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In late 2022, large language models (LLMs) took the world by storm. While these AI models had been around for several years prior to that point, in 2022 they reached a capability that brought them into the mainstream. One such use case for LLMs is as an assistant to Excel users.
For instance,: what function or formula should be used to solve a given problem? Or how do I write VBA code to create some custom functionality?
Prior to LLMs, you’d have to seek out an Excel or VBA expert to answer those questions. LLMs became that instant expert, available 24/7/365 at low or zero cost. They are a game changer and every Excel user ought to become proficient with and begin using a Gen AI of their choice.
The Excel functions in this guide are the main functions you’ll need to learn to model real estate.
i. ADDITION, SUBTRACTION, MULTIPLICATION, AND DIVISION LOGIC
Basic mathematical equations are the most used formulas
ii. SUM() AND AVERAGE() FUNCTIONS
Some of the most common functions: SUM() and AVERAGE(). The AVERAGE() function returns the simple average of the values in a range of cells.
There are two options for writing these formulas. The first is to separate each value with a comma (e.g. number 1, number 2, number 3, etc). The second is to reference a range of cells, with each range separate by a comma.
iii. TRUE AND FALSE LOGIC
With the basics needed to add, subtract, multiple, divide, and calculate average out of the way, let’s now turn to TRUE and FALSE logic in Excel.
TRUE and FALSE logic is the foundation of the conditional logic you’ll use in real estate financial modeling. Most every statement has either a TRUE or FALSE result, and that TRUE or FALSE result can be used to build some very basic but powerful formulas.
iv. IF() FUNCTION
With the concept of TRUE and FALSE discussed, consider the most commonly used logic statement in Excel.
The reason the IF() function is the most commonly used is not because it is the ideal solution in most cases, but it is the most commonly used because it is the most intuitive logic function. As beginners advance in their modelling capabilities, the use of the IF() statement persists.
NestedIF Statements
A nested IF statement is a formula in which you embed multiple IF() functions.
Truly complex (i.e. difficult to follow) IF() statements generally rely on nested IF statements. Beginners often overly rely on one logic statement stacked on top of another logic statement in a nested IF formula to return a result, where a simpler function would do.
v. AND() & OR() FUNCTIONS
The next two logic statements are cousins of the IF() statement, in the sense that they can often accomplish the same thing as a nested IF without the complexity. The AND() function and the OR() function always yield either a TRUE or FALSE result. How you use the resulting TRUE or FALSE depends on the situation.
One common use of these functions is to include them in an IF() statement as part of the logical test. In the case of the AND() function, you might ask if two tests are both TRUE, if so then return X, otherwise Y. In the case of the OR() function, you might ask if any one of a number of tests is TRUE, if so return X, otherwise Y.
The difference between the two, is that for an AND() statement to return a TRUE result, all logical statements within the AND() statement must be true. In contrast, for the OR() statement to return a TRUE result, only one of the logical statements must be true.
vi. MAX() and MIN() FUNCTIONS
Two functions that also eliminate the need to write complex IF() statements. 
For instance, if you have a list of 10,000 values and you’d like to know what the maximum value is in the list, you’d use the MAX() function. Similarly, if you’d like to know the minimum value in that list, you’d use the MIN() function.
Formula including rent review date check
IF(ReviewDate=TODAY(), MAX(CurrentRent, MarketRent), CurrentRent)
vii. COUNTIF() and COUNTA() FUNCTIONS
The next two functions involve counting ranges. COUNTIF() counts the number of values in a range that meet some specific criteria (e.g. count how many 1 bedroom units are in a list). While COUNTA() counts the number of cells in a range that are NOT empty.
These functions are helpful when analysing rent rolls, comps analysis, or analysing data sets in general.
viii. IRR() and NPV() FUNCTIONS
The IRR() and NPV() functions are two finance-related functions that are common to real estate underwriting. The IRR() function calculates the discount rate at which the net present value of the investment is equal to zero. The IRR() functions assumes that the cash flows of the investment are made in regular intervals.
The NPV() function in Excel calculates both the present value of a string of irregular future cash flows as well as the net present value of an investment. To calculate the present value, simply leave out the time zero cash flow. 
ix. EOMONTH(), EDATE(), XIRR(), AND XNPV() FUNCTIONS
EOMONTH and EDATE are date functions, XIRR and XNPV are day specific finance functions. They work in tandem in a real estate financial modeling.
The EOMONTH() function returns the date for the last day of the month that is a given number of months before or after the pre-defined start date. The EDATE() function returns the date that is a given number of months before or after the pre-defined date.
XIRR() and XNPV, are the same as the IRR() and NPV() functions but they’re able to accommodate irregular cash flow intervals. In a real estate context, they’re used for non-annual periods (e.g. quarterly or monthly periods).
Since XIRR and XNPV are meant to handle irregular cash flow intervals, it’s necessary to include the dates that align with those cash flows. And thus, the use of EOMONTH and EDATE in tandem with these functions becomes necessary.
x. SUMIF() and SUMPRODUCT() FUNCTIONS
The SUMIF() and SUMPRODUCT() functions are companions to the SUM() function, providing greater flexibility to sum and multiply values. These functions are helpful in working with rent rolls, rolling up cash flows, calculating weighted averages, and much more.
SUMIF() calculates the sum of a range of values that meet a certain criteria. Alternatively, the SUMIFS() function sums a range of values that meet more than one criteria. SUMPRODUCT() returns the sum of the products of two or more corresponding ranges.
xi. PMT() and PV() FUNCTIONS
The PMT() and the PV() functions are used in modeling real estate debt. PMT() is used in real estate financial modeling to calculate the amortizing payment of a loan, while the PV() function is used to calculate the remaining loan balance at a given point in time of a loan.
The PMT() function calculates the payment for a loan based on constant payments and a constant (i.e. fixed) interest rate. The PV() function likewise assumes a constant interest rate in calculating the present value (i.e. outstanding balance) of a loan
xii. IFERROR() and ISERROR() FUNCTIONS
An important discipline in real estate financial modelling is to constantly be error checking your work. There are a variety of techniques for doing this, and a handful of Excel functions to help with those techniques. IFERROR() and ISERROR() are two such functions.
IFERROR() returns a value you specify if a formula results in an error, otherwise it returns the result of that formula. ISERROR is a logic statement, that returns a TRUE if a formula (or cell) results in an error and FALSE if a formula (or cell) does not result in an error.
xiii. ROUND FUNCTIONS
The ROUND() function rounds any value to some pre-defined number of places, ROUNDUP function rounds up any value to some pre-defined number of places. ROUNDDOWN is the opposite of ROUNDUP and rounds toward zero. MROUND rounds to the desired multiple.
Be aware formulars referencing ROUND functions uses the rounded figure, not the original figure, potentially creating inaccuracies in the final figure. ROUNDUP() function can create year and quarter headers when working with monthly periods.
xiv. INDEX() and MATCH() FUNCTIONS
Used together to find specific references or values within a given range of cells. For instance in a table of rents, by city and property type, to dynamically output in a separate cell the rent in a user-specified city for a user-specified property type. A nested function of INDEX() and MATCH() makes this possible.
Another example of using these two functions together is in modelling rent growth with rent growth assumptions that change each year. In modelling market rent, use INDEX() + MATCH() to find the user-defined rent growth value for each year and apply that to your market rent.
Combination of INDEX() and MATCH() is more efficient alternative to using the VLOOKUP() and HLOOKUP() functions. Those functions slow down your Workbook and are difficult to follow/audit. See also XMATCH() and XLOOKUP().
xv. CONCATENATE LOGIC
Concatenation is a means to join character strings together. In real estate financial modelling, concatenation is an eloquent way to combined disparate cells and values.
For instance, with separate inputs for address, city, and regional codes. To display the entire address in a dynamic label. i.e., change any reference in concatenate, the output label changes.
There are 2 ways to concatenate. The first is to use the CONCATENATE() function. The second is to enter a ‘&’ sign between cell references or text values to concatenate those values. The latter technique, is shorter but needs practice to perfect.
See companion Excel Workbook
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