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The Company did not elect for early application of the following 
new standards and interpretations: 

— �IFRS 9 Financial Instruments (applicable for annual periods 
beginning on or after 1 January 2013).

— �Improvements to IFRS (2009-2010) (normally applicable for  
annual periods beginning on or after 1 January 2011).

— �Amendment to IFRS 7 Financial Instruments: Disclosures – Dere-
cognition (applicable for annual periods beginning on or after 
1 July 2011).

— �Amendment to IAS 12 Income Taxes – Deferred Tax: Recovery of 
Underlying Assets (applicable for annual periods beginning on 
or after 1 January 2012).

— �Amendment to IAS 24 Related Party Disclosures (applicable for 
annual periods beginning on or after 1 January 2011). This Stan-
dard supersedes IAS 24 Related Party Disclosures as issued in 
2003.

— �Amendments to IAS 32 Financial Instruments: Presentation – 
Classification of Rights Issues (applicable for annual periods 
beginning on or after 1 February 2010).	

— �IFRIC 19 Extinguishing Financial Liabilities with Equity Instru-
ments (applicable for annual periods beginning on or after 
1 July 2010).

— �Amendment to IFRIC 14 IAS 19 – The Limit on a Defined Benefit 
Asset, Minimum Funding Requirements and their Interaction – 
Prepayments of a Minimum Funding Requirement (applicable 
for annual periods beginning on or after 1 January 2011).

The evaluation of the impact of these new standards is in progress 
– except IFRS9, the Group does not expect the adoption of those 
standards and interpretations to have a material impact on the 
financial statements.

3. �Preparation and presentation of the 
financial statements 

The consolidated financial statements are presented in thou-
sands of euros.

They are prepared on the historical cost basis, except for invest-
ment property, securities held for trading, available-for-sale 
securities and derivative financial instruments which are mea-
sured at fair value. 

4. Consolidation rules 
The consolidated financial statements include the financial sta-
tements of the Company and its subsidiaries, as well as interests 
in joint ventures consolidated using the proportionate method 
and in associated companies accounted for using the equity 
method. All intragroup balances, transactions, revenue and 
expenses are eliminated. 

Accounting Principles and Methods
1. General information 
Immobel (hereafter named the “Company”) is a limited company 
incorporated in Belgium. The address of its registered office is 
Rue de la Régence 58 at 1000 Brussels. 

2. Statement of compliance with IFRS 
The consolidated financial statements have been prepared in 
accordance with IFRS (International Financial Reporting Stan-
dards) as adopted in the European Union. The Board of Direc-
tors settled the consolidated financial statements and appro-
ved their publication on 24th March 2011.

Standards and interpretations applicable for the annual period 
beginning on 1 January 2010:

— �IFRS 3 Business Combinations (applicable to business combi-
nations for which the acquisition date is  or after the beginning 
of the first annual reporting period beginning on or after 1 July 
2009). This Standard replaces IFRS 3 Business Combinations as 
issued in 2004.

— �Improvements to IFRS (2008-2009) (normally applicable for 
annual periods beginning on or after 1 January 2010).

— �Amendment to IFRS 2 Share-based Payment – Group Cash-sett-
led Share-based Payment Transactions (applicable for annual 
periods beginning on or after 1 January 2010).

— �Amendment to IAS 27 Consolidated and Separate Financial 
Statements (applicable for annual periods beginning on or after 
1 July 2009). This Standard amends IAS 27 Consolidated and 
Separate Financial Statements (revised 2003).

— �Amendments to IAS 39 Financial Instruments: Recognition and 
Measurement – Eligible Hedged Items (applicable for annual 
periods beginning on or after 1 July 2009).

— �IFRIC 12 Service Concession Arrangements (applicable for 
annual periods beginning on or after 1 April 2009).

— �IFRIC 15 Agreements for the construction of real estate (appli-
cable for annual periods beginning on or after 1 January 2010).

— �IFRIC  16 Hedges of a net investment in a foreign operation 
(applicable for accounting years beginning on or after 1 July 
2009).

— �IFRIC  17 Distributions of Non-cash Assets to Owners (applicable 
for annual periods beginning on or after 1 November 2009).

— �IFRIC 18 Transfers of Assets from Customers (applicable for 
annual periods beginning on or after 1 November 2009).

The application of these new standards had no material impact 
for the Group, except for the application of the interpretation of 
IFRIC15, recognition of the result on delivery for some assets sold.
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Subsidiaries 
Subsidiaries are companies controlled by the Group. Control 
is defined as the power to govern the financial and operating 
policies of the entity so as to obtain benefits from its activities. 
Control is presumed to exist when the Group holds more than 
half of the voting rights, directly or indirectly.

The financial statements of subsidiaries are included in the 
consolidated financial statements from the date when control 
begins until the date when control ends.   

Interests in joint ventures 
A joint venture is a contractual agreement whereby the Group 
and one or several parties agree to undertake an economic acti-
vity under joint control. The joint venture agreement generally 
results in the creation of one or more distinct jointly controlled 
entities.

The Group consolidates its interests in joint ventures applying 
the proportionate consolidation method until the date when 
joint control ends. 

Interests in associates 
Associates are entities over which the Group has significant 
influence through its participation in their financial and ope-
rating policy decisions. They are neither subsidiaries, nor joint 
ventures of the Group.

Significant influence is presumed if the Group, directly or indi-
rectly, holds 20 % or more but less than 50 % of the voting rights 
through its subsidiaries.

Interests in associates are accounted for in the consolidated 
financial statements using the equity method, from the date 
when significant influence begins until the date when it ends. 
The book value of interests is decreased, if applicable, so as to 
record any impairment of individual interests.

Different reporting dates 
The financial statements of subsidiaries, joint ventures and asso-
ciates with reporting dates other than 31st December (reporting 
date of the Company) are adjusted so as to take into account 
the effect of significant transactions and events that occurred 
between the reporting date of the subsidiary, joint venture 
or associate and 31st December. The difference between 31st 
December and the reporting date of the subsidiary, joint ven-
ture or associate never exceeds 3 months. 

Business combinations and goodwill 

Goodwill 

Goodwill represents the excess of the price of the business 
combination over the Group’s share in the net fair value of the 
identifiable assets, liabilities and contingent liabilities of the 

acquired entity at the date of acquisition. Goodwill is repor-
ted as an asset and is not amortised but annually subject to an 
impairment in value test at reporting date (or more frequently 
if there are indications of loss in value). Impairment losses are 
recognised immediately under income and are not reversed in 
subsequent periods.

Goodwill resulting from the acquisition of an associate is 
included in the book value of the associate. Goodwill resulting 
from the acquisition of subsidiaries and joint ventures is pre-
sented separately in the balance sheet.

On disposal of a subsidiary, a joint venture or an associate, the 
book value of the goodwill is included so as to determine the 
profit or loss on the disposal.

Negative goodwill

Negative goodwill represents the excess of the net fair value 
of the identifiable assets, liabilities and contingent liabilities 
of a subsidiary, a joint entity or an associate over the price of 
business combination at the date of acquisition. To the extent 
that a surplus subsists after review and re-evaluation of the 
values, the negative goodwill is immediately recognised in 
profit and loss. 

5. Foreign currencies 

Translation of financial statements of foreign 
entities  
The balance sheets of foreign companies are translated in euros 
at the official year-end exchange rate and income statements 
are translated at the average exchange rate for the financial year. 

Translation differences resulting therefrom are included under 
shareholders’ equity under “translation differences”. Upon 
disposal of an entity, translation differences are recognised in 
profit and loss.

Transactions in foreign currencies in Group 
companies
Transactions are first recorded at the exchange rate prevailing 
on the transaction date. At each end of the financial year, mone-
tary assets and liabilities are converted at the exchange rates 
on the balance sheet date. Gains or losses resulting from this 
conversion are recorded as financial result.

6. Intangible assets 
Intangible assets are recorded in the balance sheet if it is likely 
that the expected future economic benefits which may be allo-
cated to assets will flow to the entity and if the cost of the assets 
can be measured reliably. 

Intangible assets are measured at cost less accumulated amorti-
sation and any impairment losses.
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Intangible assets are amortised using the straight-line method 
on the basis of the best estimate of their useful lives. The amor-
tisation period and method are reviewed at each reporting date.

7. Tangible assets 
Tangible assets are measured at cost less accumulated depre-
ciation and any impairment losses. Fixed assets are depreciated 
prorata temporis on a straight-line basis over their useful lives. 
Useful lives have been determined as follows:  

— �buildings: 20 to 50 years,

— �furniture and equipment: 3 to 10 years,

— �right of building, emphyteutic lease or long lease: according to 
the duration of the right or the life span of the related asset, 
whichever is shorter,

— �installations, complexes, machinery and specific equipments: 
5 to 20 years.

Land has an unlimited useful life and therefore it is not depre-
ciated.

Subsequent expenses related to tangible assets are only capi-
talised if it is likely that future economic benefits associated with 
the item will flow to the entity and if the cost of the item can be 
measured reliably.

Buildings under construction for manufacturing, leasing or 
administrative purposes are recorded at cost less any impair-
ment loss. Depreciation of these assets begins when the assets 
are ready to be used.  

8. Investment property 
Investment property is measured in accordance with the fair 
value model of IAS 40 - Investment property. It represents real 
property (land and/or buildings under construction or available) 
held by the Group so as to earn rent and/or create value for 
property rather than use or sell it. Investment property (under 
construction) is initially measured at cost and subsequently car-
ried at fair value. Any change in fair value is directly recognised 
in the income statement. 

9. Leases
The Group distinguishes finance leases and operating leases by 
determining if objective criteria indicate that the major part of 
the value of the asset will be used by the group: 

— �because the present value of the lease payments approximates 
the majority of the fair value of assets,

— �because the lease period covers the major part of the useful life 
of the asset,

— �because the Group has a pruchase option for a price lower than 
the estimated value of the asset at the exercise date,

— �based on other indicators.

Finance lease 
Assets held by the Group under finance lease are initially reco-
gnised at their fair value or at the present value of the minimum 
lease payments, whichever is lower. The corresponding obliga-
tion to the lessor regarding this asset is included in the balance 
sheet as a finance lease obligation.

Lease payments are apportioned between financial expenses 
and the decrease in lease obligation at a constant interest rate 
with respect to the remaining debt balance. Financial expenses 
are directly recognised in profit and loss. Assets held under 
finance leases are depreciated on a straight-line basis over their 
expected useful lives or the lease term, whichever is shorter.

Operating lease
Lease payments under an operating lease are recognised as 
expenses in the income statement on a straight-line basis over 
the lease term.

10. Financial instruments 
Financial assets and financial liabilities are recognised in the 
Group’s balance sheet when the Group becomes a party to the 
contractual provisions of the instrument.

Trade receivables
Short term trade receivables are measured at nominal value less 
appropriate allowances for estimated irrecoverable amounts. An 
assessment of the permanent character of doubtful trade recei-
vables is carried out and any write-downs are recorded.

Cash and cash equivalents
Cash includes cash on hand and demand deposits (deposits of 
less than 3 months). Cash equivalents are very short term, highly 
liquid investments that are subject to an insignificant risk of 
change in value.

Cash and cash equivalents are carried in the balance sheet at 
amortized cost.

Shareholders’ equity
Issue costs that may be directly allocated to an equity transac-
tion are recorded as a deduction from equity. As a consequence, 
capital increases are recorded at the proceeds received, net of 
issue costs. Similarly, equity transactions on own participation 
are recognised directly under shareholders’ equity.

Bank borrowings and overdrafts
Interest-bearing bank borrowings and overdrafts are recorded 
at the cash amount, less any transaction costs. After the initial 
recording they are measured at amortised cost. Any difference 
between the received consideration and the expected exit value 
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is recognised under income over the term of the borrowing using 
the effective interest rate.

Trade payables
Short-term trade payables are recorded at their nominal value.

Derivative financial instruments and hedging 
transactions
Derivative financial instruments are initially measured at cost and 
subsequently carried at their fair values. The method of recogni-
sing the unrealised result from derivatives depends on the nature 
of the hedged item. On the date a derivative contract is entered 
into, the instrument is designated either as a hedge of the fair 
value of recognised assets or liabilities (fair value hedge) or as a 
hedge of future cash flows (cash flow hedge). Changes in the fair 
value of derivative financial instruments designated as fair value 
hedge are recorded in profit and loss, in addition to the changes 
in the fair value of the hedged asset or liability. With respect to 
cash flow hedges, the changes in the fair value are recognised 
in the other elements of comprehensive income. The ineffective 
hedging portion is recorded directly in profit and loss. 

The changes in the fair value of derivative instruments that do 
not meet the hedge accounting requirements are recognised 
directly under income. 

11. �Construction contracts –  
Real Estate Development 

Contract proceeds and costs are recognised according to the 
stage of completion of the contract based on the cost method 
(the relation between the costs already accrued for work perfor-
med and the total estimated contract costs) excluding the costs 
that do not reflect the work performed (land costs, goodwill allo-
cated to the land, installation costs, etc.). 

Contract proceeds include the amounts agreed to in the initial 
contract and in its amendments, indemnities, and other bonuses 
and incentive payments, if it is likely that they will be acquired 
and if they can be reliably measured.

Contract costs include costs that relate directly to the specific 
contract, expenses that may be allocated to contract activity in 
general and that may be reasonably allocated to the contract, 
and other similar costs that may be specifically invoiced to the 
customer under the terms of the contract.

If it seems that total contract costs will exceed total contract 
proceeds, the expected loss is immediately recognised as an 
expense.

Interests during construction are capitalised, for the projects 
started after 1 January 2009.

12. Inventories
Inventories are measured at cost or net realisable value, whiche-
ver is lower.

The acquisition cost of purchased goods includes acquisition 
cost and incidental expenses. For finished goods and work in 
progress, the costprice takes into account direct expenses and 
a portion of  production overhead without including adminis-
trative and financial expenses. Interests during construction are 
capitalised, for the projects started after 1 January 2009.

When specific identification is not possible, cost is determined 
using the weighted average cost method. Net realisable value 
is the estimated selling price in the ordinary course of business 
less the estimated costs of completion and the estimated cost 
necessary to make the sale. The impairment in value or loss on 
inventories to bring them to their net realisable value is recog
nised as an expense in the year when the impairment in value 
or loss occurs.

13. Provisions
Provisions are recognised when the Group has a present obli-
gation (legal or constructive) as a result of a past event, when it 
is likely that an outflow of resources will be necessary to settle 
the obligation and when a reliable estimate of the amount of 
the obligation can be made.

The amount recognised as a provision is the best estimate of 
the expenditure required to settle the present obligation if 
necessary.

Warranties
A provision for warranties is made when underlying products or 
services are sold. The measurement of the provision is based on 
historical data and by weighing all possible outcomes to which 
probabilities are associated (expected value method).

Contingent Liabilities and Contingent Assets
Contingent liabilities, which occurrence is not probably, are not 
recognised as a provision and are mentioned in the notes to the 
financial statements, provided that the risk is significant.

Contingent assets are not recognised in the financial state-
ments.

14. Post-employment benefits
The current post employment benefit plan of the Group is a 
defined benefit plan.

For such a plan, the cost of corresponding commitments is 
determined using the Projected Unit Credit Method, with pre-
sent values being calculated at year end.

The amount recognised in the balance sheet represents the 
present value of commitments in terms of the defined benefit 
pension plans, less the fair value of plan assets and costs of 
rendered services not yet recognised. Any asset resulting from 
this calculation is limited to the present value of possible pay-
ments for the Group and the decreases in future contributions 
to the plan.
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Actuarial gains and losses are directly recorded in the other 
elements of comprehensive income and are presented in the 
statement of comprehensive income.

15. �Grants related to assets or Investment 
Subsidies

Received government grants related to assets or investment 
subsidies are recognised in the balance sheet (presented under 
other long-term liabilities or other short-term liabilities) as 
deferred income. They are recognised as income in the same 
way as the asset margin to which they relate. 

16. Revenue 
Group revenue comes mainly from Real Estate Development 
activities (including Project Management services) and also 
from lease agreements.

Revenue from Real Estate Development activities is measured 
at the fair value of the consideration received or receivable.

To the extent that the sale contract contains several distinct 
parts and whose delivery is separate, the different parts are 
recognised separately for the proceeds of the sale.

To the extent that the contract of sale of a property development 
(or part of this contract) qualifies as a construction contract, the 
proceeds of the sale is recognised at the advancement of the 
project, as detailed in paragraph 11.

To the extent that the sale contract of a property development 
(or part of this contract) does not qualifies as a construction 
contract, the proceeds of the sale is recognised at delivery, 
unless the contract states that there is continuing transfer of 
ownership in order to be possible to recognise the revenue of 
the sale over the period of the transfer of ownership, or at the 
advancement of the project.

With respect to operating leases, rent is recognised under 
income on a straight-line basis over the term of the lease, 
even if payments are not made on this basis. Lease incentives 
granted by the Group in negotiating or renewing an operating 
lease are recognised as a reduction of the lease income on a 
straight-line basis over the term of the lease.

17. Expenses

Impairment in value of assets
The carrying amount of non-current assets (other than financial 
assets in the scope of IAS 39, deferred taxes and non-current 
assets held for sale) is reviewed at the end of each reporting 
period in order to determine if an indication exists that an asset 
has impaired. If such indication exists, the recoverable amount 
is then determined. Regarding intangible assets with indefinite 
useful lives and goodwill, the recoverable amount is estima-
ted at the end of each reporting period. An impairment loss 
is recognised if the carrying amount of the asset or the cash-

generating unit exceeds its recoverable amount. Impairment 
losses are presented in the income statement.

When the recoverable amount cannot be individually determi-
ned for an asset, including goodwill, it is measured at the level 
of the cash generating unit to which the asset belongs. 

The revoverable amount of receivables and investments of the 
company held to maturity is the present value of the future cash 
flows, discounted at the original effective interest rate inherent 
to those assets.

The recoverable amount of other assets or cash-generating unit 
is its fair value less selling costs or its use value, whichever is 
higher. The latter is the present value of expected future cash 
flows from the asset or the respective cash generating unit. 

In order to determine the value in use, the future cash flows are 
discounted using a pre-tax discount rate which reflects both the 
current market rate and the specific risks of the asset.

A reversal of impairment loss is recognised under income if the 
recoverable amount exceeds the net book value. However, the 
reversal may not lead to a higher book value than the value that 
would have been determined if no impairment loss had been 
initially recorded on this asset (cash-generating unit). No rever-
sal of impairment loss is recognised on goodwill.

18. Borrowing costs
Borrowing costs include interests on bank overdrafts and short- 
and long-term borrowings, amortisation of share premiums or 
repayment of borrowings, amortisation of accrued incidental 
borrowing costs. The costs are capitalised into the cost of qua-
lifying assets.

19. Taxes
Income tax for the year includes current and deferred tax. Cur-
rent and deferred income taxes are recognised in profit and 
loss only if they relate to items recognised directly under share
holders’ equity, in which case they are also recognised under 
shareholders’ equity.

Current tax is the amount of income taxes payable (or recove-
rable) on the profit (or loss) in a financial year and the adjust-
ments to tax charges of previous years.

Deferred tax is recognised using the liability method of tax allo-
cation, based on timing differences between the book value of 
assets and liabilities in the consolidated accounts and their tax 
basis. 

Deferred tax liabilities are recognised for all taxable timing dif-
ferences.

Deferred tax assets are only recognised for deductible timing 
differences if it is likely that in the future they may be charged 
against taxable income. This criterion is re-evaluated at each 
reporting date. 
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20. Discontinued operations
A discontinued operation is a component of an entity that either 
has been disposed of or is classified as held for sale. Such com-
ponent represents a separate major line of business or geogra-
phical area of operations that can be clearly distinguished, ope-
rationally and for financial reporting purposes. The net result of 
discontinued operations (including possible results on disposal 
and taxes) is presented separately from the continued opera-
tions in the income statement.

21. Main sources of incertainties related to 
the estimations
The deferred tax assets are only recorded as far that they may 
be in the future used against taxable income.

The tangible and intangible assets with a fixed useful live are 
straight line depreciated based on the estimation of the live 
time of these fixed assets.

The fair value of the investment properties is estimated by inde-
pendent experts in accordance with the principles as described 
under note 13 of the financial statements.

As part of the tests of impairment losses, the recoverable value 
of an asset is estimated based on the present value of the 
expected cash flows generated by this asset.

For the provisions, the bookvalue fits with the best estimation of 
the expense necessary to pay off the present obligation (legal or 
implicit) at closing date.

The projects in inventory and construction contracts are subject 
to feasibility studies used for the release of margin and the com-
putation of the rate of completion. At each closing date, the 
expenses to be incurred are estimated. 

22. Temporary joint ventures
The accounts of the temporary joint venture are accounted for in 
the financial statements using the proportionate consolidation 
method, each heading of the balance sheet and of the income 
statement is included in proportion to the share held by the 
partner in the temporary joint venture.


