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z Pierre Collette
Non-Executive Director 

Pierre holds a Master in Real Estate from the Solvay Business School and has twenty-three
years of experience in the real estate sector in Belgium and abroad. Pierre is a senior
European partner and member of the Executive Board at Cushman & Wakefield, one of
Belgian’s largest real estate consultancies, where he has special responsibility for
development and sustainability issues and for the “Office Agency” department. Pierre
advises Ethical Property Europe on all its property purchases.  

z Eric De Keuleneer
Non-Executive Director 

Eric is Chief Executive Officer of Credibe, a state-owned credit institution, and a senior
lecturer at the Solvay Brussels School of Economics (ULB). He was previously head of
Corporate and Investment Banking at Generale Bank, which later became Fortis.

Eric is on the board of non-governmental organisations The World Wildlife Fund Belgium,
where he is vice-chair, and University Foundation, where he is Executive Director. He also
sits on a number of other boards including the social loan fund Crédal, Mobistar, Keytrade
Bank and Bank Delen, Lampiris (a supplier of energy to EPE), and Pension Fund
Management Companies Amonis and Hydralis.

z Jamie Hartzell
Non-Executive Director 

Jamie founded the Ethical Property in the UK in 1998 and was its Managing Director until
2010, taking it from a company of which he was the sole employee to one that now employs
45 staff. He also set up both the Ethical Property Foundation, a UK charity providing property
advice, Ethical IT, and Ethical Property Europe. Previously, for eight years Jamie was a
director of his own television company, which specialised in providing media support to
campaign groups. He was also a trustee of Student Hubs, a charity encouraging the UK’s
university students to get more involved with social and environmental issues, and is a
director of Zaytoun, a co-operative importing fair trade olive oil and other products from
Palestine. 

Jamie is currently the Managing Director of Ethex, an online meeting place to help people
make truly ethical investments, and leads the international development of the Ethical
Property family. 

z Anne Vleminckx 
Non-Executive Director and Chair 

Anne graduated from the Catholic University of Leuven in 1975. She worked as a research
assistant at the Centre for Economic Studies at the University before joining Generale Bank
where in 1990 she became Manager for Corporate Communications. In 1996 she left the
bank to become Vice Chairwoman of the management committee of the Brussels Stock
Exchange where she was responsible for marketing and finance. She joined Agfa Gevaert
in 2001 as head of Corporate Communication before becoming Chief Financial Officer in
2005. She left Agfa Gevaert in 2008. She now works as financial advisor for Electrawinds
based in Ostend.
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OUR SHAREHOLDERS

33 individuals and institutions have invested in the company since it was founded. This year, one investor transferred
its shares to a Belgian foundation. For personal reasons, another shareholder wished to sell his shares. We found
buyers to purchase his shares after the year-end and  the transaction took place in December 2011. 
The full breakdown of shareholdings was as follows, as of 30th September 2011. 

From 1 to 50,000 shares 19 € 706,186 58% 13%

From 50,001 to 100,000 shares 5 € 450,000 15% 9%

From 100,001 to 250,000 shares 6 € 1,250,000 18% 24%

From 250,001 to 500,000 shares 1 € 300,000 3% 6%

More than 500,001 shares 2 € 2,548,414 6% 48%

Total 33 € 5,254,600 100% 100%

Number of
Shareholders

Number of
shares

% of all
Shareholders

% of all sharesSize of
shareholding
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FINANCIAL REPORT

Ethical Property Europe is a group of companies where the operational business is mainly undertaken by two
subsidiaries companies: Brussels Sustainable House SA and Green Property SCRL. 

Shareholders have a direct stake in the holding company EPE SA/NV, the company from which dividends can be paid.
However the whole group including the subsidiaries is of interest to them as it gives a global view of the group’s results.

STATUTORY ACCOUNTS OF THE HOLDING COMPANY EPE SA/NV 

In 2011 the holding company EPE SA made a profit of € 73,088 which is added to the carried over profit in the
previous year of € 17,475. € 3,654 is allocated to the legal reserves; the carried over result for this year therefore
amounts to EUR 86,909. This amount is in line with our forecasts at the beginning of the year.

AUDITED CONSOLIDATED FINANCIAL ACCOUNTS

This year EPE decided to consolidate the accounts of the group under International Financial Reporting Standards
for SMEs (IFRS for SMEs), rather then under Belgian GAAP. Last year’s accounts have also been restated in IFRS
for SMEs for comparison.

The advantages to using IFRS can be summarized as follows:
z The IFRS for SMEs reporting framework is an international method which better reflects our position as an

international group for international investors and partners,
z The consolidation rules under IFRS for SMEs are clear, sophisticated and well recognized,
z The EPE board believes that the consolidated accounts give a truer picture of the company performances

under IFRS for SMEs than under the Belgian reporting framework.

The EPE group has achieved positive results of € 80.801 in 2011 and of € 105.649 in 2010. As of 30 September 2011
the total retained losses amount to € 87.328.  The equity at the year end amounts to € 5.167.272, (it was € 5.086.470
in 2010). This excludes the minority interest, the part of BSH SA/Mundo-B that doesn’t belong to EPE. The total
equity including the minority interest amounts to € 6.425.514.
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The total consolidated assets have increased from €13.389.882 in 2010 to € 13.681.554 in 2011.

The ratio between the equity of the group and its assets is just below 50%, which the directors consider a secure situation.

Concerning the liquidities ratios, the total debtors and the cash in the bank are of €572.285 whilst the debts of less
than one year excluding the bank loans amounts to  €489.445.

The consolidated accounts show for the year ended 30 September 2011 a positive net cash flow of €60.045. This
positive cash flow will ensure that EPE faces its obligation towards its creditors and investors.

DIRECTORS

The directors listed below served for all or part of the year.  Their interests in the company's issued share capital as
of 30 September 2011 were: 

Jamie Hartzell 25,186
Eric de Keuleneer 10,000
Pierre Collette 4,500
Frédéric Ancion 2,000*
Anne Vleminckx 0
Cécile Galoselva 0
Bob Burlton 0

Shares of €1.00 each

AUDITORS

The consolidated financial statements have been audited by HLB.

On behalf of the Board, Frédéric Ancion
19 January 2012

* Plus 10.000 additional shares acquired in December 2011
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Year Exercice Boekoefening
2011 2010

ASSETS ACTIF ACTIVA

Fixed assets Actifs Immobilisés Vaste Activa € 1.926.829 € 1.850.630 

Start-up costs
Frais d'établissement € 102.174 € 150.506  
Oprichtingskosten

Intangible assets
Immobilisations incorporelles € 2.553 -   
Immateriële vaste activa

Tangible assets
Immobilisations corporelles € 53.702 € 69.644  
Materiële vaste activa

Investments
Immobilisations financières € 1.768.400 € 1.630.480  
Financiële vaste activa

Current assets Actifs Circulants Vlottende Activa €  3.700.184 € 3.583.808 

Debtors of one year or more
Creances  à plus d’un an  € 655.000 € 715.000  
Vorderingen op meer dan een jaar  

Projects development
Développement de projets € 11.797 -    
Ontwikkeling van projecten

Debtors of less than one year  
Créances à un an au plus  € 2.883.286 € 2.696.494  
Vorderingen op ten hoogste een jaar  

Cash at hand and in bank
Valeurs disponibles € 148.465 € 81.199 
Liquide middelen

Accruals  
Comptes de régularisation  € 1.636 € 91.115  
Overlopende

Total assets Total de l’actif Totaal der activa € 5.627.013 € 5.434.438 

Balance sheet Bilan Balans

EPE SA STATUTORY
ACCOUNTS
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Year Exercice Boekoefening
2011 2010

LIABILITIES PASSIF PASSIVA

Equity Capitaux Propres Eigen Vermogen € 5.370.191 € 5.274.282 

Share capital
Capital € 5.254.600 € 5.254.600 
Kapitaal

Reserves
Réserves € 5.860 € 2.206 
Reserves

Grants
Subsides € 22.822 -   
Subsidies

Carried over profit / loss
Bénéfice / perte  reporté(e)  € 86.909 € 17.476 
Overgedragen winst / verlies

Debts Dettes Schulden € 256.822 € 160.156 

Debts of less than one year
Dettes à un an au plus € 248.822 € 148.156 
Schulden op ten hoogste een jaar

Accruals
Comptes de régularisation € 8.000 € 12.000 
Overlopende

Total liabilities Total du passif Totaal der passiva € 5.627.013 € 5.434.438 

Balance sheet Bilan Balans

Year Exercice Boekoefening
2011 2010

Turnover Ventes et Prestations Bedrijfsopbrengsten € 301.230 € 131.950 

Projects development activation
Activation développement de projets € 19.662 
Activeren van projectontwikkeling  

Expenses Coûts des Ventes et Prestations Bedrifjskosten € -435.202 € -289.015

Directors or managers 
Administrateurs ou gérants € -156.853 € -131.908 
Beheerders of zaakvoerders

Other goods and services 
Services et biens divers € -82.675 €  -75.727 
Diverse goederen of diensten

Salaries 
Rémunérations € -125.849 €  -21.826
Bezoldigingen

Depreciation 
Amortissements € -54.200 €  -55.709 
Afschrijvingen

Project development value decrease 
Réduction de valeur développement de projets  € -7.865 
Waardekorting projectontwikkeling

Other charges 
Autres charges € -7.760 € -3.844 
Andere Kosten  

Profit and loss Compte de résultat Resultatenrekening
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Year Exercice Boekoefening
2011 2010

Gross profit Résultat d’exploitation Bedrijfsresultaat € -114.310 € -157.065 

Interest receivable and other financial income 
Produits financiers € 196.688 € 201.110 
Financiële opbrengsten 

Interest payable 
Charges financières € -400 € -9.159 
Financiële kosten

Profit on ordinary activities before taxation 
Résultat courant de l'exercice avant impôt € 81.978 € 34.887
Resultaat uit de gewone bedrijfsuitoefening  

Exceptional revenues Revenus exceptionnels Ongewone opbrengsten € -8.890 €  9.291 

Profit before taxation 
Résultat de l'exercice avant impôt € 73.088 € 44.178
Resultaat van het boekaar vóór belastingen

Taxes on profits Impôts sur les revenus Belastingen op winsten € -   € -57 

Profit/loss for the year Résultat de l'exercice Resultaat van het boekjaar € 73.088 € 44.121 

Profit and loss Compte de résultat Resultatenrekening

Year Exercice Boekoefening
2011 2010

Profit/loss of the bookyear to be appropriated 
Résultat de l'exercice à affecter € 73.088 € 44.121
Te bestemmen resultaat van het boekjaar

Profit/loss carried over from last year 
Résultat reporté de l'exercice précédent € 17.476 €  -24.439 
Resultaat overgedragen van vorig boekjaar  

Total profit/loss to be appropriated 
Résultat total à affecter € 90.564 € 19.682 
Totaal te bestemmen resultaat

Appropriation to the legal reserve 
Dotation à la réserve légale € -3.655 € -2.206 
Toevoeging aan de wettelijke reserve

Profit to be carried over Bénéfice à reporter Over te dragen winst € -86.909 €  -17.476 

Appropriation account  (transfer to liabilities)
Affectation et prélèvements (transfert vers le passif)
Resultatenverwerking (overdracht naar de passiva)
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AUDITED 
FINANCIAL 
ACCOUNTS

SECTION 1-
CONSOLIDATED FINANCIAL STATEMENTS OF ETHICAL PROPERTY EUROPE UNDER IFRS
FOR SMEs

z A. CONSOLIDATED BALANCE SHEET

ASSETS

Fixed assets 12.879.623 12.179.365

Intangible assets 10,23 7.057 1.569

Positive consolidation differences 8,24 617.041 697.866

Investment properties 7,25 11.999.044 7.346.630

Other properties, plan and equipment 10,23 244.427 4.132.300

Financial assets 9 12.054 1.000

Current assets 801.931 1.210.516

Inventories 12 11.797 11.975

Debtors 13,26 334.490 585.302

Cash at hand and in bank 14 237.795 342.021

Prepayments  and accrued revenue 27 217.849 271.218

TOTAL ASSETS 13.681.554 13.389.882

EQUITY, PROVISIONS AND LIABILITIES

Equity 6.906.864 6.667.890

Share capital 5.254.600 5.254.600

Consolidated reserves (87.329) (168.130)

Investments grants 15 481.350 450.000

Minority interests 1.258.243 1.131.420

Note Year to 30 Sep 11 Year to 30 Sep 10
€ €
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Provisions and deferred taxes 438.545 466.629

Provisions for risk and charges 16 0 0

Deferred taxes 21,28 438.545 466.629

Debts 6.336.415 6.255.363

Debts of one year or more 17,29 4.458.578 4.630.982

Debts of less than one year 17,18,30 1.834.122 1.600.946

Accrued expenses and deferred revenue 43.444 23.435

TOTAL EQUITY, PROVISIONS AND LIABILITIES 13.681.554 13.389.882

Note Year to 30 Sep 11 Year to 30 Sep 10
€ €

z B. CONSOLIDATED PROFIT AND LOSS

Rental Income and Other Operating Revenue 19 1.207.518 663.822

Property Expense (241.673) (197.439)

Property Operating Result 31 965.845 466.383

Goods and Services 31 (396.159) (425.879)

Salary costs 31 (283.966) (175.971)

Depreciation 23 (68.735) (37.872)

Depreciation Positive Consolidation differences 9,24 (80.824) (95.474)

Other Income 120.936 124.129

Other expense (30.656) (88.575)

(+/-) Total corporate overheads and other operating 
(739.405) (699.641)revenue and expense

Operating Result Before Result on Portfolio 226.440 (233.258)

Changes in fair value of investment properties 25 152.219 577.440

(+/-)Gains or Losses on disposals of investment properties 20 0 0

(+/-) Portfolio Result 152.219 577.440

Operating Result 378.659 344.182

Financial income 38.759 18.432

Financial expense (271.704) (226.587)

(+/-) Other non operating income and expense 10.005 416.452

(+/-) Financial and non operating result (222.940) 208.297

Pre-Tax Result 155.719 552.479

(+/-) Transfer from deferred taxes  and to deferred taxes 21,27 58.695 10.607

Corporation Tax 21 (6.790) (20.134)

(+/-) Total corporation tax and deferred taxes 51.905 (9.527)

NET RESULT 207.624 542.952

A THIRD PARTY INTEREST 126.822 437.302

B GROUP INTEREST 80.801 105.649

BASIC NET RESULT AND DILUTED (€/SHARE) (GROUP SHARE) 0,02 0,02

Years  ended 30 September 2011 Note Year to 30 Sep 11 Year to 30 Sep 10
and 30 September 2010 € €
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z C. CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

OTHER COMPREHENSIVE INCOME 207.624 542.952

Non controlling interests 126.822 437.302

Total comprehensive income Group Share 80.801 105.649

Years  ended 30 September 2011 Note Year to 30 Sep 11 Year to 30 Sep 10
and 30 September 2010 € €

z D. CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

Equity as at 30 September  2010 5.254.600 (168.130) 5.086.470

Equity per share, 2010 1,00 (0,03) 0,97

Capital Increase 0 0

Other Comprehensive income

Net Result for the year 80.801 80.801

Revaluation surplus/deficit (3) 0 0

Currency translation difference 0 0

Total changes in equity 0 80.801 80.801

Equity as at 30 September 2011 5.254.600 (87.328) 5.167.272

Equity per share, 2011 1,00 (0,02) 0,98

Share Capital Retained earnings Total  
€ € €

z E. CONSOLIDATED CASH FLOW STATEMENT

Cash flows from operating activities 

Net Result of the year 207.624  

Adjustments for: 

- Changes in fair value of investment properties (152.219)  

- provision (86.223) 

- amortisation and depreciation  149.559  

- deferred taxes (8.695)  

- Foreign exchange losses/(gains) on operating activities

Sub-total net cash result of the year 60.045

Changes in working capital (after adjustments):

-  current asset 396.790

-  current liabilities (785.015)

Sub-total Changes in working capital (388.225)

Net cash generated from operating activities (328.180)

Year to 30 Sep 11 
€ 

(3) Revaluation surplus and deficit concerns assets which are not measured at fair value
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Cash flows from investing activities

Acquisition of participating interest (10.000)

Purchases of investment properties (587.498)

Purchases of other property, plant and equipment (PPE) (99.693)

Proceeds from sale of fixed assets

Purchases of intangible assets (8.146)

Purchases of available-for-sale financial assets

Grants received 94.916

Net cash used in investing activities (610.420)

Cash flows from financing activities

Proceeds from issuance of ordinary shares

Proceeds from borrowings 1.000.000

Repayments of borrowings (165.626)

Proceeds from loan from subsidiary undertaking

Dividends paid to company’s shareholders

Dividends paid to holders of redeemable preferences shares

Dividends paid to minority interests

Net cash used in financing activities 834.374

Net (decrease)/increase in cash, cash equivalents and bank overdrafts (104.226)

Cash, cash equivalents and bank overdrafts at beginning of year 342.021

Exchange gains/(losses) on cash and bank overdrafts 0

Cash and cash equivalents at the end of the year - continuing operations 237.795

Year to 30 Sep 11 
€ 

SECTION 2-
NOTES AND DISCLOSURES TO THE CONSOLIDATED FINANCIAL STATEMENTS

This section illustrates the accounting policies that are the specific principles, bases, conventions, rules and practices applied by Ethical
Property Europe in preparing and presenting its financial statements.  

z 1. BASIS OF PREPARATION

This is the first set of consolidated financial statements prepared in accordance with the International Financial Reporting Standard for
Small and Medium-sized Entities (IFRS for SMEs ). The financial statements are denominated and rounded to the nearest Euros. These
standards have been approved by the International Accounting Standards Board and published 9 July 2009.

They have been prepared under the historical cost convention, as modified by the revaluation of investment property and derivative
financial instruments at fair value.

The preparation of financial statements in conformity with the IFRS for SMEs requires the use of certain critical accounting estimates. It
also requires management to exercise its judgement in the process of applying the group’s accounting policies. Areas involving a higher
degree of judgement or complexity, or areas where assumptions and estimations are significant to the consolidated financial statements,
are disclosed in the notes

The disclosures required by the IFRS for SMEs are not required for items whose effect is judged to be immaterial to an understanding of
the financial statements. 

These consolidated financial statements were approved for issue by the board of directors on 10 February 2012 and were signed on their
behalf by Frédéric Ancion, Managing Director 
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z 2. LEGAL STATUS

Ethical Properties Europe is a Limited Liability Company incorporated in 2008 under Belgian Law and having its registered office in
Brussels - Rue d'Edimbourg 26. Its registration number is 0898.169.124
The company holds investments in the following companies:

Brussels Sustainable House SA/NV owns the Mundo-B property, Ground Property owns the freehold of Mundo-Namur and Green Property
holds a 27 year lease on Mundo-Namur from Ground Property. 

Maison Du Développement Durable SCRL owns 50% of Brussels Sustainable House SA/NV. Brussels Sustainable House SA/NV also
holds one share in Green Property SCRL. This share has a nominal value of € 50, of which Ethical Property Europe owns 50%. 

Compared to last year, no change in the ownership has occurred.

z 3. BASIS OF CONSOLIDATION

Each subsidiary is globally integrated in the consolidated accounts. This consolidation technique refers to the full consolidation/equity method.

Compared to last year, no change in the consolidation scope has occurred.

z 4. GOING CONCERN

At 30 September 2011, the Group had net current assets of € 5.167.272. Accordingly, Ethical Propertyies Europe continues to use the
going concern basis in preparing its financial statements.

z 5. FIRST TIME ADOPTION OF IFRS FOR SMES

The IFRS for SMEs requires an explanation of how the transition from previous Belgian GAAP to the IFRS for SMEs has affected the Ethical
Property Europe reported financial position, financial performance and cash flows.

Ethical Property confirms that there was no material errors made under previous GAAP and therefore no correction was necessary.

Since under BE GAAP no cash flows statement is required, we will only explain the transition on the financial position and the financial
performance and disclose the changes in equity and in comprehensive income. 

The detail of the conversion work carried out is disclosed below in the note 22 “Reconciliation” from BE GAAP to IFRS for SME’s and shows
as a conclusion the change in equity resulting from this conversion.

z 6. FOREIGN CURRENCY TRANSLATION

Foreign currency transactions are translated into the functional currency (Euro) using the exchange rates prevailing at the dates of the
transactions. Foreign exchange gains and losses resulting from the settlement of such transactions and from the translation at year-end
exchange rates of monetary assets and liabilities denominated in foreign currencies are recognised in the consolidated income statement,
except when deferred in equity as qualifying for cash flow hedges and qualifying net investment hedges.

z 7. INVESTMENT PROPERTIES

Investment property is property (land or a building, or part of a building, or both) held by the owner or by the lessee under a finance lease
to earn rentals or for capital appreciation or both, rather than for:(a) use in the production or supply of goods or services or for
administrative purposes, or (b)  sale in the ordinary course of business.  

An entity shall measure investment property at its cost at initial recognition. The cost of a purchased investment property comprises its
purchase price, non deductable VAT and any directly attributable expenditure such as legal and brokerage fees, property transfer taxes

Brussels Sustainable 0434.973.536 Rue d’Edimbourg 26, 1,250 shares € 100 50,0%  
House SA/NV BE 1050 Brussels

Green Property  SCRL 0806.678.922 Rue Nanon 98, 370 shares € 50 99,4%  
BE- 5000 Namur

Ground Property SPRL 0806.842.436 Rue d’Edimbourg 26, 1,599 shares € 20 99,9%
BE 1050 Brussels

Company Registration Corporation Holding Nominal Value Percent of 
number Headquarter all shares
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and other transaction costs. If payment is deferred beyond normal credit terms, the cost is the present value of all future payments. An
entity shall determine the cost of a self-constructed investment property in accordance with the market conditions

However, the group does not recognise in the carrying amount of an investment property the costs of the day-to-day servicing of such
property, i.e. repairs and maintenance of the property. These costs are recognised in profit and loss as incurred. After initial recognition,
investment property is carried at fair value:

z The fair value of an asset represents the amount at which that asset could be bought or sold in current transaction between willing
parties; 

z The fair value of an investment property is based on the market developments and the specific characteristics of the properties also
defined as the (a) “mutual agreement” market price of and (b) the investment value of that property and is in principle determined by
an independent expert who establishes the valuation of the real-estate portfolio and a report at the end of each fiscal year. 

However, the cost of proceeding each year to such formal valuation is too high compared to the added value whose disclosure represents
to the group’s stakeholders. In lack of formal valuation, the group has restricted the methodology to the following:

An average value will be taken between (a) the mutual agreement market price and (b) the investment value:

z a. The mutual agreement market price is calculated from the last formal evaluation or the historic costs of the investment property and
is yield by key performance indicators of the market i.e. abex index, statistics provided by the government and other officials or listed
companies who publish the result of their valuation and increased by the change executed in the characteristics of the properties
and lowered by the dilapidation of a building.

z b. The investment value corresponds, in the group approach, to the terminal value calculated on the discounted growth to infinity of
the net rental. This net rental is based on cash flow in the last year of the explicit forecast period. The discount rate to be used is the
weighted average cost of capital, which is the minimum rate of return required to cover the risk of cash flow of the forecast period
and the company’s sources of funding, i.e. shareholders and lenders, for financing a company’s projects. 

Any gain or loss arising from a change in fair value is posted in the profit and loss statement.

z 8. POSITIVE CONSOLIDATION DIFFERENCES (GOODWILL)

The positive consolidation differences represent the excess of the cost of a business combination over the fair value of the group’s share
of the net identifiable assets of the acquired subsidiary at the date of acquisition. Goodwill on acquisitions of subsidiaries is included in
positive consolidation differences. 

Goodwill is carried out at cost less accumulated amortisation and accumulated depreciation of assets. Goodwill amortisation is calculated
by applying the straight-line method to its estimated useful life. 

The useful life of goodwill is presumed to be 10 years. 

At each reporting date, the group assesses whether an additional depreciation of assets is required based on the net assets of the
acquired subsidiary. 

z 9. PARTICIPATING FINANCIAL INTERESTS

Participating Financial Interests are recognised at the transaction price less appropriate write down to cover the depreciation of assets.
The amount of the provision is recognised in the income statement.

z 10. OTHER FIXED ASSETS

The group recognises an item of property, plant or equipment if, and only if: (a) it is probable that future economic benefits associated
with the item will flow to the entity, and (b)  the cost of the item can be measured reliably.

The group derecognises an item of property, plant and equipment: (a) on disposal, or (b)  when no future economic benefits are expected
from its use or disposal.

Depreciation policy: 
The other assets are stated at cost less depreciation. Depreciation is provided at rates calculated to write off the cost of assets, less their
estimated residual value, on a straight line basis as follows: 
Other Properties (4) 50 years
Interests on properties under renovation (5) 10 years
IT Licenses and Web Site 3 to 5 years 
Furniture, fittings and equipment 3 to 5 years 

(4) Other properties correspond to properties assets which do not satisfy the IAS standards to be recognised as investment properties. In this case, land is not depreciated.
(5) The group adds to the carrying out amount of the property, the interests incurred whilst the properties were under renovation. The interest costs are not to be transferred to the

heading investment properties and are depreciated on a straight line basis
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z 11. FINANCIAL INSTRUMENTS AND HEDGING ACTIVITIES

Ethical Property Europe does not use any financial instruments.

z 12. INVENTORIES

The group recognises only the work in progress that comprises feasibility study, direct labour, other direct costs and related production
overheads (based on normal operating capacity) that are incurred in connection with the development and prospection of new centre.
At each reporting date, the work in progress inventories is assessed for impairment. Impairment decision is taken based on the probability
of implementing these new projects. If inventory is impaired, the carrying out amount is reduced and is recognised immediately in profit
or loss.

The group derecognises the carrying out amount when a new centre is either implemented or abandoned.

z 13. TRADE RECEIVABLES

Trade receivables are recognised at the transaction price less appropriate allowance for irrecoverable amounts. The amount of the
allowance is recognised in in the income statement.

z 14. CASH AND CASH EQUIVALENTS

Cash and cash equivalents include cash on hand, demand deposits and other short-term highly liquid investments with original maturities
of three months or less. Bank overdrafts are shown within borrowings in current liabilities on the statement of financial position.

z 15. GOVERNMENT GRANTS

When a grant does not impose specified future performance conditions on the recipient, the group recognises the government grants in
income when the grant proceeds are receivable. 

When a grant imposes specified future performance conditions on the recipient, the grant is recognised in income when the performance
conditions are met. In this case, the income is recognised on a straight-line basis depending on the grant agreement terms and conditions.

Grants, received before the revenue recognition criteria are satisfied, are recognised as a liability. 

z 16. PROVISIONS

Provisions are recognised in the balance sheet when:
- There is a present obligation (legal or constructive) as a result of a past event;
- It is probable that an outflow of resources will be required to settle the obligation; and
- A reliable estimate can be made on the amount of the obligation.

The amount recognised as a provision is the best estimate of the expenditure required to settle the present obligation at the balance sheet
date. Where the effect of the time value of money is material, the amount of a provision is the present value of the expenditure expected
to be required to settle the obligation.

z 17. INTEREST-BEARING BORROWINGS

Borrowings are recognised initially at the transaction price. Borrowings are subsequently stated at amortised cost. Interest expense is
recognised on the basis of the effective interest method and is included in finance costs. 

Borrowings are classified as current liabilities unless the group has an unconditional right to defer settlement of the liability for at least 12
months after the reporting date.

z 18. TRADE AND OTHER PAYABLES

Trade and other payables are stated at their carrying out amount.
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z 19. RENTAL INCOME

Rental income from operating activity is recognised in income on an accrual basis. 
Rental gratuities and other incentives granted to tenants are recognised over the first firm period of the useful life of the contract on a
straight-line basis.

z 20. GAIN OR LOSS ON SALES OF INVESTMENT PROPERTY

The result on disposals of investment property represents the difference between sales proceeds net of transaction costs and the latest
reported fair value of the property sold. The result is realised at the time of the transfer of risks and rewards.

z 21. TAXATION

The tax expense for the period comprises current and deferred tax. Tax is recognised in the consolidated income statement.

The current income tax charge is calculated on the basis of the tax laws enacted or substantively enacted at the balance sheet date in
the countries where the Group’s subsidiaries operate and generate taxable income. Management periodically evaluates positions taken
in tax returns with respect to situations in which applicable tax regulation is subject to interpretation and establishes provisions where
appropriate on the basis of amounts expected to be paid to the tax authorities.

Deferred income tax is recognised, using the liability method, on temporary differences arising between the tax bases of assets and
liabilities and their carrying out amounts in the consolidated financial statements.  Deferred income tax is determined using tax rates (and
laws) that have been enacted or substantially enacted by the balance sheet date and are expected to apply when the related deferred
income tax asset is realised or the deferred income tax liability is settled.
Deferred income tax assets are recognised to the extent that it is probable that future taxable profit will be available against which the
temporary differences can be utilised.

z 22. RECONCILIATION (IN EUR)

The following reconciliations show the effect on the group’s equity of the transition from the group’s previous GAAP to the IFRS for SMEs
at 1 October 2010 and 30 September 2011, and the group’s profit for the year ended 30 September 2011.

Equity as at 30 
BE GAAP 5.254.600 (603.510) 4.651.090 655.756 5.306.846

September  2010

Adjustments 435.380 435.380 475.664 911.045

Equity as at 30 
IFRS for SMEs 5.254.600 (168.130) 5.086.470 1.131.420 6.217.891

September  2010

Write off of formation expenses (which must be booked as an expense under IFRS) (151.961)

Write-off of tangible assets  that do not meet the IFRS definition of tangible assets (108.464)

Write off of depreciation to investment property 193.497

Write back of acquisition costs to Mundo-N 52.500

Additional deprecation of Positive Consolidation Difference (7.325)

Recognition of revenue of investment Grants that satisfy the IFRS requirements (see note 15) 365.320

Additional depreciation of capitalised interests to properties under renovation (4.808)

Deferred tax adjustments (5.155)

Fair value adjustment to investment property (Mundo-B) 577.440

Total Adjustments 911.045

Statement of change Financial Share Retained Sub-Total Minority Total
in equity Reporting Capital earnings Interests

Standards

List of Adjustments:
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Net Result for the year ended  30 September 2011 
(38.362) (329.731)

under BE GAAP

List of Adjustments

Write off of formation expenses (151.961) (151.961)

Write-off of tangible assets  (108.464) (35.707) (72.757)

Write off of depreciation to investment property 193.497 94.711 98.786

Write back of Acquisition cost  adjustments to Mundo-N 52.500 52.500

Additional deprecation of Positive Consolidation (7.325) 0 (7.325)

Recognition of revenue of investment Grants 365.320 182.660 182.660

Additional depreciation of capitalised interests (4.808) (2.404) (2.404)

Deferred tax adjustments (5.155) (52.315) 47.160

Fair value adjustment to Mundo-B 577.440 288.720 288.720

Total Adjustments 911.045 475.664 435.380

Net Result for the year ended  30 September 2011 
437.302 105.649under IFRS for SMEs

Statement of change in financial performance Adustments THIRD PARTY INTEREST  GROUP INTEREST 

z 23. FIXED ASSETS TABLE (IN EUR)

Investment

At 1st October 2010 2.589 6.769.190 4.081.532 124.313 10.977.625

Additions 8.146 587.498 99.693 695.336 

Disposals (14.968) (14.968)

Transfers from one heading to another 3.912.696 (3.912.696) - 

At 30th September 2011 10.735 11.269.384 168.836 209.038 11.657.993 

Depreciation

At 1st October 2010 1.020 - 6.899 63.463 71.382

Additions 2.658 - 16.884 49.194 68.735

Disposals - (2.994) (2.994)

Transfers from one heading to another

At 30th September 2011 3.678 - 23.782 109.664 137.124 

Net book value  

Prior Year 1.569 6.769.190 4.074.633 60.850 10.906.242 

At 30th September 2011 7.057 11.269.384 145.054 99.374 11.520.869 

Consolidated  Intangible Intangible assets Investment Properties and Fixtures Total
and Tangible  Assets Properties other tangible and fittings

(at cost) assets
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z 24. GOODWILL (IN EUR)

Investment in participating interest

Transaction Price 1.580.000

Owner Equities (50%) (698.513)

Positivie Consolidation Difference 881.487

Depreciation

At 1st October 2010 183.622 

Additions 88.149 

Additional depreciation (+)/Adjustment write down (-) (7.325)

At 30th September 2011 264.446 

At 30th September 2011 617.041

Consolidated Goodwill BSH

z 25. INVESTMENT PROPERTIES

The fair value of investment properties is based on the following factors:

z Cushman & Wakefield has provided to the board of directors an estimate of the “mutual agreement” market price of the investments
properties in 2010 which shows a market value respectively of € 7.915.000 (Mundo-B) and of € 4.450.000 (Mundo-N). 

z For the year 2011, this market value is based on the market developments and the change in the specific characteristics of the
properties and the dilapidation of a building 

z Market development indicates for the year 2011 the following trends:
- Trevi's index shows an overall positive evolution of 1,52%;
- Public statistics indicate that the local market of Brussels benefits from an increase of 1.03% and the one of Namur of 4,29%;
- Cofinimmo last reports show less optimistic trends with an overall increase in fair value of 0.75%;
- On that basis, the management exercised its judgement and decided to increase the “mutual agreement” market price by 0,80% for

Mundo-B and by 3,80% for Namur. 

z Change in the characteristics of the properties: management proceeded to an estimate of dilapidation of the properties’ building based
on the expected useful life of each cost component of the investment and examined the maintenance and the improvement made for
each of the property. Out of this analysis, the group applied dilapidation of a building to Mundo-N and to Mundo-B and recognised an
improvement made for Mundo-B.

z The investment value calculation is based on the twenty years business plan of the company showing for the coming year a net rent
of € 312.000 (Mundo-N) and of € 459.354 (Mundo-B)

z The discounted rates that were applied to calculate the terminal value of cash flow is of € 8,55% for 2011 and of 8,20% for 2010.

Result:

i. Evolution of the “mutual agreement” market value

Mundo-B 7.915.000 63.320 73.535 (130.586) 7.921.279 (6)

Mundo-N 4.450.000 169.100 0 (106.484) 4.512.616

Total 12.365.000 232.420 73.545 (237.070) 12.433.895

M.A. Market Value Value as at Market Change in the Dilapidation Value as at 
30/09/2010 Development charact. of of a building 30/09/2011

Factor the building

ii. Fair value calculation as of 30 September 2010

Mundo-B

Market Value 7.915.000 0,5 3.957.500  

Investment Value 6.778.261 0,5 3.389.130     

Total 7.346.630 

M.A. Market Value coefficient Total

(6) Mundo-B Value at the year ended: the directors decided to keep the same value as last year which was €7.915.000
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iii. Fair value calculation as of 30 September 2011

Mundo-B

Market Value 7.915.000 0,5 3.957.500

Investment Value 6.763.890 0,5 3.381.945

Total 7.339.445

Mundo-N

Market Value 4.512.616 0,5 2.256.308

Investment Value 4.806.580 0,5 2.403.290

Total 4.659.598

M.A. Market Value coefficient Total

Trade debtors 170.369  

Grants to receive 51.193  

Loans to tenants 60.000  

Other debtors 38.138  

Recoverable VAT 12.231  

Recoverable TAX 2.559  

Total 334.490

Debtors €

iv. Changes in fair value for the year

Mundo-N 4.487.778 4.659.598 171.820 0 171.820  

Mundo B 6.781.606 7.339.445 557.839 574.440 - 19.601

TOTAL 11.269.384 11.999.044 € 729.659 € 557.440 € 152.219

Property Total Cost Fair Value Changes in Changes in Changes in 
(see note 23) fair value as fair value fair value 

at 30/09/2011 prior year for the year

The gain of 152.219€  arising from a change in fair value is posted in the profit and loss statement.

z 26. DEBTORS

Prepayment : operating expenses 27.463  

Deferred Interests payable 190.386  

Total 217.849 

Prepayments and accrued revenue €

z 27. PREPAYMENTS AND ACCRUED REVENUE
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Deferred taxes held in BSH SA as of 1 October 2010 461.474

Transferred to the profit and loss statement (15.762)

Sub-total Statutory Reserve as of 30 September 2011 445.712

Deferred tax adjustments (under IFRS for SMEs) for the year ended 30 September 2010 5.155

Deferred tax adjustments (under IFRS for SMEs) for the year ended 30 September 2011 (12.323)

Sub-total Adjustments  as of 30 September 2011 (7.162)

Total Consolidated Reserve at the year ended 30 September 2011 438.545

Deferred Taxes €

z 28. DEFERRED TAXES

Trade creditors 369.208

Bank loans 1.344.677

Social security and other taxes 86.275

Other creditors 33.962

Total 1.834.122

Amounts falling due within one year €

z 30. DEBTS OF LESS THAN YEAR

Rental Income 627.678  

Rent meeting room 75.821  

Other Rents 48.793  

Recharged costs to tenants 455.226  

Total 1.207.518

Rental Income and Other Operating Revenue €

z 31. OPERATING RESULTS : PROPERTY OPERATING RESULT, GOODS AND SERVICES AND EMPLOYEES 

i. Property operating result

z 29. DEBTS OF ONE YEAR OR MORE

The debts of one year or more comprise exclusively bank loans which amount to €4.458.578. The amounts are guaranteed by real
securities or irrevocably promised by the enterprise on its own assets whose book value is of €11.999.044
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Utilities (69.660)  

Phone costs (36.450)  

Property Tax (62.875)  

Maintenance and repairs (45.443)  

Office supplies (390)

Write off tenant's debtors (4.475)

Regional tax (direct cost tenants) (16.285)

Others (6.096)

Total (241.673)

Property Operating Result 965.845

Property Expenses (7) €

(7) The property operating result does not include direct staff costs.

Communication (internet-phone costs) (17.880)  

IT supplies and small IT materials (2.480)  

Office supplies and small materials (53.039)  

Travel (17.636)  

Marketing (16.900)  

Director Fees (156.853)  

EPC Fees (6.095)  

MDD Fees (7.500)  

Ethical IT Fees (3.901)

Professional Fees (87.511)

Insurance (7.123)

Other (19.241)

Total (396.159)

Goods and services €

ii. Goods and services

Total number at the closing date (in EFT) 13

Average number of employees calculated in full-time equivalents at the closing date (in EFT) 9

Total Payroll Cost (in EUR) 283.966

iii. Employees recorded in the personnel register
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SECTION 3-
REPORT OF THE INDEPENDENT AUDITOR TO THE SHAREHOLDERS OF EPE SA 
RUE D’EDIMBOURG 26 – 1050 BRUSSELS

Dear shareholders of EPE SA, we received the contractual mission by your board of directors to express an independent opinion on the
consolidated statements of the business combination made out of the four companies EPE SA, Brussels Sustainable House SA, Green
Property SCRL and Ground Property SPRL. We did not perform an individual statutory audit on any of these components nor a contractual
audit on the individual financial statements.

The audited consolidated statements of those 4 companies which are showing a total assets of €13.684.554,00 and a net profit of
€207.624,00, are made out of a balance sheet, an income statement and related notes.  We stamped the audited documents in order to
identify them. We have not audited any other paper that can be distributed with those statements.

Please remember that the management is responsible 

z 1. for the preparation and the fair presentation of these consolidated financial statements.  This year, the management decided to use
International Financial Reporting Standards for SMEs;

z 2. to maintain internal control relevant to the preparation of consolidated financial statements that are free from material misstatement,
whether due to fraud or error;

z 3. to select and apply appropriate accounting policies that are consistent with the IFRS for SMEs;

z 4. to make accounting estimates that are reasonable in the circumstances.

We performed audit procedures based on our assessment of the risk of material misstatement of the consolidated financial statements
by considering the relevant internal control for the preparation of those consolidated financial statements. Our audit does not have the
purpose to express an opinion on the effectiveness of those internal control procedures.

We evaluated the appropriateness of accounting policies used and the reasonableness of significant estimates made by management.
We examined, on a test basis, the evidence supporting the amounts included in the consolidated financial statements

We evaluated the overall presentation of and disclosures of the consolidated financial statements.

We conducted our audit in accordance with the auditing standards “norme relative à la certification des comptes annuels consolidés”
as issued by the “Institut des Réviseurs d’Entreprises” which require that we plan our audit to obtain reasonable but not absolute assurance
whether the consolidated financial statements are free from material misstatements, whether due to fraud or error. We believe that these
procedures provided us a reasonable basis to meet our contractual mission to express an independent opinion on the identified
consolidated statements.

In our opinion, the consolidated statements of the business combination made out of the  four companies EPE SA, Brussels Sustainable
House SA, Green Property SCRL and Ground Property SPRL for the year ended 30th of September 2011 give a true and fair view of the
group’s assets and liabilities, its financial position and the results of its operations in accordance with International Financial Reporting
Standards for SMEs.

Brussels, 14th February 2012

HLB Dodémont-Van Impe & Co
Represented by

Stéphane Rosier
Registered auditor
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