financial reports depending on the project stage. The following structure ensures the right information reaches the right people at the right time.

A) Weekly Reports (Fast Feedback Loop)
Purpose: Early warning signs, rapid issue resolution.
1. Weekly Cost & Progress Snapshot
· Actual expenditure this week
· Committed cost changes
· Forecast cost-to-complete (high-level)
· Progress % vs plan (EV, PV comparison)
· On-site productivity trends
· Top 5 risks affecting cost/schedule
Audience: Project Director, Cost Manager, Construction Manager.

B) Monthly Reports (Primary Financial Control Pack)
Purpose: Formal cost control, forecasting, and executive-level review.
1. Monthly Cost Report
· Cost Performance Index (CPI)
· Cost variance (CV) & trend
· Package-level budget tracking
· Committed costs vs approved budget
· Updated Estimate at Completion (EAC)
· Contingency drawdown summary
· Change log (approved, pending, rejected)
2. Monthly Schedule & EVM Report
· EV, PV, AC
· SPI, CPI
· SV and CV
· EAC based on cost, schedule, and productivity
3. CAPEX Dashboard (Visual Summary)
· S‑curves: PV vs EV vs AC
· Contingency remaining vs % progress
· Cash‑flow forecast vs actual
· Contract commitments
· Risk exposure (QCRA outputs)
4. Procurement & Contract Status Report
· Award progress vs procurement plan
· Long‑lead items (cost + delivery)
· Variation orders (VORs)
· Claims and disputes
5. Monthly Operations Budget Report (post opening)
· OPEX vs budget
· Utilities cost trends
· Rent collection status & recovery rates
· Tenant fit‑out Capex tracker
· Major replacement reserve (lifecycle CAPEX)

C) Quarterly Reports (Strategic Level)
Purpose: Portfolio/investor review and risk recalibration.
1. Quarterly Financial Review
· Portfolio-level cost performance
· Updated CAPEX forecasts
· Risk-adjusted EAC (P50/P80)
· Financing status, loan covenants, interest impacts
· ROI impact from major variances
2. Portfolio-Level Cash Flow Review
· Forecast cash burn
· Debt drawdown requirements
· Tenant leasing incentives & capital allowances
Audience: Board, CFO, Lenders, Investors.

📊 2. Key Financial KPIs
KPIs ensure consistent, objective measurement of project financial health.

A) Cost Performance KPIs
· CPI = EV / AC
· Cost Variance (CV) = EV – AC
· Cost Predictability Index (variance vs last forecast)
· EAC vs BAC (forecast overrun/underrun)
· Contingency Burn Rate (monthly/period-to-period)
· Committed Cost Ratio = Commitments / Budget
· Cost of Rework (as % of total cost)

B) Schedule & Productivity KPIs
· SPI = EV / PV
· Schedule Variance (SV)
· Planned vs Actual Productivity (e.g., m² installed/day)
· Percentage Plan Complete (PPC)—Last Planner System metric

C) Cash Flow & Liquidity KPIs
· Monthly Cash Burn Rate
· Cash-on-Hand vs 3‑Month Forecast
· Debt Drawdown Utilization
· Payment Cycle Time (subcontractors, suppliers)

D) Risk & Change Control KPIs
· Approved Variations as % of BAC
· Pending Variations > 30 days
· Risk Exposure vs Contingency
· Claims Volume & Value

E) Operations KPIs (Post-opening)
· OPEX per m²
· Energy Intensity (kWh/m²)
· Maintenance cost per asset class
· Vacancy rate & tenant turnover
· Revenue per occupied m²

🏛️ 3. Governance Structure: Who Receives What & Why
Proper governance ensures accountability and avoids information overload.

A) Project Delivery Team
Recipients: Weekly snapshots, monthly cost & EVM reports
Purpose: Tactical planning, productivity improvement, immediate corrective action.

B) Project Director / Development Lead
Recipients: Monthly cost report, CAPEX dashboard, procurement report
Purpose: Decision-making on risk, variations, commercial strategy.

C) CFO / Finance Team
Recipients: Monthly financials, quarterly summaries, cash-flow forecasts
Purpose: Cash management, financing strategy, lender communications.

D) Executive Board / Investors
Recipients: Quarterly risk-based EAC, portfolio cash flow, governance reports
Purpose: Oversight, strategic decisions, performance monitoring.

E) Lenders / External Partners
Recipients: Quarterly financing compliance pack
Purpose: Monitor loan covenants, interest coverage, cost-to-complete assurance.

🖥️ 4. Financial Software Tools
The reporting framework should be supported by integrated digital systems.

A) ERP and Project Accounting Systems
Examples:
· SAP ERP / SAP S/4HANA
· Oracle Primavera Unifier
· Microsoft Dynamics 365
Used for:
· Budgeting & forecasting
· Cost capture & commitments
· Contract management
· Vendor invoices

B) Project Controls Tools
Examples:
· Primavera P6 (schedule + EV baseline)
· Ares Prism / Cleopatra (cost management)
· Procore (field data, progress, variations)
Used for:
· Progress measurement
· Earned Value Management
· Change control
· Forecasting & risk tracking

C) BI and Reporting Tools
Examples:
· Power BI, Tableau, Qlik
Used for:
· CAPEX dashboards
· Cash-flow visualisation
· Trend analysis

🎯 5. How Reporting Supports Decision-Making, Transparency & Accountability

A) Decision-Making
· Accurate financial KPIs signal early warnings (e.g., CPI < 0.95).
· Forecasts (EAC, cash flow) allow proactive corrective actions.
· Change logs enable prioritisation of scope adjustments.

B) Transparency
· Stakeholders see the same baselines, metrics, and dashboards.
· Clear traceability from budget → commitments → actuals → forecasts.
· Audit-ready documentation improves credibility with lenders/investors.

C) Accountability
· Package owners are assigned KPI thresholds and reporting obligations.
· Performance tracking highlights underperforming contractors or teams.
· Governance structure ensures escalations follow defined approval routes.

📘 Final Deliverable: Financial Reporting Framework Overview
Weekly: Tactical progress & cost snapshot
Monthly: Core cost & EVM reports, CAPEX dashboards
Quarterly: Strategic investor/lender financial updates
KPIs: CPI, SPI, CV, SV, cash burn, contingency, forecast metrics
Governance: Clear audience layers: team → director → CFO → board → lenders
Software: ERP + project controls + BI analytics
Outcome: Better decisions, stronger transparency, and full financial accountability across the entire project lifecycle.

