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CFO Letter

Rental income of CHF 73 million, 20% down on the previous year due to sales, the impact of the Euro and the temporary loss of 
rental income due the renovation work. Decrease of administrative expense by CHF 1 million (10%) to CHF 10 million. Invest-
ment properties CHF 1.2 billion with an attractive market in Switzerland, the Group’s home market. Vacancy rate of 11.4%. Neg-
ative change in market value of 0.2% or CHF 3 million, positive change in market value in Switzerland, negative change in mar-
ket value in France, Germany and the Netherlands. Successful extension of expired mortgages, LTV (loan-to-value ratio) 
reduced by 4.6 percentage points to 64.2%. NAV per share CHF 5.81 calculated in accordance with EPRA standards. Operating 
cash flow of CHF 0.25 per share. Negative currency impact of 9% in the income statement and 7% in the balance sheet.

Thomas Wapp, CFO
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Rental income fell by CHF 18 million compared with the previous year to CHF 73 million. This decrease was caused by the sale of in-
vestment properties in the last two years, which accounted for CHF 6 million of the decline, a foreign currency effect of CHF 8 million, 
plus the temporary loss of rental income due to the renovation work in Paris and Berne, which amounts to CHF 6 million. Against this, 
new rentals and rental contract adjustments boosted rental income by CHF 2 million.

Operating costs totalled CHF 19 million, which represents a decline of CHF 2 million or 8% on the previous year. Property-related costs 
decreased by CHF 0.5 million or 7%. The increased vacancy costs in France had an adverse impact on operating costs and together 
with the fall in rental income reduced the NOI margin by 2 percentage points to 87%. Administrative costs amounted to CHF 10 million, 
a reduction of CHF 1 million or 10% compared with the previous financial year. This was largely achieved through savings in personnel 
expenses. 

Seven investment properties were sold during the last financial year, three in Germany and four in the Netherlands. These disposals 
gave rise to a loss of CHF 3 million. This resulted primarily from the sale of a logistics building in the Netherlands. A further two invest-
ment properties were sold after the year-end. A logistics building in Frechen, Germany was sold in April at the year-end market value 
and in May an office property was sold in Geneva at above the market value of 31 March 2012. The sale of the property in Geneva 
reflected the very positive performance of the property due to substantial refurbishment and the current robust market environment.

The overall portfolio value declined by CHF 3 million or 0.2%. Although the overall portfolio value declined, the market valuation of the 
Swiss portfolio rose by 4.5%. This primarily reflected a reduction in discount rates, which was based on actual transactions and the 
changed risk profile of the properties after the completion of renovations. Valuations in France and Germany edged down slightly by 
0.2% and 1.1% respectively. Valuations in the Netherlands, on the other hand, fell sharply by 10%. This large downward correction 
reflects the structural vacancy problems in the Dutch real estate sector and the resulting downward pressure on market rents.

Financing costs amounted to CHF 37 million, compared with CHF 46 million in the previous year. The difference resulted from the 
disposals that have been carried out combined with the impact of the movement in the exchange rate. The Group’s average interest 
rate was stable at 4.5%. As the variable interest rates are hedged with interest rate swaps, financing costs are not expected to change 
materially in future. 

Züblin reported a tax expense of CHF 5 million for financial year 2011/2012. The tax expenses primarily derive from the operating seg-
ments in Switzerland and Germany and are generated by the valuation differences on investment properties and derivative financial 
instruments with their impact on income taxes. This tax expense is non-cash-effective.

Cash flow-related operating earnings per share were CHF 0.25 compared with CHF 0.28 in the previous financial year. EBITDA exclud-
ing the result from the sale of investment properties totalled CHF 54 million or 73% of rental income, which represents a drop of 4 per-
centage points compared with 2010/2011. These declines are a direct result of the reduction in rental income. Overall, the Group gener-
ated earnings of CHF 5 million, down CHF 2 million compared with the previous year. Earnings attributable to shareholders, however, 
rose by CHF 4 million and were CHF 3 million in financial year 2011/2012, compared with a loss of CHF 1 million in the previous year.

Income statement
Rental income

Operating costs

Result from the sale of investment  
properties

Valuation

Financing costs

Income taxes

Cash flow-related  
operating earnings/earnings
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The value of Züblin’s portfolio was CHF 1 206 million at the end of March 2012, a decline of CHF 76 million from CHF 1 282 million as of 
31 March 2011. This decline resulted from a number of different factors. On the one hand, the portfolio value was increased by invest-
ments of CHF 35 million. On the other hand, the Company sold properties in Germany and the Netherlands for CHF 39 million. The 
portfolio value was also reduced by negative changes in market value of CHF 3 million, and by a further CHF 69 million due to exchange 
rate effects. The vacancy rate was unchanged from a year ago at 11.4%. 

The Company currently has outstanding mortgages of CHF 774 million, which represents a consolidated LTV of 64.2%. As a result of 
the high level of mortgage repayments associated with the property sales and additional repayments on mortgage rollovers the LTV 
was cut by 4.6 percentage points over the past year. CHF 166 million of mortgages in Switzerland and the Netherlands mature in the 
next twelve months. The average term is 2.6 years.

As of 31 March 2012 the net asset value per share was CHF 4.78 compared with CHF 5.27 a year ago. The main factors behind the 
negative change were the depreciation of the euro and the negative valuation of derivative financial instruments. The fall in the euro 
reduced the NAV by CHF 0.25 and the valuation of financial instruments by CHF 0.30. The EPRA NAV was CHF 5.81 compared with 
CHF 5.94 last year. Changes in the fair value of financial instruments are not included in EPRA NAV. The EPRA Equity ratio was 32%, 
up 1 percentage point on the previous year.

Züblin continues to concentrate on reducing its debt. For this reason, the Board of Directors will propose to the Annual General Meeting 
on 29 June 2012 that no dividend be paid to shareholders for the 2011/2012 financial year.

Balance sheet
Investment properties

Financing/Covenants

Net asset value (NAV)

Dividends
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Consolidated income statement and 
consolidated statement of comprehensive income

in CHF thousand
Notes

1.4.2011  
to 31.3.2012 

1.4.2010 
to 31.3.2011 

Rental income 1 73 178 91 160

Total operating income 73 178 91 160

Real estate expense 3 –7 436 –7 144

Maintenance and repairs –2 131 –3 090

Net operating income 63 611 80 926

Administrative expense 4 –9 915 –10 982

Result from the sale of investment properties 2 –2 807 3 867

Positive change in market value of investment properties 8 33 591 33 857

Negative change in market value of investment properties 8 –36 177 –50 901

Net change in market value of investment properties –2 586 –17 044

Earnings before interest and taxes (EBIT) 48 303 56 767

Financial expense 5 –40 988 –48 865

Financial income 5 2 344 2 065

Earnings before taxes (EBT) 9 659 9 967

Income taxes 6 –4 939 –2 690

Earnings 4 720 7 277

of which attributable to:

– Shareholders of Züblin Immobilien Holding AG 3 304 –806

– Non-controlling interests 1 416 8 083

Earnings per share 7 0.06 –0.01

Diluted earnings per share 7 0.06 –0.01

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.

Consolidated  
income statement
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in CHF thousand
Notes

1.4.2011  
to 31.3.2012 

1.4.2010 
to 31.3.2011 

Earnings 4 720 7 277

Change in cash flow hedges valuation 18 –25 747 18 348

Income taxes 18 3 717 –1 429

Change in net pension obligation 22 –300 –34

Currency translation adjustments –19 646 –24 001

Other comprehensive income –41 976 –7 116

Net comprehensive income –37 256 161

of which attributable to:

– Shareholders of Züblin Immobilien Holding AG –29 540 –7 674

– Non-controlling interests –7 716 7 835

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.

Consolidated statement  
of comprehensive income
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in CHF thousand
Notes

31.3.2012 31.3.2011 

Non-current assets

Investment properties 8 1 072 892 1 261 807

Furnishing 9 551 453

Deferred tax assets 10 3 608 4 849

Derivative financial instruments 18 561 1 520

Other receivables 7 227 4 552

Total non-current assets 1 084 839 1 273 181

Current assets

Investment properties held for sale 8 133 251 20 223

Trade accounts receivable 11 5 854 6 610

Receivable from income taxes 3 659 8 698

Other current assets 19 565 16 676

Cash and cash equivalents 12 39 555 51 399

Total current assets 201 884 103 606

Total assets 1 286 723 1 376 787

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.

Assets

Consolidated
balance sheet
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in CHF thousand
Notes

31.3.2012 31.3.2011 

Equity

Share capital 13 59 724 59 724

Capital reserves 37 036 37 036

Special reserve from capital decrease 367 306 367 306

Retained earnings –82 978 –85 868

Treasury shares 13 –2 632 –1 787

Reserve for cash flow hedges 18 –40 579 –22 964

Currency translation adjustments –55 890 –40 961

Equity of the shareholders of Züblin Immobilien Holding AG 281 987 312 486

Non-controlling interests 56 440 64 194

Total equity 338 427 376 680

Liabilities

Non-current mortgages 19 556 597 793 088

Bond 20 59 102 0

Mandatory Convertible Securities 21 3 719 5 714

Other non-current liabilities 22 771 600

Deferred tax liabilities 10 20 820 20 228

Derivative financial instruments 18 53 192 31 138

Non-current liabilities 694 201 850 768

Current mortgages 19 130 544 70 192

Mortgages held for sale 19 86 789 18 922

Derivative financial instruments 18 896 1 211

Income tax liabilities 198 293

Trade accounts payable 3 161 1 991

Current loans 0 18 207

Other current liabilities 32 507 38 523

Current liabilities 254 095 149 339

Total liabilities 948 296 1 000 107

Total equity and liabilities 1 286 723 1 376 787

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.

Equity and liabilities
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in CHF thousand

Notes

1.4.2011 
to 31.3.2012  

1.4.2010 
to 31.3.2011

Cash flow from operating acitvities

Earnings 4 720 7 277

Adjustments for:

– Result from the sale of investment properties 2 2 807 –3 867

– Net financial expenses 5 38 644 46 800

– Changes in market value of investment properties 8 2 586 17 044

– Income taxes 6 4 939 2 690

– Depreciation 9 219 150

– Other non cash flow-related effects –129 87

Cash flow before change in net current assets 53 786 70 182

Change in net working capital –12 019 8 056

Income taxes paid –336 233

Income taxes received 5 603 0

Interest received 551 95

Net cash flow from operating activities 47 585 78 566

Cash flow from investing activities

Investments in investment properties 8 –35 029 –50 177

Divestments of investment properties 2 36 020 98 734

Investments in furnishing 9 –343 –73

Change in other non-current assets –4 423 –4 680

Net cash flow from investing activities –3 775 43 804

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.

Consolidated 
cash flow statement
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in CHF thousand

Notes

1.4.2011 
to 31.3.2012  

1.4.2010 
to 31.3.2011

Cash flow from financing acitivities

Net proceeds of Bond issue 58 911 0

Decrease of current loans –16 598 –12 035

Increase of mortgages 21 226 17 000

Decrease of mortgages –78 430 –84 072

Interest paid –37 135 –47 195

Purchase of treasury shares 13 –2 302 –4 775

Sale of treasury shares 13 1 343 5 604

Distribution to non-controlling interests 0 –1 527

Net cash flow used in financing activities –52 985 –127 000

Currency translation adjustments for cash and cash equivalents –2 669 –4 092

Change in cash and cash equivalents –11 844 –8 722

Cash and cash equivalents as of the beginning of the period 51 399 60 121

Cash and cash equivalents as of the end of the period 39 555 51 399

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.
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in CHF thousand Share 
capital

Capital 
reserves

Special reserve 
from capital 

decrease

Retained 
earnings

Treasury shares Reserve for 
cash flow  

hedges

Currency 
translation 

adjustments

Equity of the 
shareholders 

of ZIHAG

Non-controlling 
interests

Total equity

Balance as of 31.3.2010 59 724 37 036 367 306 –85 109 –3 017 –34 674 –22 417 318 849 58 323 377 172

Earnings –806 –806 8 083 7 277

Other comprehensive income –34 11 710 –18 544 –6 868 –248 –7 116

Total comprehensive income 0 0 0 –840 0 11 710 –18 544 –7 674 7 835 161

Dividend from capital reserves Züblin France 482 482 –2 010 –1 528

Change in treasury shares –401 1 230 829 46 875

Balance as of 31.3.2011 59 724 37 036 367 306 –85 868 –1 787 –22 964 –40 961 312 486 64 194 376 680

Earnings 3 304 3 304 1 416 4 720

Other comprehensive income –300 –17 615 –14 929 –32 844 –9 132 –41 976

Total comprehensive income 0 0 0 3 004 0 –17 615 –14 929 –29 540 –7 716 –37 256

Change in treasury shares –114 –845 –959 –38 –997

Balance as of 31.3.2012 59 724 37 036 367 306 –82 978 –2 632 –40 579 –55 890 281 987 56 440 338 427

Information contained in the notes to the consolidated annual financial statements is an integral part of the consolidated annual financial statements.

Consolidated statement of changes
in shareholders’ equity
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1.4.2011 – 31.3.2012 1.4.2010 – 31.3.2011

in CHF thousand Switzer-
land

France GermanyNetherlands Holding 1 Consoli-
dation 2

Total Switzer-
land

France GermanyNetherlands Holding 1 Consoli-
dation 2

Total

Rental income 15 778 21 878 23 251 12 271 0 0 73 178 17 481 31 300 26 307 16 072 0 0 91 160

Intercompany 0 0 0 0 2 420 –2 420 0 0 0 0 0 4 453 –4 453 0

Total operating income 15 778 21 878 23 251 12 271 2 420 –2 420 73 178 17 481 31 300 26 307 16 072 4 453 –4 453 91 160

Real estate expense –1 191 –2 136 –2 818 –2 640 0 1 349 –7 436 –2 636 –1 043 –3 030 –2 856 0 2 421 –7 144

Maintenance and repairs –204 –232 –1 022 –673 0 0 –2 131 –339 –277 –1 241 –1 233 0 0 –3 090

Net operating income 14 383 19 510 19 411 8 958 2 420 –1 071 63 611 14 506 29 980 22 036 11 983 4 453 –2 032 80 926

Administrative expense 3 –3 331 –1 806 –818 –5 034 1 071 –9 915 –519 –3 598 –2 345 –904 –5 648 2 032 –10 982

Result from the sale of inv. prop. –50 0 0 –2 757 0 0 –2 807 3 876 0 –9 0 0 0 3 867

Pos. change in market value inv. prop. 24 488 5 104 3 961 38 0 0 33 591 18 164 7 322 4 319 4 052 0 0 33 857

Neg. change in market value inv. prop. –9 203 –5 720 –7 615 –13 639 0 0 –36 177 –11 426 –4 158 –22 278 –13 039 0 0 –50 901

Net change in market value 15 285 –616 –3 654 –13 601 0 0 –2 586 6 738 3 164 –17 959 –8 987 0 0 –17 044

Earnings before interest and taxes (EBIT) 29 621 15 563 13 951 –8 218 –2 614 0 48 303 24 601 29 546 1 723 2 092 –1 195 0 56 767

Net financial expenses –6 903 –12 599 –12 988 –3 320 –2 834 0 –38 644 –9 124 –14 441 –18 311 –6 244 1 320 0 –46 800

Earnings before taxes 22 718 2 964 963 –11 538 –5 448 0 9 659 15 477 15 105 –16 588 –4 152 125 0 9 967

Income taxes –4 137 0 –792 0 –10 0 –4 939 –5 622 0 3 177 0 –245 0 –2 690

Earnings 18 581 2 964 171 –11 538 –5 458 0 4 720 9 855 15 105 –13 411 –4 152 –120 0 7 277

of which non-controlling interests 0 1 416 0 0 0 0 1 416 0 8 083 0 0 0 0 8 083

Non-cash effects in EBIT 15 285 –717 –3 479 –12 215 56 0 –1 070 6 738 3 130 –18 147 –8 960 –67 0 –17 306

1  The segment “Holding” is comprised of Züblin Immobilien Holding AG, Züblin Immobilien Management AG and Züblin Immobilière Belgium SA.
2  Consolidation of Intercompany Management Fees and Property Management Fees in the income statement as well as intercompany loans and current accounts in the balance sheet.

Segment information 
Income statement
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31.3.2012 31.3.2011

in CHF thousand Switzer-
land

France GermanyNetherlands Holding 1 Consoli-
dation 2

Total Switzer-
land

France GermanyNetherlands Holding 1 Consoli-
dation 2

Total

Investment properties 304 200 382 730 264 464 121 498 0 0 1 072 892 337 560 405 067 352 040 167 140 0 0 1 261 807

Investment properties held for sale 66 160 0 66 368 723 0 0 133 251 0 0 8 454 11 770 0 0 20 223

Furnishing 0 282 158 12 99 0 551 0 157 176 15 105 0 453

Other assets 18 538 44 460 13 050 8 217 131 656 –135 892 80 029 42 139 48 034 10 582 11 557 92 462 –110 471 94 304

Total assets 388 898 427 472 344 040 130 450 131 755 –135 892 1 286 723 379 699 453 258 371 252 190 482 92 567 –110 471 1 376 787

Mortgages 153 073 272 609 190 631 70 828 0 0 687 141 194 120 295 059 262 062 112 039 0 0 863 280

Mortgages held for sale 40 247 0 46 542 0 0 0 86 789 0 0 6 828 12 095 0 0 18 922

Other liabilities 84 914 49 389 49 207 46 685 80 063 –135 892 174 366 75 780 38 233 37 268 37 937 39 157 –110 471 117 905

Total liabilities 278 234 321 998 286 380 117 513 80 063 –135 892 948 296 269 900 333 292 306 158 162 071 39 157 –110 471 1 000 107

1  The segment “Holding” is comprised of Züblin Immobilien Holding AG, Züblin Immobilien Management AG and Züblin Immobilière Belgium SA.
2  Consolidation of Intercompany Management Fees and Property Management Fees in the income statement as well as intercompany loans and current accounts in the balance sheet.

Segment information 
Balance sheet
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per country and Investment category 31.3.2012 31.3.2011

in CHF thousand Switzerland France Germany Netherlands Total Switzerland France Germany Netherlands Total

Annual rental income

Office 16 484 12 318 10 719 6 722 46 243 15 937 29 473 11 266 9 131 65 807

Retail 0 0 10 459 0 10 459 0 0 11 646 0 11 646

Trade/logistics 0 0 2 351 4 494 6 845 0 0 2 539 6 632 9 171

Total annual rental income 16 484 12 318 23 529 11 216 63 547 15 937 29 473 25 451 15 763 86 624

Investment properties

Office 370 360 382 730 160 291 76 655 990 036 337 560 405 067 168 403 106 576 1 017 606

Retail 0 0 139 345 0 139 345 0 0 159 674 0 159 674

Trade/logistics 0 0 31 196 45 566 76 762 0 0 32 416 72 334 104 750

Total investment properties 370 360 382 730 330 832 122 221 1 206 143 337 560 405 067 360 493 178 910 1 282 030

Usable area in m2

Office 68 440 50 265 89 864 62 164 270 733 67 582 76 374 93 709 76 711 314 376

Retail 0 0 86 483 0 86 483 0 0 98 794 0 98 794

Trade/logistics 0 0 22 740 173 046 195 786 0 0 22 740 251 108 273 848

Total usable area in m2 68 440 50 265 199 087 235 210 553 002 67 582 76 374 215 243 327 819 687 018

Vacancy in m2

Office 7 359 6 677 16 730 16 819 47 585 12 222 4 633 18 549 25 674 61 078

Retail 0 0 17 557 0 17 557 0 0 25 532 0 25 532

Trade/logistics 0 0 0 0 0 0 0 0 0 0

Total vacancy in m2 7 359 6 677 34 287 16 819 65 142 12 222 4 633 44 081 25 674 86 610

The investment properties are, based on the main use, fully allocated to the corresponding investment category and can be compared with pages 23 to 45.
See definition of terms on pages 177 to 179.

Segment information
Property key figures
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31.3.2012 31.3.2011

Switzerland France Germany Netherlands Total Switzerland France Germany Netherlands Total

unlimited 11% 0% 7% 0% 5% unlimited 9% 0% 9% 1% 5%

1 to 12 months 3% 3% 12% 18% 9% 1 to 12 months 14% 35% 12% 6% 18%

1 to 2 years 9% 1% 18% 7% 10% 1 to 2 years 6% 2% 12% 21% 10%

2 to 3 years 4% 5% 10% 25% 10% 2 to 3 years 7% 1% 18% 10% 9%

3 to 4 years 25% 30% 13% 4% 18% 3 to 4 years 3% 9% 7% 19% 9%

4 to 5 years 8% 14% 14% 6% 11% 4 to 5 years 25% 17% 9% 3% 13%

5 to 6 years 2% 38% 6% 9% 12% 5 to 6 years 7% 9% 11% 4% 8%

6 to 7 years 0% 1% 6% 6% 3% 6 to 7 years 1% 23% 5% 3% 9%

7 to 8 years 0% 3% 0% 3% 2% 7 to 8 years 0% 2% 5% 4% 3%

more than 8 years 38% 5% 14% 22% 20% more than  
8 years

28% 2% 12% 29% 16%

Total 100% 100% 100% 100% 100% Total 100% 100% 100% 100% 100%

EPRA Gross Initial Yield (GIY) (unaudited) 4.8% 6.1% 6.8% 8.7% 6.3% 4.9% 6.9% 7.0% 8.3% 6.6%

EPRA Net Initial Yield (NIY) (unaudited) 4.4% 5.8% 5.6% 6.3% 5.5% 4.5% 6.6% 6.0% 6.4% 5.9%

See definition of terms on pages 177 to 179.

Segment information 
Overview of the expiry of rental contracts
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Notes to the consolidated 
financial statements

Züblin Immobilien Holding AG and its subsidiaries (together the Züblin Group) are focused on the management of the Group’s European 
real estate portfolio. In addition to Switzerland, the Züblin Group operates in France, Germany and the Netherlands and employed  
26 persons as of 31 March 2012 (31 March 2011: 27). 

Züblin Immobilien Holding AG is a Swiss stock corporation domiciled at Claridenstrasse 20, Zurich, Switzerland, and is the parent 
company of the Züblin Group. The shares of the Company are traded on the Main Segment of SIX Swiss Exchange.

2.1 Principles
The consolidated financial statements of the Züblin Group have been prepared in accordance with International Financial Reporting 
Standards (IFRS). The consolidated financial statements comply with Swiss legislation as well as with the listing rules and supplemen-
tary regulations for the listing of real estate companies of SIX Swiss Exchange. The financial statements of the Züblin Group for the 
financial year ending 31 March 2012 were approved by the Board of Directors on 22 May 2012. The Annual General Meeting, which  
in accordance with the Swiss Code of Obligations is responsible for approving the consolidated financial statements, will be held on 
29 June 2012.

The consolidated financial statements have been prepared on the basis of historical costs, except for investment properties and deriva-
tive financial instruments, which are measured at fair value.

The consolidated financial statements have been prepared in Swiss francs (CHF), the Züblin Group’s reporting currency. All amounts 
are given in thousands of Swiss francs unless otherwise stated.

The individual financial statements of the companies included in the consolidated financial statements apply the same accounting and 
valuation principles.

1. General company  information

2. Significant accounting 
policies
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2.2 Amendments to accounting principles
2.2.1 Amendments implemented in the current financial year
With the exception of standards and interpretations newly applied in the financial year the consolidated financial statements are based 
on the same accounting and valuation principles used in the previous year. 

The following Standards and Interpretations have been introduced since 1 April 2011:

– IAS 24 (rev.): Related Party Disclosures
– IAS 32:  Classification of Subscription Rights
– IFRIC 14: The Limit on a Defined Benefit Asset, Minimum Funding Requirements and their Interaction
– IFRIC 19:  Extinguishing Financial liabilities with Equity instruments
– Diverse:  Annual Improvement Project 2010

The above amendments, interpretations and improvements had no material impact on the consolidated financial statements.

2.2.2 Future amendments to accounting policies
The following new or revised standards and interpretations are to be applied at the earliest for financial years beginning after 1 April 
2012:

– IFRS 7 (rev.): Disclosures – Offsetting Financial Assets and Liabilities    from 1.7.2011
– IFRS 9:  Financial Instruments       from 1.1.2015
– IFRS 10: Consolidated Financial Statements      from 1.1.2013
– IFRS 11: Joint Arrangements       from 1.1.2013
– IFRS 12: Disclosure of Interests in Other Entities     from 1.1.2013
– IFRS 13:  Fair Value Measurement       from 1.1.2013
– IAS 1 (rev.): Presentation of Financial Statements      from 1.7.2012
– IAS 12 (rev.): Income Taxes        from 1.1.2012
– IAS 19 (rev.): Employee Benefits       from 1.1.2013
– IAS 27:  Separate Financial Statements      from 1.1.2013
– IAS 28:  Investments in associates and Joint Ventures     from 1.1.2013
– IAS 32:  Extinguishing Financial Liabilities with Equity Instruments   from 1.1.2014
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None of the new or revised standards and interpretations were adopted early in the preparation of the financial statements of the Züblin 
Group. Although a systematic analysis has not been performed, it is not anticipated that the new or amended standards and interpre-
tations above will have any material impact on the financial reporting of the Züblin Group, with the following exception: 

IFRS 13 – Fair Value Measurement (applicable from 1 January 2013): This new standard completes the fair value guidance in IAS 40 
regarding investment properties or other properties held at fair value. Besides a slight modification of the definition of fair value, the 
“Highest and Best Use” concept will have to be applied. The Züblin Group does not expect a significant impact on the fair values on 
a portfolio level. However, for selected properties the “Highest and Best Use” assumption may lead to higher fair values. In addition, 
there will be certain changes in disclosure.

IFRS 9 – The impacts on the consolidated financial statements can not yet be determined with sufficient reliability.
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The preparation of consolidated financial statements requires the use of estimates and the exercise of commercial judgment by the 
Company’s management. These estimates and judgments affect the level and valuation of assets and liabilities reported, the disclosure 
of contingent liabilities, income and expenses in the reporting period, as well as other disclosures in the financial statements. Actual 
values may diverge from assumptions and estimates that have been used. In the event that they subsequently differ from the actual 
outturn, the initial estimates and assumptions are revised to reflect such changed circumstances during the financial year in which 
these changes occur. The primary discretionary decisions and estimates impacting the financial statements of the Company relate to 
the following instances:

3.1 Property valuation
The valuation of the real estate portfolio entails calculating the market values of the individual properties. Market value is defined as 
follows, in accordance with the corresponding regulation of the Royal Institution of Chartered Surveyors (RICS) and the International 
Valuation Standards Committee (IVSC): “The estimated amount for which a property should exchange on the date of valuation be-
tween a willing buyer and a willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted 
knowledgeably, prudently and without compulsion.” This definition ignores the impact on value of any subjective factors specific to 
either party, such as sentimental value or reciprocity transactions, and is consistent with the fair value model applicable under IAS 40 
to the valuation of investment properties. In France, Germany and the Netherlands, the market value of the investment properties are 
reduced by the estimated transaction costs, mainly transfer taxes, which would be paid by the buyer if the property were to be sold.  
The discounted cash flow (DCF) method is employed in conjunction with other valuation methods to establish the market value as of 
the valuation date. The DCF procedure equates the value of a real or financial asset with the sum of all discounted cash flows pertain-
ing to the owner. The DCF analysis adopts a 100-year horizon, which includes a 10-year detailed planning period where the cash flows 
are modelled. For the remaining period, assumptions are made as to the level of net cash flows. The market value of the property is 
calculated from the total discounted cash flows of the DCF model. The projected gross rental income is determined on the basis of 
existing tenancies and assumptions on reletting at current market rents, with allowance made for the relevant marketing periods and 
the probability of current leases being renewed. The rents assumed for reletting are based on the local market conditions pertaining 
to the individual properties. The net rental income is taken as the gross rental income less those property-specific costs that cannot 
be passed on to tenants. The cash flows generated by the property are then calculated by deducting from the net rental income any 
capital expenditure for maintenance or modernization along with costs for refurbishment prior to reletting.

All future cash flows are discounted to the valuation date to establish their present value. The discount rate is determined on the basis 
of net initial yields from market transactions involving comparable properties. As the net initial yields are likely to reflect purchasers’ 
expectations in respect of sustainable returns from rental income given the property-specific risks, this approach may be considered 
to be in line with the market. For details of the discount rates used in the valuations as of 31 March 2012, please refer to page 163 in 
investment property valuation report.

3. Critical accounting estimates 
and judgements
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3.2 Income taxes
Estimates are necessary for the determination of current as well as deferred taxes. These assumptions relate to the following:

3.2.1 Current taxes
The Züblin Group is subject to taxation in four different countries within Europe. The determination of the provision for current taxes 
in these various jurisdictions requires significant judgment by Group Management, as the final tax position of many transactions and 
calculations is unclear.

3.2.2 Deferred taxes
Capital gains tax is included in the calculation of deferred taxes on investment properties in Switzerland. These taxes are dependent 
upon the holding period of the assets, which is determined as follows: for properties that are held for sale, the actual holding period has 
been used. For all other properties, either a period of fifteen years, or the actual holding period if greater than fifteen years, has been as-
sumed. Due to the longer holding period of the investment properties observed in practice, deferred income taxes are now calculated 
using a holding period of fifteen years (previous year: seven years). This change had a positive effect of CHF 2.1 million on deferred 
taxes during the reporting period. Assumptions are also necessary for deferred tax assets from tax loss carry-forwards. These losses 
are only capitalized when the use of the losses in the future is probable. The determination as to whether such losses can be offset in 
the future is based on estimates of the future cash flows deriving from the property, together with estimates by Group Management on 
the likelihood of utilization of these loss carry-forwards in future periods. Based upon these factors, a probability is assigned to each 
potential asset and subsequently valued and recorded.
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4.1 Method of consolidation
The consolidated financial statements comprise the financial statements of Züblin Immobilien Holding AG and its subsidiaries for the 
financial year ending on 31 March. The financial statements of the subsidiaries are prepared for the same reporting period as the parent 
company, using consistent accounting policies.

Subsidiaries are consolidated from the date of acquisition, i. e. from the date on which the Group obtains control of the subsidiary. 

Business combinations are accounted for using the acquisition method. The cost of an acquired business is equal to the total consid-
eration transferred measured at fair value at the date of acquisition plus non-controlling equity interests. The acquirer measures the 
non-controlling equity interests either at fair value or as the proportionate share of the identifiable net assets of the acquired company. 
The costs incurred in the course of the business combination are recognized as an expense. 

Capital is consolidated using the acquisition method. Assets and liabilities are therefore included in the consolidated financial state-
ments at their fair values on the date of acquisition.

4.2 Scope of consolidation
The composition of the group of consolidated entities is set out in the notes on pages 150 to 151 of the consolidated financial state-
ments. The company Züblin Immobilière France Asset Management S.A.S. was newly consolidated during the financial year. The 
companies Züblin Investment G1 to G6 and General City Moerdijk BV, which were liquidated during the reporting period, as well as the 
companies Maxstrasse 2–4, 3a Immobilien GmbH, General City Properties Holding BV and Mingari BV, which were merged with their 
parent companies, are no longer consolidated.

4.3 Translation of foreign currencies
4.3.1 Foreign currency transactions
All transactions are converted using the exchange rate prevailing on the date of the transaction. Monetary items denominated in foreign 
currencies are recognized at the rate prevailing on the balance sheet date. Non-monetary items valued at historical cost are converted 
using the rate prevailing on the transaction date, and non-monetary items measured at fair value are converted using the rate appli-
cable as of the date of the calculation of fair value. Differences arising from conversion to closing rates are recognized in the income 
statement.

4. Consolidation principles
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4.3.2 Foreign subsidiaries
The conversion of the financial statements of consolidated Züblin Group companies that are prepared in foreign currencies is performed 
on the basis of the functional currency concept using the Modified Closing Rate Method. As of the balance sheet date, the financial 
statements of the consolidated Züblin Group companies are translated from the functional currency into the reporting currency. The 
financial statements of foreign subsidiaries are converted as follows: the balance sheet, with the exception of equity, is converted at the 
year-end rates, while income and expenses are converted at the average exchange rates for the reporting year. The effects of this con-
version are recorded directly in the consolidated statement of comprehensive income in the position “Currency translation adjustment”.
Conversion differences relating to Züblin Group internal loans, where repayment is not anticipated in the foreseeable future, or is un-
likely, and which are consequently qualified as net investments in a foreign company, are also recognized directly in the consolidated 
statement of comprehensive income in the position “Currency translation adjustments”.

in CHF Balance sheet rate Average rate Balance sheet rate Average rate

31.3.2012 31.3.2011 1.4.2011  
to 31.3.2012

1.4.2010 
to 31.3.2011

1 EUR 1.2045 1.3005 1.2129 1.3372

5.1 Income statement

5.1.1 Rental income
Income reported from real estate operations is comprised exclusively of rental income after consideration of vacancies. Rental income 
is recorded on an accrual basis as of the date at which the rent is due. Income and expenses related to payments for heating, lighting 
and other services are not included. Lease incentives are recognized on the basis of actual rent received. 

5.1.2 Real estate expense
Real estate expenses include costs directly associated with the individual properties, and include costs for administration, bad debts, 
insurance, facility management, legal costs, taxes and other fees.

5. Accounting and valuation  
principles  
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5.1.3 Maintenance and repairs
Maintenance and repairs includes the cost of maintenance and repairs of investment properties incurred during the reporting financial 
year and is charged to the income statement. Expenditures that result in an increase in value are capitalized and reflected in the valu-
ations.

5.1.4 Administrative expense
All expenses that cannot be allocated directly to individual investment properties are recorded as administrative expenses. These costs 
include personnel expenses for the entire Züblin Group as well as the Board of Directors. Additionally, administrative costs include fees 
for legal, other taxes (e. g. capital taxes), appraisal and audit services, as well as other expenses of an overhead nature. These costs 
are recorded on an accrual basis.

5.1.5 Result from the sales of investment properties 
The result from the sales of investment properties represents the difference between net sales proceeds and the latest reported market 
value of the individual property, including investments up to the date of the sale. The result is realized at the time of the transfer of risks 
and rewards, which is usually the date on which the contract is signed in the presence of the notary.

5.1.6 Change in market value of investment properties
Changes in the market value of investment properties are recorded on an accrual basis in the income statement in accordance with 
IAS 40.

5.1.7 Financial expense
Financial expenses primarily include interest expense on debt financing, including the interest impact from derivative financial instru-
ments. All financial expenses are accrued and recognized in the income statement on the basis of the effective interest method.

5.1.8 Income taxes
Income taxes are comprised of current and deferred taxes. Income taxes are recorded directly in the income statement unless they are 
incurred as part of a transaction related to the consolidated statement of comprehensive income. In such cases, the income taxes are 
recorded directly in the consolidated statement of comprehensive income in a manner consistent with the underlying transaction. Cur-
rent taxes are comprised of taxes due on the taxable earnings of the Company calculated using the tax rate in effect as of the balance 
sheet date, together with capital gains tax on the sales of assets and adjustments to tax liabilities or receivables from previous periods. 
Deferred taxes are the sum of all changes in deferred tax assets and liabilities, with the exception of those amounts recorded directly 
into the consolidated statement of comprehensive income.
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5.2 Balance sheet
5.2.1 Investment properties
Investment properties are recorded at market value in accordance with IAS 40. Appraisals of market values are performed semi-annu-
ally by external, independent appraisers certified by the Royal Institution of Chartered Surveyors (RICS). The appraisals are calculated 
using the discounted cash flow method (DCF). See also “Critical accounting estimates and judgments” on page 94. When recording 
the market values in France, Germany and the Netherlands, future transaction costs are deducted. Development properties are also 
classified as a part of investment properties and valued at fair value, to the extent that a fair value can be reliably determined. A reli-
able fair value can only be determined at the point when permission for construction has been received. Development properties are 
properties that are purchased with the intention to develop. The adjustment to the market value of development properties is recorded 
in the income statement from the point at which the construction permit is received and is included as part of the net change in market 
value of investment property in the income statement. Expenses incurred after the purchase of the property are only capitalized if it is 
likely that future economic benefits will accrue to the Company and if acquisition or construction costs can be reliably measured. All 
other maintenance and repair costs are recognized immediately in the income statement in the period in which they are incurred. The 
net result arising from a change in the fair value of investment properties is recognized in the income statement in the period in which it 
arises. Investment properties are derecognized if they are either sold, are no longer available for permanent use, or no future economic 
benefit is anticipated from their disposal. Profits or losses from the disposal of investment properties are recognized on an accrual basis 
in the income statement in the year of disposal.

5.2.2 Investment properties held for sale
In accordance with IFRS 5, investment properties held for sale are reported in the balance sheet under current assets as a separate 
item “Investment properties held for sale”. The determination as to whether a property is considered to be held for sale is based upon 
several factors, including:

– A resolution from the Company’s or local Board of Directors to dispose of the property,
– A duly executed letter of intent with a potential buyer,
– A judgment from Group Management that there is a high probability of the conclusion of the transaction within the next twelve 

months.

The valuation of the property after reclassification is in accordance with IAS 40.

5.2.3 Furnishing
Furnishings, fixtures and equipment are stated at cost less accumulated depreciation. Office refurbishments and office furnishings 
are subject to straight-line depreciation over ten years and five years respectively, and IT equipment over 2.5 years. An evaluation is 
performed at every balance sheet date in order to determine whether there are indications that an impairment of the recorded value of 
furnishings and equipment might be necessary. If evidence exists that the book value is no longer realizable, the difference between 
the book value of the asset and the realizable value is written off.
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5.2.4 Deferred tax assets and liabilities
Deferred taxes are calculated using the Balance Sheet Liability Method and reflect temporary differences as of the balance sheet 
date between the book value of assets and liabilities in the consolidated financial statements and the underlying tax accounts. The 
calculation of deferred tax assets and liabilities is based upon local tax rates and regulations applicable as of the balance sheet date. 
Additionally, in Switzerland a holding period of a minimum of fifteen years applies in the calculation of deferred taxes (see also 3.2.2 
“Deferred taxes”). Deferred tax assets from tax loss carry-forwards are only recorded to the extent that it is probable that there will be 
sufficient taxable income in the future to offset the tax loss carry-forwards and related tax assets. There are no deferred tax liabilities 
for temporary differences related to undistributed earnings of subsidiaries, since the Züblin Group can manage the reversal of the tem-
porary difference, and it is likely that these differences will not reverse in the foreseeable future. Deferred tax assets and liabilities are 
netted when there is legal justification for such treatment and when the deferred taxes relate to companies from a single entity for tax 
purposes and to the same tax authority.

5.2.5 Financial instruments
Financial instruments include both financial assets and financial liabilities and are classified under the following primary categories:

– Financial instruments valued at fair value through the income statement
– Loans and receivables at amortized cost
– Financial investments held to maturity
– Financial investments held for sale
– Financial liabilities at amortized cost
– Derivative financial instruments which are designated as effective hedging instruments

Recognition
Financial assets are recognized in the consolidated balance sheet when the Züblin Group has a contractual right to receive cash or 
other financial assets from another party. Financial liabilities are recorded when there is a contractual obligation for a cash payment or 
the delivery of a financial asset. 

Derecognition
Financial assets are derecognized if the contractual rights to payments arising from the financial assets expire or if the financial assets 
are transferred along with all material risks and rewards. Furthermore, financial liabilities are derecognized when the liability is settled 
via payment or assignment of a financial asset.

Valuation
The first-time valuation of all financial instruments which are relevant for the Züblin Group is at present value plus transaction costs. The 
subsequent valuation is based upon one of the categories used by the Company, as listed above.
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5.2.6 Loans and receivables at amortized cost
Loans and receivables are non-derivative financial instruments with fixed or determinable payments that are not traded in an active 
market. Loans and receivables are measured at amortized cost. Interest from items in this category is calculated using the effective 
interest rate method. The following assets are allocated to this measurement category:

Trade receivables
Trade receivables are comprised of receivables arising from the leasing activities of investment properties.

Other current receivables
Other receivables are those which do not arise from leasing activities of investment properties, particularly those from service charges 
passed on to tenants and liquid funds which cannot be drawn within three months.

Trade receivables as well as other current receivables are continually reviewed for potential impairment of their value. The determination 
that an impairment exists is based on individual analysis of the asset in conjunction with any related security. The book value of the 
receivable is reduced by the amount of the impairment.

Cash and cash equivalents
Cash and cash equivalents are comprised of cash on hand, cash balances in postal and bank accounts, as well as short-term securi-
ties with a duration of less than three months.

5.2.7 Financial liabilities at amortized cost 
Financial liabilities at amortized cost are non-derivative financial instruments with fixed or determinable payments. The subsequent 
valuation is at amortized cost under the effective interest method, whereby gains and losses on these positions are recorded in the 
income statement when they are derecognized or when interest is applied. The following liabilities in the consolidated financial state-
ments are classified under this measurement category:

Mortgages
Mortgages represent loans concluded in order to purchase real estate and are secured by liens on the real estate. The mortgage loan 
portfolio of the Züblin Immobilien Group includes both variable and fixed rates of interest. A differentiation is made between non-current 
and current mortgages based on future repayments. Repayments due within twelve months or amounts that are callable within the next 
twelve months are classified as current, and the rest as non-current. In the case of investment properties held for sale, the property is 
classified as a current asset. The corresponding mortgage is also reclassified into current liabilities as mortgages held for sale. Mort-
gages are concluded in the same currency as the underlying investments.

Short-term borrowings
This category includes all borrowings which are not connected with the acquisition of an investment property and have a maturity of 
less than twelve months.
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Bond
Bonds are initially recorded at their net proceeds, meaning deducted by their transaction cost. In subsequent periods, the bonds are 
disclosed in the consolidated financial statements as financial liability measured at amortized cost. The transaction cost are written 
down using the amortized cost method until the bond matures. The bond is quoted at the SIX Swiss Exchange. The quote has no 
impact on the valuation, however it is disclosed in the notes. The effective interest rate comprises of the coupon and the prorated 
amortisation of the transaction cost. 

Mandatory convertible securities
When issuing debt instruments with conversion rights (mandatory convertible bonds), the debt component is calculated based on the 
market interest rate of comparable debt instruments without conversion rights (reference interest rate). The difference between the debt 
component and the nominal value, less transaction costs, is treated as equity and recorded in “Equity component convertible bonds”. 
The difference between the interest expense calculated at the reference interest rate and the coupon rate to be paid on the convertible 
bonds is reported as a change in the debt component. The debt component is measured at amortized cost using the effective interest 
rate method until the mandatory convertible bond matures.

Accounts payable
Accounts payable consist of obligations that arise in connection with the investment properties, for example with leasing activities or 
renovation of a property.

All other short- and long-term liabilities
These include all other liabilities of the Company, lease payments received in advance, tenant deposits, VAT liabilities as well as sundry 
accruals.

5.2.8 Derivative financial instruments 
Derivative financial instruments designated as effective hedging instruments
The Züblin Group uses derivative financial instruments, exclusively interest rate forward contracts and swaps, as part of its active 
management of the earnings spread between net rental income and refinancing costs. The swaps are treated as cash flow hedges 
and are recorded at fair value. The Züblin Group applies hedge accounting in accordance with IAS 39. For a financial instrument to be 
accounted for as a hedging transaction, the hedging instrument and the underlying transaction must satisfy particular requirements 
in terms of documentation, event probability, effectiveness, and reliability of measurement. As far as these requirements are met, the 
changes in fair value of underlying hedging instrument are recorded through consolidated statement of comprehensive income. Any 
remaining ineffective portion would be recorded in the income statement as financial income or expense.

Currency put-options
The Züblin Group acquired currency put-options. Purpose of these currency put-options is hedging future cash flow in other than the 
functional currency. These instruments initially are recorded at their market values when purchased. In subsequent periods, the cur-
rency put-options are stated at their fair values in category derivative financial instruments whereas gains and losses are recognized 
through profit and loss.
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5.2.9 Provisions
Provisions are recorded if a legal or de facto obligation exists based on past events that will result in a probable outflow of funds, and 
where this outflow can be reliably estimated. Provisions are regularly reviewed and, if required, adjusted. They correspond to the cur-
rent best estimate of liabilities.

5.2.10 Equity
Equity is comprised of share capital, capital reserves, retained earnings, treasury shares, equity component convertible bonds, reserve 
for cash flow hedges and foreign currency translation, the last three of which are explained in the respective balance sheet categories. 
Share capital includes the nominal value of the Company’s shares, which are issued and fully paid up. Par value reductions are ordi-
narily recorded in share capital. All earnings in the income statement are recorded in retained earnings. Other changes in equity are 
recorded as changes in capital reserves. 

5.2.11 Treasury shares
Treasury shares are recorded at acquisition cost in the account “treasury shares” and deducted from equity. Upon sale, the same 
amount is credited to “treasury shares”, with any resultant gain or loss recorded in retained earnings.

5.2.12 Employee benefits – pension obligations
In the Züblin Group, companies in various countries operate different pension schemes. The schemes are generally funded through 
payments to insurance companies. The Züblin Group has a defined benefit plan in Switzerland and defined contribution plans in Ger-
many, France and the Netherlands. A defined contribution plan is a pension plan under which the Züblin Group pays fixed contributions 
into a separate entity. The Züblin Group has no legal or constructive obligations to pay further contributions if the fund does not hold 
sufficient assets to pay all employees the benefits relating to employee service in the current and prior periods. A defined benefit plan 
is a pension plan that is not a defined contribution plan. Typically, defined benefit plans define an amount of pension benefit that an 
employee will receive on retirement, usually dependent on one or more factors such as age, years of service and compensation.
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In the balance sheet, the long-term obligation in respect of the defined benefit pension plan is the present value of the defined benefit 
obligation at the balance sheet date less the fair value of plan assets, together with adjustments for unrecognized past-service costs 
and actuarial gains and losses. Changes in the obligation are recorded directly in comprehensive net result (SOIRE Approach). The de-
fined benefit obligation is calculated annually by independent actuaries using the Projected Unit Credit method. The present value of the 
defined benefit obligation is determined by discounting the estimated future cash outflows using interest rates of high-quality corporate 
bonds that are denominated in the currency in which the benefits will be paid, and that have terms to maturity approximating to the 
terms of the related pension liability. For defined contribution plans, Züblin Group companies pay contributions to privately administered 
pension insurance plans on a mandatory, contractual or voluntary basis. The Züblin Group has no further payment obligations once 
the contributions have been paid. The contributions are recognized as employee benefit expenses when they are due. Prepaid contri-
butions are recognized as an asset to the extent that a cash refund or a reduction in the future payments is available. 

5.2.13 Share-based compensation
Group Management can receive a portion of their additional compensation (see also note 25 on page 146) in shares. The amount of 
compensation received in shares is recorded as salaries and wages on an accrual basis in accordance with IFRS 2. No shares were 
paid as additional compensation in financial year 2010/2011 nor in financial year 2011/2012.

5.3 Segment reporting (IFRS 8)
Segment reporting is based upon the “management approach”. The internal decision makers of the Züblin Group are aligned with the 
segments which are based on the geographic location of the investment properties. As supplementary information, the segments are 
also presented according to investment categories. The Züblin Group has defined its investment categories as follows: office, retail 
and logistics.
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The Züblin Group attaches considerable importance to active risk management. The Company has an integrated risk management 
programme which identifies and evaluates the material risks facing the Company and mitigates them through appropriate action. The 
Board of Directors is charged with overseeing the Company’s risk management activities and reviews the status of all risks that have 
been identified, including the action taken to mitigate them, with Group Management at least quarterly in order to reduce or eliminate 
these risks.

The Züblin Group’s primary business is the acquisition of real estate in Switzerland, France and Germany, and the creation of value 
through the active asset management and sale of such properties. To finance new acquisitions of investment properties, new loans 
are taken out in the currency of the relevant country for up to 60% of the investment. The loans are a mixture of fixed and floating-rate 
mortgages. The maturities and conditions attaching to these loans depend on the rental situation and the planned timeframe for the 
sale of the relevant properties.

Business risks are those risks which are inherent to the business strategy or may arise as a consequence of business activities. A clear 
description of these risks enables shareholders to assess the risk/return profile of the Company and its various investment products. 
The primary risks for the Züblin Group are comprised of the following:

– Real estate market risks
– Renovation risks
– Financial risks

 – Financial market risks
 – Credit risks
 – Liquidity risks
 – Equity risks/capital management

2.1	 Real	estate	market	risks
The management of real estate market risks is one of the core competencies of the Züblin Group. Essentially, these risks are comprised 
of two specific categories – the cyclical risks of the real estate market and rental market risk. 

Cyclical real estate market risks are related to fluctuations inherent to the overall commercial real estate market and the related impact 
on the valuations of the Züblin Group’s investment portfolio. These risks can be partially mitigated by the Züblin Group’s strategy of 
geographical diversification. 

1.	 Background

2.	 Risk	categories

Risk management
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Risks in connection with a change in discount rates as well as changes in market rents are risks that affect the entire property market. 
Below two sensitivity analyses show the impact on the property valuations in each country where Züblin is invested. In the first analysis, 
the average discount rate in each country is changed in steps of ±10 basis points. The analysis has been capped at a maximum of  
±40 basis points as the Company does not regard a move of greater magnitude than this as realistic in the next twelve months. In the 
charts below, the bars represent the change in the valuation of the portfolio in each country. The various colours refer to the change in 
the discount rate in basis points (see legend on right-hand side of chart), while the height of the bars shows the percentage change in 
the value of the portfolio (left scale). For example, if the average discount rate in France is lowered by 20 basis points, the value of the 
portfolio increases by 4.5%.
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The sensitivity analysis shows that a change in discount rates has the greatest impact in Switzerland. This reflects the low discount 
rates used in the valuations in Switzerland, and therefore any given change in basis points has a larger proportionate impact.

The second analysis shows the impact of changes in market rents on the valuation of the portfolios. In this analysis, rents are varied in 
2% steps. Again the height of the bars shows the change in the value of the country portfolios (left scale). The different colours of the 
bars relate to the respective percentage change in the market rents (legend on right-hand side).

Sensitivity	analysis	–	change		
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The impact of changes in market rents on the valuation is between +9.7% and –9.7% and is roughly comparable for all countries. 

Rental market risks relate to the use of the property, the tenant mix, the creditworthiness of the tenants, the vacancy rate, the ability 
to increase rents, and the recoverability of running costs. Through its local asset management activities, the Company is constantly 
managing controllable risk factors, and is focused on proactively mitigating these risks where possible. In its regular meetings Group 
Management evaluates the overall concentration risk of its tenant structure, reviews any material changes to the credit standing of its 
significant tenants, as well as current or pending changes to the vacancy rates in all markets. Where necessary, the Board of Directors 
is alerted to material changes in the Züblin Group’s specific risk profile.

Sensitivity	analysis	–	change		
in	market	rent
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2.2	 Renovation risks
Renovation projects entail a variety of risks. These include obtaining the relevant building permits, the budgeting of costs and adher-
ence to the budget. Moreover, there is also uncertainty as to whether renovation work will be completed on time and with the required 
quality, and about the financing and subsequent letting of the property. In order to minimize these uncertainties the Züblin Group 
works with carefully selected partners and maintains strict cost control over the projects. In addition projects are only started once the 
financing has been secured. Züblin Group’s asset management actively begins to market the properties for letting at the latest when 
the construction work begins.

2.3	 Financial	risks
Financial risk management within the Züblin Group is performed in accordance with the principles established by the Board of Direc-
tors. In particular, these principles govern the management of liquidity and the procurement of short-term and long-term loans.

2.3.1	 Financial	market	risks	
The main financial risks encountered by the Züblin Group are market risks. These risks include (i) currency risks arising from transac-
tions and investments in countries outside Switzerland, (ii) interest rate-related fair value risks, where fluctuations in market interest rates 
can result in a change in the fair value of a financial instrument, and (iii) interest rate-related cash flow risks, where changes in market 
interest rates can result in a change in the future cash flows of a financial instrument.

Currency	risks
Approximately 70% of the Züblin Group’s investment property portfolio is in the euro zone. Most of the resulting currency risk is elimi-
nated by directly financing these investments in euros. Currency risks related to financial instruments denominated in other currencies 
stem only from intercompany equity loans denominated in euros, which are consolidated in Swiss francs. The impact on the consoli-
dated equity of the Züblin Group arising from a 5% change in the Swiss franc – euro exchange rate would therefore be CHF 2.3 million 
(previous year CHF 2.4 million), based on the intercompany loans of CHF 45.3 million as of 31 March 2012 (previous year CHF 48.9 
million). 

The Company also faces currency risks relating to the equity of CHF 176.1 million (previous year CHF 213.5 million) invested in the  
European portfolio, as well as the net income stemming from the euro zone, neither of which are hedged. As such, Group Management, 
together with the Board of Directors, actively monitors the impact of changes in the Swiss franc – euro exchange rate on the Züblin 
Group’s net earnings and total equity. As of 31 March 2012, a 5% change in the Swiss franc – euro exchange rate would have an impact 
of CHF 0.7 million (previous year CHF 1.1 million) on the Züblin Group’s earnings before taxes and an impact of CHF 8.8 million (previous 
year CHF 10.7 million) on the Züblin Group’s total equity.
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Interest	rate	risks
Interest rate risks arise from fluctuations in interest rates and movements in the yield curve. These risks are only incurred insofar as is 
necessary for optimal funding of the investment property portfolio. Interest rate risks are minimized by selecting suitable interest rate 
and maturity structures. Where appropriate, interest rate risks are hedged using targeted financial instruments in order to optimize in-
come. Decisions regarding the use of such instruments are made by Group Management in accordance with the guidelines laid down 
by the Board of Directors. The Züblin Group does not enter into speculative financial transactions of any kind. Information concerning 
outstanding financial instruments is reviewed by Group Management on a monthly basis.

Changes in interest rates have an effect on the Züblin Group’s balance sheet and earnings situation. In terms of interest expense, they 
primarily result in changes in the expense relating to mortgage loans. The Züblin Group currently has a net exposure to changes in 
interest movements through its unhedged financial liabilities position of CHF 0.0 million (previous year CHF 0.1 million), i. e. a change 
in interest rates by 50 basis points would have an impact of CHF 0.0 million on the Company’s earnings before taxes (previous year 
CHF 0.1 million). The Züblin Group’s equity is also impacted by a move in interest rates through the revaluation of its cash flow hedg-
ing instruments. A 50 basis point move in interest rates would have an impact of CHF 12.1 million (previous year CHF 12.7 million) on 
consolidated equity. 

2.3.2	 Credit	risks
The Company is primarily exposed to credit risk through its rental activities. This risk is monitored at a local level and is dispersed 
among a large number of tenants. If there is a higher risk with an individual tenant, local management remains in regular contact with 
the tenant’s management and proactively monitors their financial position. As of the current year-end, there were no tenant accounts 
significantly in arrears. Within the Züblin Group, default risks mainly relate to rental receivables. In respect of rental receivables, the 
Züblin Group performs regular, extensive analyses of the collectability of outstanding receivables on a local basis, and where neces-
sary, records a value adjustment in accordance with internal guidelines. Impaired receivables are written off if, in the opinion of local 
management, there is a high probability that part or all of the receivable will not be collected, or if debt collection action taken against 
the debtor is unsuccessful.

Credit risk arising from the investment of liquidity is limited by the fact that the Züblin Group works exclusively with banking partners 
with excellent credit standing. The Züblin Group itself receives no collateral for its credit risk.

No significant default risk existed at the current or previous financial year-end so that, in the opinion of Group Management, the risk that 
partners fail to meet their contractual obligations is very slight, although it cannot be entirely ruled out. In the case of financial assets that are 
neither overdue nor impaired there were, as in the previous year, no indications that the debtors will fail to meet their payment obligations.
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2.3.3	 Liquidity	risks
The Züblin Group aims to ensure a balance between maintaining ongoing coverage of its cash requirements and ensuring sufficient 
financial flexibility through the use of overdraft facilities and short-term loans. Cash balances are monitored on a local as well as a Group 
basis, and are reviewed at the Group level on a weekly basis. A detailed cash management plan which takes into account future invest-
ments, debt service and other operational cash needs, as well as anticipated cash receipts, is prepared monthly and action is taken 
where necessary to ensure that cash reserves are sufficient to cover operational needs. Furthermore, this monthly liquidity analysis is 
reviewed by the Board of Directors on a quarterly basis. The Züblin Group maintains short-term credit facilities with its main banking 
partners in order to ensure that sufficient liquidity is on hand at all times. As of 31 March 2012, the Züblin Group had cash and cash 
equivalents of CHF 39.6 million (previous year CHF 51.4 million) on hand. 

2.3.4	 Equity	risks/capital	management
The Züblin Group’s primary aim when managing its capital is to secure a level of equity appropriate for an internationally active real estate 
management company. The primary tool the Züblin Group uses to monitor its equity is its consolidated equity to total assets ratio. 
The Züblin Group has set its target at a minimum equity to total assets ratio of 40%. The Züblin Group believes that this level of equity 
ensures a high credit rating while allowing sufficient leverage to grow the business and maximize shareholder value. In order to adjust 
the equity ratio and to maintain the requisite capital structure, the following measures can be utilized by the Züblin Group: (i) adjustment 
of dividends or capital repayments or (ii) the issuance of new shares.

As of 31 March 2012, and at the beginning of the new financial year, no changes were made from the previous year in respect of the 
capital management targets, guidelines or procedures.
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in CHF thousand Switzerland France Germany Netherlands Total

Financial	year	2010/2011

Rental income in reporting currency 17 481 31 300 26 307 16 072 91	160

Rental income in local currency 17 481 23 407 19 673 12 019

Financial	year	2011/2012

Rental income in presentation currency 15 778 21 878 23 251 12 271 73	178

Rental income in local currency 15 778 18 037 19 170 10 117

Change to prior year in local currency –1 703 –5 370 –503 –1 902

arising from: 

– Purchases 0 0 0 0

– Disposals –3 671 0 –819 –1 380

– Vacancy and indexation 1 968 –5 370 316 –522

The CHF 18.0 million reduction in rental income (previous year: reduction of CHF 11.5 million) stems from the sales that have been 
made in the last two financial years combined with the depreciation of the euro against the Swiss franc and the temporary vacancy in 
Berne and Paris due to renovation work.

1.	 Rental	income

Other notes
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in CHF thousand 1.4.2011  
to 31.3.2012

1.4.2010 
to 31.3.2011

Sales proceeds  36 020  98 734 

Market value as of the last valuation  –38 827  –94 867 

Result from the sale of investment properties  –2 807  3 867 

In the last financial year seven investment properties were sold, four in the Netherlands and three in Germany (previous year: three 
properties sold). For six of the seven investment properties the selling price was equal to or slightly above the market value and for one 
property it was CHF 2.5 million below the market value. This loss plus selling costs led to an overall loss of CHF 2.8 million on the sale 
of investment properties.

in CHF thousand 1.4.2011  
to 31.3.2012

1.4.2010 
to 31.3.2011

Property taxes –310 –465

Legal fees –185 –273

Bad debts 21 –237

External property management fees –500 –462

Non recoverable service charges –4 923 –3 991

Other property-related expense –1 539 –1 717

Total real estate expense –7 436 –7 144

2. Result from the sale of  
investment properties

3. Real estate expense
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in CHF thousand 1.4.2011		
to	31.3.2012

1.4.2010 
to 31.3.2011

Salaries and Board of Directors’ fees –5 434 –6 664

Valuation –228 –365

Audit –561 –597

Legal and tax advisory –386 –510

Other taxes –423 –339

Depreciation –219 –150

Bookkeeping and IT –947 –937

Other advisory and investor relations –752 –1 096

Other administrative expense –965 –324

Total	administrative	expense –9	915 –10	982

Total administrative expenses decreased by CHF 1.1 million during the current year compared with a reduction of CHF 3.5 million in 
2010/2011. The decrease during the current year mainly stems from lower salaries due to changes within the Group Management.

4.	 Administrative	expense
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in CHF thousand 1.4.2011		
to	31.3.2012

1.4.2010 
to 31.3.2011

Financial	expense

Mortgage interest expense 1  –37 362  –46 463 

Interest expense and other financial charges 1  –1 750  –2 069 

Interest expense 4% bond Züblin Immobilien Holding AG 1  –1 652  –   

Interest expense mandatory convertible securities Züblin France  –224  –333 

Total	financial	expense 	–40	988	 	–48	865	

Financial	income

Interest income 2  570  110 

Currency translation adjustments 3  1 774  1 955 

Total	financial	income 	2	344	 	2	065	

Total	net	financial	expense 	–38	644	 	–46	800	

1  The liabilities associated with these costs belong to the category “Financial liabilities at amortized cost”.
2  The liability associated with this expense is included in the category “Financial instruments valued at fair value through the income statement”.
3  Thereof profit of CHF 0.6 million due to derecognition of CTA in equity of the six subholding companies Züblin Investment G1 to G6 subsequent their liquidation.

Financial	expense
Total financial expenses declined by CHF 7.9 million during the current year to CHF 41.0 million (previous year CHF 48.9 million). The 
decrease arose from the decline in mortgage interest expenses in the wake of the significant asset sales as well as the reduction of 
other financial liabilities and the impact of the lower Swiss franc-euro exchange rate. On the other hand, there were interest expenses 
for the bond issued in the reporting financial year.

Financial	income
The Züblin Group recorded financial income of CHF 2.3 million (previous year CHF 2.1 million). The financial income stems mainly from 
positive currency translation of euro liabilities repaid within the reporting year.

5.	 Financial	expense	and	income
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 in CHF thousand Switzerland France Germany Netherlands Holding 1 Total

Financial	year	2011/2012

Income	taxes	in	profit	and	loss

Current taxes  –    –    –    –    –48  –48 

Current taxes from prior year  175  –    205  –    –    380 

Total	current	taxes 	175	 	–			 	205	 	–			 	–48	 	332	

Changes in tax loss carry forwards  1 652  –    1 339  –    –    2 991 

Changes in valuation  –7 895  –    –2 344  –    –    –10 239 

Changes in other positions  –181  –    8  –    38  –135 

Impact from change in holding period  2 112  –    –    –    –    2 112 

Total	deferred	taxes 	–4	312	 	–			 	–997	 	–			 	38	 	–5	271	

Total	income	taxes	in	profit	and	loss 	–4	137	 	–			 	–792	 	–			 	–10	 	–4	939	

Income	taxes	in	comprehensive	income	statement

Current taxes  –    –    –    –    –    –   

Deferred taxes in equity  3 024  –    693  –    –    3 717 

Total	income	taxes	in	comprehensive	income	statement 	3	024	 	–			 	693	 	–			 	–			 	3	717	

Financial	year	2010/2011

Income	taxes	in	profit	and	loss

Current taxes  –1 011  –    –    –    –272  –1 283 

Current taxes from prior year  –    –    1 010  –    –    1 010 

Total	current	taxes 	–1	011	 	–			 	1	010	 	–			 	–272	 	–273	

Changes in tax loss carry forwards  484  –    4 820  –    –    5 304 

Changes in valuation  –4 442  –    –2 800  –    –    –7 242 

Changes in other positions  –653  –    147  –    27  –479 

Total	deferred	taxes 	–4	611	 	–			 	2	167	 	–			 	27	 	–2	417	

Total	income	taxes	in	profit	and	loss 	–5	622	 	–			 	3	177	 	–			 	–245	 	–2	690	

Income	taxes	in	comprehensive	income	statement

Current taxes  234  –    –    –    –    234 

Deferred taxes in equity  –334  –    –1 329  –    –    –1 663 

Total	income	taxes	in	comprehensive	income	statement 	–100	 	–			 	–1	329	 	–			 	–			 	–1	429	

1  Related to all non-property companies.

6.	 Income	taxes
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 in CHF thousand Switzerland France Germany Netherlands Holding 1 Consolidaton Total

Financial	year	2011/2012

Profit before tax  22 725  2 645  –330  –13 470  4 428  –6 339  9 659 

Reference rate 2 21.17% 0.00% 31.11% 25.00% 8.99% 7.83% 12.86%

Income	taxes	at	reference	rate 	–4	811	 	–			 	103	 	3	368	 	–398	 	496	 	–1	242	

Income taxes recogized in Profit & Loss  –4 137  –    –792  –    –10  –    –4 939 

Difference 	674	 	–			 	–895	 	–3	368	 	388	 	–496	 	–3	697	

Adjustments:

– Non tax-deductible expenses  –    –    –202  –44  –    –176  –422 

– Non-taxable income  519  –    –    –    –    519 

– Changes in tax rates on deferred tax positions  –1 540  –    –    –    –    –    –1 540 

– Items taxed at other than reference rate  1 538  –    –    –    68  –    1 606 

– Changes in loss carry forwards not recognized  137  –    –743  –3 324  320  –320  –3 930 

– Income taxes from previous periods  175  –    172  –    –    –    347 

– Others  –155  –    –122  –    –    –    –277 

Financial	year	2010/2011

Profit before tax  15 475  15 106  –17 588  –4 180  2 341  –1 187  9 967 

Reference rate 2 22.00% 0.00% 31.11% 25.07% 14.61% 7.83% 28.74%

Income	taxes	at	reference	rate 	–3	405	 	–			 	5	471	 	1	048	 	–342	 	93	 	2	865	

Income taxes recogized in Profit & Loss  –5 622  –    3 177  –    –245  –    –2 690 

Difference 	–2	217	 	–			 	–2	294	 	–1	048	 	98	 	–93	 	–5	554	

Adjustments:

– Non tax-deductible expenses  –    –    –288  –48  –    –    –336 

– Non-taxable income  –    –    87  –    82  –93  76 

– Changes in tax rates on deferred tax positions  –1 312  –    –    –    –    –    –1 312 

– Items taxed at other than reference rate  –658  –    –    –    16  –    –642 

– Changes in loss carry forwards not recognized  –    –    –3 275  –991  –    –    –4 266 

– Income taxes from previous periods  –    –    974  –    –    –    974 

– Others  –247  –    208  –9  –    –    –48 

1  Related to all non-property companies.
2  The reference tax rate for the Group is calculated at 12.86% (prior year 28.74%). The calculation was made using absolute numbers.

Income	tax	reconciliation
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Income	taxes
In the past financial year the Züblin Group incurred an income tax expense of CHF 4.9 million, compared with an expense of CHF 2.7 
million in the prior year. The most important changes in each of our operating countries are set out below. The fall in the weighted aver-
age tax rate from 28.74% to 12.86% was primarily due to changes in the share of individual country results in the total.

Switzerland
The income tax expense in Switzerland amounted to CHF 4.1 million (previous year CHF 5.6 million), of which CHF 0.2 million related 
to a current taxes income (previous year expense of CHF 1.0 million) and an expense of CHF 4.3 million (previous year expense of  
CHF 4.6 million) to deferred taxes. The deferred tax expense comprises an expense of CHF 5.9 million from valuation differences and 
tax income of CHF 1.6 million from tax loss carryforwards. The deferred tax expense of CHF 5.9 million from valuation differences 
contains a positive effect of CHF 2.1 million as a result of the change in the assumption for the minimum holding period set out in 3.2.2.

France
Due to the company’s SIIC status, the Company is not liable for income taxes in France. Accordingly, there was no tax expense in 
the reporting financial year. Under the current SIIC regime, if the French entity disposes of any property within the first five years after 
acquisition, it is liable for a one-off payment of 25% of the initial purchase price. 

Germany
There was an income tax expense of CHF 0.8 million (previous year: income of CHF 3.1 million) in Germany, consisting of income of 
CHF 0.2 million (previous year: income of CHF 1.0 million) from current taxes and an expense of CHF 1.0 million (previous year: income 
of CHF 2.2 million) from deferred taxes.

Netherlands
There was no impact from income taxes in the Netherlands either in the reporting year nor in the previous year.
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 in CHF 1.4.2011	
to	31.3.2012

1.4.2010 
to 31.3.2011

Average number of shares entitled to dividends  59 165 446  59 111 806 

Earnings of shareholders of Züblin Immobilien Holding AG  3 304 293  –806 064 

Earnings	per	share 	0.06	 	–0.01	

Züblin Immobilien Holding AG no longer has any equity instruments which lead to a dilution.

7.	 Earnings	per	share
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in CHF thousand Switzerland France Germany Netherlands  Total 

Balance	as	of	31.3.2011 	337	560	 	405	067	 	360	494	 	178	909	 	1	282	030	

Purchases 0 0 0 0 0 

Value-enhancing investments 17 515 8 233 8 281 1 000 35 029 

Sales 0 0 –7 699 –31 128 –38 827 

Positive change in market value of investment properties 24 488 5 104 3 961 38 33 591 

Negative change in market value of investment properties –9 203 –5 720 –7 615 –13 639 –36 177 

Currency translation adjustments 0 –29 954 –26 591 –12 959 –69 503 

Balance	as	of	31.3.2012 	370	360	 	382	730	 	330	830	 	122	221	 	1	206	143	

– of which investment properties 304 200 382 730 264 464 121 498  1 072 892 

– of which held for sale 66 160 0 66 368 723  133 251 

Reconciliation	of	market	value	to	book	value	as	of	31.3.2012

Valuation by external appraiser 1 370 360 382 730 330 832 123 112 1 207 034 

Valuation adjustment property held for sale 2 0 0 0 –891 –891 

Balance	as	of	31.3.2012 	370	360	 	382	730	 	330	832	 	122	221	 	1	206	143	

1  The report of the independent appraisers (Wüest & Partner [CH + GER], BNP Paribas [FR] and Troostwijk [NL] as of 31 March 2012 may be found on pages 159 to 164.
2  In certain cases, the Company has made adjustments to the valuations from the external appraisers. In particular, these adjustments were made in cases where, as of the balance sheet 

date, the Company was in sales negotiations for the sale of a property, the effects of which were not yet reflected in the external valuation.

8.	 Investment	properties

Financial	year	2011/2012
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The reduction in the value of the investment properties from CHF 1 282.0 million to CHF 1 206.1 million stems primarily from the fol-
lowing factors: 

– The value of the portfolio was increased by investments of CHF 35.0 million (previous year 50.2 million) which the Company made in 
the reporting period. Approximately 50% of these investments were in Switzerland and related to the renovation projects in Zurich, 
Berne and Geneva. Furthermore, value enhancing investments in the amount of CHF 8.2 million were made in Paris and of CHF 8.3 
million in Germany, mainly in Dortmund. 

– At the same time the Company sold properties for CHF 38.8 million (previous year CHF 93.9 million). The sales were in Germany and 
the Netherlands and are in line with the investment strategy of the Züblin Group. 

– A further reduction in the value of the portfolio resulted from the net downward revaluation of the investment properties of CHF 2.6 
million (previous year CHF –17.0 million). While values rose in Switzerland, the positive impacts were offset mainly by the downward 
revaluations in the Netherlands. The positive change in market value in Switzerland stems from lower discount rates caused by the 
declined yields on the transaction market. In the Netherlands, the decline in market value is a result of structural problems in the real 
estate sector. 

– The devaluation of the euro against the Swiss franc also had a negative impact of CHF 69.5 million (previous year CHF 94.2 million) 
on the overall value of the portfolio. 

The fire insurance value of the investment properties amounts to CHF 1 060.8 million (previous year CHF 1 275.1 million).

A complete list of all investment properties along with all information in accordance with the Directive on Financial Reporting of the  
SIX Swiss Exchange can be found on pages 29 to 45. This additional information is integral part of the notes to the consolidated financial 
statements. 
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in CHF thousand Switzerland France Germany Netherlands  Total 

Balance	as	of	31.3.2010 	372	800	 	438	230	 	422	247	 	203	713	 	1	436	990	

Purchases 0 0 0 0 0 

Value-enhancing investments 35 765 2 853 9 361 2 198 50 177 

Sales –77 743 0 –16 126 0 –93 869 

Positive change in market value of investment properties 18 164 7 322 4 319 4 052 33 857 

Negative change in market value of investment properties –11 426 –4 158 –22 278 –13 039 –50 901 

Currency translation adjustments 0 –39 180 –37 029 –18 015 –94 224 

Balance	as	of	31.3.2011 	337	560	 	405	067	 	360	494	 	178	909	 	1	282	030	

– of which investment properties  337 560  405 067  352 040  167 140  1 261 807 

– of which held for sale 0 0 8 454  11 769  20 223 

Reconciliation	of	market	value	to	book	value	as	of	31.3.2011

Valuation by external appraiser 1 337 560 405 067 363 162 183 787 1 289 576 

Valuation adjustment property held for sale 2 0 0  –2 668  –4 878 –7 546 

Balance	as	of	31.3.2011 	337	560	 	405	067	 	360	494	 	178	909	 	1	282	030	

1  The report of the independent appraisers (Wüest & Partner [CH + GER], BNP Paribas [FR] and Troostwijk [NL] as of 31 March 2011 may be found in the annual report 2010/2011.
2  In certain cases, the Company has made adjustments to the valuations from the external appraisers. In particular, these adjustments were made in cases where, as of the balance sheet 

date, the Company was in sales negotiations for the sale of a property, the effects of which were not yet reflected in the external valuation.

Financial	year	2010/2011
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in CHF thousand Office furnishing 
and fittings

EDP Total	
2011/2012

Total 
2010/2011

Acquisition	costs

Balance	as	of	1.4. 2	820 1	406 4	226 4	290

Additions 138 205 343 73

Disposals 0 0 0 –60

Currency translation adjustments –54 –5 –59 –77

Balance	as	of	31.3. 2	904 1	606 4	510 4	226

Accumulated	depreciation

Balance	as	of	1.4. 2	422 1	351 3	773 3	734

Additions 157 62 219 150

Disposals 0 0 0 –74

Currency translation adjustments –29 –4 –33 –37

Balance	as	of	31.3. 2	550 1	409 3	959 3	773

Net	book	value	as	of	31.3. 354 197 551 453

9.	 Furnishing

08_Finanzbericht_11_12_Zueblin_02_ch_en.indd   122 25.05.2012   09:23:14



Page
123

 Züblin Group
Annual Report 11_12

The Year in Review
Letter to Shareholders

Newtime
Portfolio

Energy efficiency
Corporate Governance

Financial Report 
Group

 in CHF thousand  Switzerland  France  Germany  Netherlands Holding 1  Total 

Financial	year	2011/2012

Deferred tax assets arising from:

– Tax loss carry-forwards 4 926 0 9 380 0 0 14 306

– Negative valuations of investment properties 0 0 0 3 152 0 3 152

– Derivative financial instruments 0 0 2 140 0 0 2 140

– Other valuation differences 0 0 0 0 170 170

Total	deferred	tax	assets	as	of	31.3.2012 4	926 0 11	520 3	152 170 19	768

Deferred tax liabilities arising from:

– Positive valuations of investment properties 24 706 0 8 214 3 152 0 36 072

– Derivative financial instruments 0 0 0 0 0 0

– Other valuation differences 833 0 75 0 0 908

Total	deferred	tax	liabilities	as	of	31.3.2012 25	539 0 8	289 3	152 0 36	980

Net	amounts	as	presented	in	balance	sheet

Presented deferred tax assets 0 0 3 438 0 170 3 608

Presented deferred tax liabilities 20 613 0 207 0 0 20 820

Net	deferred	tax	liabilities

Balance	as	of	31.3.2011 –19	325 0 3	814 0 132 –15	379

Deferred taxes recognized in Profit & Loss –4 312 0 –997 0 38 –5 271

Deferred taxes recognized in equity 3 024 0 693 0 0 3 717

Currency translation adjustments 0 0 –278 0 0 –278

Balance	as	of	31.3.2012 –20	613 0 3	231 0 170 –17	211

1  Related to all non-property companies.

10.	Deferred	tax	assets	and	liabili-
ties	
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 in CHF thousand  Switzerland  France  Germany  Netherlands Holding 1  Total 

Financial	year	2010/2011

Deferred tax assets arising from:

– Tax loss carry-forwards 585 0 8 694 0 0 9 279

– Negative valuations of investment properties 0 0 540 4 922 0 5 462

– Derivative financial instruments 0 0 1 615 0 0 1 615

– Other valuation differences 0 0 0 0 132 132

Total	deferred	tax	assets	as	of	31.3.2011 585 0 10	849 4	922 132 16	488

Deferred tax liabilities arising from:

– Positive valuations of investment properties 18 923 0 6 898 4 922 0 30 743

– Derivative financial instruments 334 0 0 0 0 334

– Other valuation differences 653 0 137 0 0 790

Total	deferred	tax	liabilities	as	of	31.3.2011 19	910 0 7	035 4	922 0 31	867

Net	amounts	as	presented	in	balance	sheet

Presented deferred tax assets 585 0 4 132 0 132 4 849

Presented deferred tax liabilities 19 910 0 318 0 0 20 228

Net	deferred	tax	liabilities

Balance	as	of	31.3.2010 –14	380 0 3	370 0 105 –10	905

Deferred taxes recognized in Profit & Loss –4 611 0 2 166 0 27 –2 418

Deferred taxes recognized in equity –334 0 –1 329 0 0 –1 663

Currency translation adjustments 0 0 –393 0 0 –393

Balance	as	of	31.3.2011 –19	325 0 3	814 0 132 –15	379

1  Related to all non-property companies.
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 in CHF thousand  Switzerland  France  Germany  Netherlands Holding 1  Total 

Tax	loss	carry-forwards

As	of	31.3.2012 23	271 49	098 91	455 36	619 351	966 552	409

Maturity within

1 to 12 months 0 0 0 0 0 0

1 to 3 years 0 0 0 2 540 0 2 540

3 to 5 years 461 0 0 2 393 87 231 90 085

more than 5 years 22 810 0 0 31 686 264 735 319 231

without time limitation 0 49 098 91 455 0 0 140 553

Captialization:

not capitalized 0 49 098 59 017 36 619 351 966 496 700

capitalized 23 271 0 32 438 0 0 55 709

capitalized at reference tax rate 4 926 0 9 380 0 0 14 306

As	of	31.3.2011 2	763 49	444 96	019 11	260 335	072 494	558

Maturity within

1 to 12 months 0 0 0 0 0 0

1 to 3 years 0 0 0 3 452 0 3 452

3 to 5 years 0 0 0 2 583 0 2 583

more than 5 years 2 763 0 0 5 225 335 072 343 060

without time limitation 0 49 444 96 019 0 0 145 463

Captialization:

not capitalized 0 49 444 61 587 11 260 335 072 457 363

capitalized 2 763 0 34 432 0 0 37 195

capitalized at reference tax rate 585 0 8 694 0 0 9 279

1  Related to all non-property companies.
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in CHF thousand 31.3.2012 31.3.2011

Accounts  
receivable

Value 
adjustment

Accounts 
receivable

Value  
adjustment

Not yet due  4 728  –    5 406  –   

< 30 days past due  415  –    394  –57 

30–60 days past due  403  –7  339  –32 

61–90 days past due  119  –7  235  –14 

91–180 days past due  170  –61  229  –54 

181–360 days past due  464  –370  2 057  –1 893 

Total	 	6	299	 	–445	 	8	660	 	–2	050	

Total	accounts	receivable 	5	854	 	6	610	

in CHF thousand 2011/2012 2010/2011

Balance	1.4 	–2	050	 	–1	938	

Changes in value adjustment for doubtful receivables  –178  35 

Utilisation of value adjustment for doubtful receivables  1 365  84 

Release of value adjustment for doubtful receivables  268  –411 

Currency translation adjustments  150  180 

Balance	31.3. 	–445	 	–2	050	

As of the balance sheet date, the Company had cash and cash equivalents of CHF 39.6 million (previous year CHF 51.4 million), which 
are comprised solely of freely available cash balances.

11.	Trade	accounts	receivable

Value	adjustment	for	doubtful	receivables	

12.	Cash	and	cash	equivalents
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Number of shares in CHF thousand

Issued	shares	at	a	nominal	value	CHF	1.00	as	of	31.3.3010 	59	724	486	 	59	724	

No changes in capital structure in financial year 2010/2011  –    –   

Issued	shares	at	a	nominal	value	CHF	1.00	as	of	31.3.2011 	59	724	486	 	59	724	

No changes in capital structure in financial year 2011/2012  –    –   

Issued	shares	at	a	nominal	value	CHF	1.00	as	of	31.3.2012 	59	724	486	 	59	724	

In order to strengthen the Company’s balance sheet, the Board of Directors will propose at the Annual General Meeting on 29 June 
2012 that no dividend nor par value reduction will be paid. 

The Company’s holding of treasury shares during financial year 2011/2012 was as follows:

Number of shares in CHF thousand

Balance	as	of	31.3.2010 	627	432	 	3	017	

Purchase of treasury shares  1 256 263  4 775 

Sale of treasury shares  –1 426 100  –5 604 

Result from treasury shares  –401 

Balance	as	of	31.3.2011 	457	595	 	1	787	

Purchase of treasury shares  677 288  2 302 

Sale of treasury shares  –385 006  –1 343 

Result from treasury shares  –114 

Balance	as	of	31.3.2012 	749	877	 	2	632	

13.	Share	capital
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The following non-controlling interests represent the part of Züblin Immobilière France SA which is not held by Züblin Immobilien Holding 
AG:

31.3.2012 31.3.2011

Non-controlling interests in EUR thousand 46 857 49 361

Non-controlling interests in CHF thousand 56 440 64 194

Non-controlling interests in percentage 53.51% 53.51%

in CHF thousand 31.3.2012 31.3.2011

Number of shares  9 745 551  9 172 283 

Number of shares of conversion 2.0% mandatory convertible  2 656 250  2 500 000 

Fully	diluted	number	of	shares 	12	401	801	 	11	672	283	

Part	of	Züblin	Immobilien	Holding	AG	

In share capital of ZIF  5 765 375  5 426 236 

In 2.0% mandatory convertible securities  –    –   

Share	of	Züblin	Immobilien	Holding	AG	as	a	percentage	

In share capital of ZIF 59.16% 59.16%

In fully diluted share capital of ZIF 46.49% 46.49%

Züblin Immobilien Holding AG holds 59.16% of the shares of Züblin Immobilière France SA and 46.49% on a fully diluted basis. The 
difference in this ownership stake arises from the fact that the 10-year Mandatory Convertible Securities issued by Züblin Immobilière 
France SA in August 2007 for EUR 35.5 million are assumed to be fully converted for the purposes of the consolidated financial state-
ments, reflecting the economic substance of the transaction. The 2.0% Mandatory Convertible Securities are held in their entirety by 
Montalcino S.à.r.l., a company controlled by the Forum Group. At the current conversion price the securities can be converted into 
2 656 250 shares. An analysis of this impact is shown in the table above. The increased amount of shares compared to the previous 
year stems from the stock dividend. Accordingly, the conversion price of the Mandatory Convertible Securities has been adjusted.

Despite the fact that the ownership stake in Züblin Immobilière France SA is below 50%, the company is fully consolidated in the con-
solidated financial statements. As of the balance sheet date, Züblin Immobilien Holding AG continued to exercise control as it holds an 
absolute majority of voting shares with voting rights and appoints the majority of the members of the Board of Directors.

14.	Non-controlling	interests

Share	capital	structure	of		
Züblin	Immobilière	France	SA	(ZIF)
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in CHF thousand Carrying value Interest < 1 year  
amortisation

Interest 1 to 5 years 
amortisation

Interest > 5 years 
amortisation

Mortgages 773 930 17 367 217 295 28 706 603 177 0 0 

Bond 59 102 2 400 0 7 200 60 000 0 0 

Mandatory convertible security 3 719 855 0 3 421 0 855 0 

Trade accounts payable 3 161 0 3 161 0 0 0 0 

Derivative financial instruments 1 54 088 17 090 0 30 836 0 1 905 0 

Other short-term liabilities 21 855 0 19 121 0 0 0 2 734 

Total	as	of	31.3.2012 915	855	 37	712	 239	577	 70	163	 663	177	 2	760	 2	734	

Mortgages 882 202 24 337 89 114 68 470 772 216 371 20 872 

Mandatory convertible security 5 714 923 0 3 693 0 385 0 

Trade accounts payable 1 991 0 1 991 0 0 0 0 

Derivative financial instruments 1 32 349 14 914 0 16 484 0 –47 0 

Other short-term liabilities 38 095 239 37 327 0 0 0 0 

Total	as	of	31.3.2011 960	351	 40	413	 128	432	 88	647	 772	216	 709	 20	872	

1  Derivative financial instruments are disclosed on a net basis.

In the upcoming twelve months, contracts totalling CHF 239.6 million (previous year CHF 128.4 million) will mature. Of this amount, 
CHF 217.3 million (previous year CHF 89.1 million) relates to mortgages. CHF 86.8 million of these mortgages are held for sale, and 
the remainder is composed of normal amortization and maturing mortgages of CHF 146.3 million. The majority relates to Switzerland 
whereas discussions for a renewal are in process. During the reporting year Züblin has fully repaid a short-term credit facility in the 
amount of CHF 16.6. million. Trade accounts payable as well as the remainder of other short-term liabilities are part of the operational 
business and are covered by the short-term assets.

15.	Future	contractual		
maturites
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in CHF thousand Carrying value Level 1 Level 2 Level 3

As	of	31.3.2012

Assets: Derivative financial instruments 561 0 561 0 

Liabilities: Derivative financial instruments 54 088 0 54 088 0 

As	of	31.3.2011

Assets: Derivative financial instruments 1 520 0 1 520 0 

Liabilities: Derivative financial instruments 32 349 0 32 349 0 

The valuation of financial instruments is based upon the three-level fair value hierarchy, which is as follows:
Level 1 – Valuation based upon market prices for specific financial instruments.
Level 2 – Valuation based upon market prices for similar instruments or using valuation models which are based upon input parameters 
observable on the market.
Level 3 – Valuation based upon models with significant input parameters which have a material impact on fair value and are not observ-
able on the market.

16.	Financial	instruments	–		
fair-value-hierarchy
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31.3.2012 31.3.2011

Book value Market value Book value Market value

Financial	Assets

Loans	and	receivables	at	amortized	cost

Trade accounts receivable  5 854  5 854  6 610  6 610 

Other current assets  18 170  18 170  18 170  18 170 

Cash and cash equivalents  39 555  39 555  51 399  51 399 

Financial	assets	at	fair	value	through	profit	and	loss

Derivative financial instruments  561  561  1 520  1 520 

Total 	64	140	 	64	140	 	77	699	 	77	699	

Financial	Liabilities

Financial	Liabilities	at	amortized	cost

Mortgages  773 930  806 604  882 202  909 053 

Bond  59 102  62 400  –    –   

Mandatory Convertible Securities  3 719  3 719  5 714  5 714 

Other short-term borrowings  21 855  21 855  38 095  38 095 

Accounts payable  3 161  3 161  1 991  1 991 

Financial	liabilities	at	fair	value	through	profit	and	loss

Derivative financial instuments  54 088  54 088  32 349  32 349 

Total 	915	855	 	951	827	 	960	351	 	987	202	

The book value of the category “Loans and receivables at amortized cost” is equal to the market value as the relevant positions all have 
short maturities. The reported value of financial assets reflects the maximum default risk disregarding any collateral, in the event that 
the contractual partners fail to meet their payment obligations. No concentration of default risks arising from business relations with 
individual debtors or groups of debtors has been identified.

In the category “Liabilities at amortized cost”, the reported amounts of the short-term liabilities reflect their market value. The fair values 
of mortgages are calculated at the present values of the payment flows using the relevant yield curve. The fair values of convertible 
securities are based on the closing market price at the relevant balance sheet date. For Mandatory Convertible Securities, the market 
value as of the balance sheet date reflects the discounted amount of the outstanding liabilities.

17.	Financial	instruments		
by	category
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in CHF thousand Notional	
	amounts	
31.3.2012

Notional 
 amounts 

31.3.2011

Fair		
value	

31.3.2012

Fair  
value 

31.3.2011

1 to 12 months 103 225 67 400 –896 –1 211 

1 to 3 years 304 388 130 310 –23 950 –3 217 

3 to 5 years 216 612 367 726 –19 440 –20 912 

More than 5 years 171 181 200 000 –9 802 –5 489 

Total	cash	flow	hedges 795	406	 765	436	 –54	088	 –30	829	

– of which liabilities –54 088 –32 349 

– of which assets 0 1 520 

in CHF thousand 2011/2012 2010/2011

Reserve cash flow hedges shareholders of Züblin Immobilien Holding AG –22 964 –34 674 

Reserve cash flow hedges non-controlling interests –8 394 –13 603 

Total	reserve	for	cash	flow	hedges	as	of	1.4. –31	358	 –48	277	

Fair value change –41 665 –746 

Recognized in income statement as interest expense 15 919 19 094 

Change in current and deferred taxes 3 717 –1 429 

Total	reserve	for	cash	flow	hedges	as	of	31.3. –53	387	 –31	358	

– of which shareholders of Züblin Immobilien Holding AG –40 579 –22 964 

– of which non-controlling interests –12 808 –8 394 

The Züblin Group uses interest rate swaps to hedge its exposure to future movements in interest rates. During financial year 2011/2012, 
Züblin entered into two new swap positions starting 30 March 2012 and 5 July 2012. These new swpas are replacing swaps which by 
then will mature. 

All interest rate derivatives are designated as effective under the criteria of IAS 39, and as such, changes in market values of derivative 
financial instruments are recognized in the consolidated comprehensive income statement. The ineffective portion of cash flow hedges 
recognized in the income statement was CHF 0.5 million in the reporting financial year and CHF –0.7 million in the previous year.

Payments on interest rate swaps and interest payments on mortgages and other loans occurred simultaneously.

18.	Derivative	financial	instruments

Cash	flow	hedges

Cash	flow	hedges	in	equity	
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in CHF thousand Notional	
	amounts	
31.3.2012

Notional 
 amounts 

31.3.2011

Fair		
value	

31.3.2012

Fair  
value 

31.3.2011

1 to 12 months 0 n.a. 0 n.a.

1 to 3 years 0 n.a. 0 n.a.

3 to 5 years 14 000 n.a. 561 n.a.

Total	foreign	currency	put-options 14	000	 n.a. 561	 n.a.

– of which assets 0 n.a.

Purpose of these currency put-options is hedging future cash flow in other than the functional currency. The currency put-options are 
stated at their fair values in the category derivative financial instruments whereas gains and losses are recognized through profit and 
loss.

in CHF thousand Notional	
	amounts	
31.3.2012

Notional 
 amounts 

31.3.2011

Fair		
value	

31.3.2012

Fair  
value 

31.3.2011

Cash flow hedges 795 406 765 436 –54 088 –30 829 

Foreign currency put-options 14 000 0 561 0 

Total	derivative	financial	instruments 809	406	 	765	436	 	–53	527	 	–30	829	

– of which liabilities  –54 088  –32 349 

– of which assets 561 1 520 

Currency	options

Total	derivative	financial	instruments
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In CHF thousand  Switzerland  France  Germany  Netherlands  Total  % 

Term	structure

1 to 12 months 193 320 272 609 87 136 70 828 623 893 81%

1 to 3 years 0 0 150 037 0 150 037 19%

3 to 5 years 0 0 0 0 0 0%

More than 5 years 0 0 0 0 0 0%

Total 193	320 272	609 237	173 70	828 773	930 100%

of which:

– Non-current mortgages 56 250 272 609 188 774 38 964 556 597

– Current mortgages 96 823 0 1 857 31 864 130 544

– Mortgages held for sale 40 247 0 46 542 0 86 789

Term	structure,	including	swaps

1 to 12 months 0 89 525 0 22 648 112 173 14%

1 to 3 years 33 320 126 473 237 173 48 180 445 146 58%

3 to 5 years 160 000 56 611 0 0 216 611 28%

More than 5 years 0 0 0 0 0 0%

Total 193	320 272	609 237	173 70	828 773	930 100%

Average	interest	rates 3.05% 4.53% 5.27% 5.50% 4.48%

Contractual	maturity	dates	of	mortgages	

1 to 12 months 136 070 0 0 30 392 166 462 23%

1 to 3 years 57 250 251 041 206 288 20 473 535 052 69%

3 to 5 years 0 21 568 30 885 19 963 72 416 8%

More than 5 years 0 0 0 0 0 0%

Total 193	320 272	609 237	173 70	828 773	930 100%

Fair	value	of	mortgages

Fixed rate mortgages 0 0 155 658 0 155 658 19%

Variable rate mortgages 194 711 290 274 91 401 74 561 650 947 81%

Total 194	711 290	274 247	059 74	561 806	605 100%

19.	Mortgages

Overview	mortgages	as	of	31.3.2012
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In CHF thousand  Switzerland  France  Germany  Netherlands  Total  % 

Term	structure

1 to 12 months 194 120 295 059 107 286 124 134 720 598 82%

1 to 3 years 0 0 0 0 0 0%

3 to 5 years 0 0 161 604 0 161 604 18%

More than 5 years 0 0 0 0 0 0%

Total 194	120 295	059 268	890 124	134 882	202 100%

of which:

– Non-current mortgages  793 088 

– Current mortgages  70 192 

– Mortgages held for sale  18 922 

Term	structure,	including	swaps

1 to 12 months 97 350 0 0 72 114 169 464 19%

1 to 3 years 0 97 383 36 470 0 133 853 15%

3 to 5 years 96 770 174 267 232 420 52 020 555 476 63%

More than 5 years 0 23 409 0 0 23 409 3%

Total 194	120 295	059 268	890 124	134 882	202 100%

Average	interest	rates 2.87% 4.55% 5.32% 5.04% 4.45%

Contractual	maturity	dates	of	mortgages	

1 to 12 months 0 0 0 74 168 74 168 8%

1 to 3 years 194 120 50 841 0 49 966 294 926 33%

3 to 5 years 0 220 809 268 890 0 489 699 56%

More than 5 years 0 23 409 0 0 23 409 3%

Total 194	120 295	059 268	890 124	134 882	202 100%

Fair	value	of	mortgages

Fixed rate mortgages 0 0 167 421 32 040 199 461 22%

Variable rate mortgages 196 602 305 899 112 744 94 347 709 592 78%

Total 196	602 305	899 280	165 126	387 909	053 100%

Overview	mortgages	as	of	31.3.2011
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In the current financial year, the Company rolled over mortgage contracts to the value of CHF 41.1 million. The mortgage portfolio  
of the Züblin Group includes both variable rate and fixed rate loans. As of 31 March 2012, loans with fixed interest rates amounted to 
CHF 150.5 million (previous year 194.2 million). Capitalized closing fees of CHF 3.0 million (previous year CHF 2.5 million) are included 
in the figure for mortgages.

Some of the loan agreements and mortgages include financial covenants which specify, among other things, adherence to certain 
financial indicators (total debt/EBITDA, level of interest cover, loan-to-value ratio, and equity ratio). The financial covenants vary by 
country and loan contract, and are presented in summarized form in the table below:

Switzerland France Germany Netherlands

31.3.2012

Debt/EBITDA 13.5 – 13.75 –

Interest coverage ratio 1.5 1.15 – 1.5 1.4 > 1.5 – 2.0

Loan to value 70% 70% – 75% 70% 60% – 75%

Equity % 30% – 25% –

The Company closely monitors these covenants every quarter and performs sensitivity analyses to changes in earnings, interest rate 
movements and property valuations. The breach of a covenant may have a variety of consequences depending upon the individual 
contract. Generally, in the first instance this would include an increase in the margin or accelerated amortization. If so, there is typically 
a repair period. If after this period, the breach is not repaired, the bank will typically request an accelerated amortization of the loan or 
a partial repayment of the loan. As of the balance sheet date, the Company was in compliance with all of its covenants.
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The following table summarizes the value of investment properties pledged as security for mortgages:

in CHF thousand 31.3.2012 31.3.2011

Book value of assets pledged (investment properties) 835 783  944 471 

Credit drawn (debt secured) 580 610  688 083 

As part of the refinancing of the loan portfolio in Switzerland, all mortgage notes charged against Swiss properties were lodged with 
UBS as the agent. If the conditions agreed in the consortium loan agreement (trigger covenants) are no longer met, the assigned securi-
ties to the value of CHF 136.8 million will be transferred to the lenders.

Furthermore, future rental fee receivables for properties, insurance policies for properties, and shares in subsidiary companies have 
been pledged as security over and above the mortgage liens.

in CHF thousand Nominal value Price in % Fair value Effective interest 
rate in %

As	of	31.3.2012 60 000 104.00% 62 400 4.42%

As	of	31.3.2011  n.a.  n.a.  n.a.  n.a. 

During the financial year 2011/2012 Züblin Immobilien Holding AG issued a 4% bond of CHF 60.0 million. The bond is quoted at the SIX 
Swiss Exchange. The bond has a duration of four years and its proceeds were used to repay short-term loans, to refinance different 
mortgages as well as a to finance a renovation project in France. 

20.	4%	bond	11/15
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in CHF thousand 31.3.2012 31.3.2011

Balance	Sheet	items

Amount of debt – interest 1 3 719 5 714

Amount of equity 2 47 140 47 140

Income	statement

Coupon 2.0% MCS  –861  –949 

Amortized interest 1  618  617 

Total	interest	expense 	–243	 	–332	

1  Under IFRS, the amortized cost method requires that only the interest payment on the amount of debt, currently CHF 3.7 million (prior year CHF 5.7 million) be recorded as interest 
expense. The amount of debt simultaneously declines since the payment reduces the cash value of the interest payments to be made. The interest debt component is part of the balance 
sheet item “Mandatory Convertible Securities”.

2  The equity component of CHF 47.1 million (prior year CHF 47.1 million) is shown in equity as part of non-controlling interests and is unchanged from the prior year. The currency 
tranlsation adjustment is part of the currency translation adjustment on non-controlling interests.

On 7 August 2007, Züblin Immobilière France SA issued 10-year Mandatory Convertible Securities for EUR 35.5 million. The 2.0% Man-
datory Convertible Securities are held in their entirety by Montalcino S.à.r.l., a company controlled by the Forum Group. At the current 
conversion price the securities can be converted into 2 656 250 shares. Under the terms of the 2% Mandatory Convertible Securities 
07/17, the holder has the right to convert the securities at any time after 7 August 2008. Once the term expires on 7 August 2017, the 
securities must be converted. The holder is entitled to a minimum interest level of 2%, but has the right to receive the same level of 
dividend distributions, or distributions from free or capital reserves, as existing shareholders.

21.	2.0%	Mandatory	Convertible	
Securities	France
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The Züblin Group has different pension schemes throughout the countries in which it operates. These schemes vary according to 
local laws and employment regulations. In all countries outside of Switzerland, the plans are defined contribution plans. In the past 
twelve months, expenditures totalling CHF 0.5 million (previous year CHF 0.4 million) for all defined contribution plans were recorded. In 
Switzerland, the pension plan of Züblin Immobilien Management AG has been designated as a defined benefit plan under IAS 19. The 
pension scheme is financed by employees’ and employer’s contributions.

The following amounts are based upon the Project Unit Credit Method:

in CHF thousand 31.3.2012 31.3.2011

Pension liabilities (present value)  3 057  2 721 

Pension assets at market value  2 286  2 121 

Pension	liabilities	(technical	deficit) 	–771	 	–600	

The above amount has been recorded under “Other non-current liabilities”.

22.	Employee	retirement	
benefit	plan
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The pension liabilities and assets changed as follows in the Züblin Group’s consolidated balance sheet:

in CHF thousand 2011/2012 2010/2011

Pension	liabilities	(present	value)	at	1.4. 	2	721	 	2	526	

Actuarial pension expenses  165  147 

Employees’ contributions  104  74 

Interest expenses  75  124 

Paid coverage  –99  –229 

Accrued service cost  –158  105 

Actuarial (gains) and losses  249  –26 

Pension	liabilities	(present	value)	at	31.3. 	3	057	 	2	721	

Pension	assets	at	market	value	at	1.4. 	2	121	 	2	048	

Expected income on plan assets  55  52 

Employer contributions  156  186 

Employees’ contributions  104  124 

Paid coverage  –99  –229 

Actuarial losses  –51  –60 

Pension	assets	at	market	value	at	31.3. 	2	286	 	2	121	

Effective	pension	income 	5	 	–8	
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The following table details the cover of the defined benefit pension plan and the impact of adjustments in the expected or actual values 
of the pension liabilities and assets:

in CHF thousand 31.3.2012 31.3.2011 31.3.2010 31.3.2009 31.3.2008

Pension liabilities (present value)  3 057  2 721  2 526  2 125  1 951 

Pension liabilities at market value  2 286  2 121  2 048  1 798  1 504 

Deficient	cover 	771	 	600	 	478	 	327	 	447	

Adjustments of pension liabilities by experience  17  143  159  296  –26 

Adjustments of pension assets by experience  –51  –60  –105  –99  –53 

Total	actuarial	gains	and	losses 	–34	 	83	 	54	 	198	 	–78	

Expected contribution in the coming year  159  173 

Penison expense is comprised of the following items:

– Current service cost  164  147 

– Interest expense  75  74 

– Expected return on plan assets  –55  –52 

– Accrued service cost  –158  105 

Pension	expenses 	26	 	274	

In the summary of recognized income and expense the following  
pension income and expenses were recorded directly:

Actuarial (gains) and losses  300  34 

Cumulative actuarial (gains) and losses recorded as pension  
income and expense  351  51 
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The calculation of the Group’s pension liabilities is based on the following assumptions:

31.3.2012 31.3.2011

Discount rate 2.25% 2.75%

Expected return on pension assets 2.50% 2.50%

Expected future salary increases 2.00% 2.00%

Expected future pension increases 0.00% 0.00%

Life expectancy in years at age of retirement (man/woman) BVG 2010 GT BVG 2005

Asset allocation: 100% of the assets are managed and invested by a reinsurance company. Furthermore, the Company has insured  
a minimum return on its pension assets. Therefore, a detailed asset allocation is not presented.
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In connection with the rental of its business premises, Züblin Immobilien Management AG has entered into fixed rental commitments 
up to 31 March 2016 at the latest, totalling CHF 1.2 million (previous year CHF 1.5 million). For the reporting financial year, the rental 
payments recorded in the income statement totalled CHF 0.3 million (previous year CHF 0.3 million).

in CHF thousand 31.3.2012 31.3.2011

Liabilities	from	long-term	rental	contracts

1 to 12 months 293 553

1 to 3 years 585 625

3 to 5 years 293 585

more than 5 years 0 0

23.	Liabilities	from	long-term	rental	
contracts
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In accordance with IAS 24, related parties for the reporting financial year included: 
– The Board of Directors
– Members of Züblin Group Management
– Bruin I, S.à.r.l., Luxembourg 1

– Forum European Realty Income L.P., Cayman 1

1 These shareholders together form a group with a total holding of 19.84%. There are no shareholders agreements. These companies are represented on the Board of Directors by 
Andrew N. Walker.

Shareholdings	by	related	parties	as	of	31	March	2012
– Shareholdings by the Board of Directors and the Group Management are disclosed in detail in note 26 (see pages 147 to 148).
– The 2.0% Mandatory Convertible Securities, which were issued in 2007 by Züblin Immobilière France SA (ZIF), were subscribed in 

their entirety by Montalcino S.à.r.l., a company controlled by the Forum Group, and can be converted into 2 656 250 shares of ZIF at 
the current conversion price.

Transactions	with	related	parties	and	significant	shareholders
As mentioned in this note last year under the heading of transactions after the year-end, the French subsidiary Züblin Immobilière 
France (ZIF) underwent a reorganization during the financial year and established a 100% asset management subsidiary, Züblin  
Immobilière France Asset Management (ZIFAM), on 3 May 2011. On 1 June 2011 the employment contract for Pierre Essig (member of 
the Group Management of Züblin Group and CEO in France) and all other employees were transferred from ZIF to the new company. 
ZIFAM was set up to perform the asset management for ZIF and will also provide property management services in future.

As part of this reorganization, the Company provided Pierre Essig with an option to buy the asset management company ZIFAM under 
certain circumstances. This option can only be exercised if Züblin Group or ZIF alter their strategy and give up their asset management 
activities. The option covers ZIFAM’s entire capital and the exercise price is the market value of the company at the time of exercising 
the option.

Apart from the above there were no other transactions with related parties or significant shareholders in financial year 2011/12. Nor 
were any advisory fees paid to related parties or significant shareholders over and above the remuneration disclosed on pages 145 to 
146. The Board of Directors and Group Management continually monitor potential conflicts of interest.

Loans	to	members	of	governing	bodies
No loans have been granted to members of the Board of Directors or the Züblin Group Management.

24.	Related	parties
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in CHF Basic 
compensation

Subsidiaries1 Total

Financial	year	2011/2012

Pierre N. Rossier, Chairman 2 140 000 45 855 185 855

Christian Bubb, Vice-Chairman 65 000 0 65 000

Gerold Bührer, Member 60 000 0 60 000

Andrew N. Walker, Member 3 60 000 14 555 74 555

Dr. Markus Wesnitzer, Member 4 60 000 12 129 72 129

Total	Board	of	Directors 385	000 72	539 457	539

Financial	year	2010/2011

Pierre N. Rossier, Chairman 2 120 000 45 930 165 930

Christian Bubb, Vice-Chairman 62 500 0 62 500

Gerold Bührer, Member 60 000 0 60 000

Andrew N. Walker, Member 3 90 000 13 372 103 372

Dr. Markus Wesnitzer, Member 4 60 000 13 372 73 372

Total	Board	of	Directors 392	500 72	674 465	174

1  Board compensation at the subsidiary level.
2  Pierre N. Rossier is also a member of the Board of Directors of Züblin Immobilière France SA, Paris, ZIAG Immobilien AG, Dusseldorf und Züblin Immobilien AG, Zurich.
3  Andrew N. Walker is also a member of the Board of Directors of Züblin Immobilière France SA, Paris.
4  Dr. Markus Wesnitzer is also a member of the Board of Directors of ZIAG Immobilien AG, Dusseldorf.

25.	Compensation

Compensation	of	the	members	of	the	Board	
of	Directors	
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in CHF Basic 
compensation

Bonus 
in cash

Pension  
fund 1

Total

Financial	year	2011/2012

Bruno Schefer, CEO 620 000 120 000 82 679 822 679

Thomas Wapp, CFO 240 000 60 000 20 208 320 208

Pierre Essig, CEO France 321 096 54 581 45 221 420 898

Total	Group	Management 1	181	096 234	581 148	108 1	563	785

Financial	year	2010/2011

Bruno Schefer, CEO 620 000 125 000 114 864 859 864

Thomas Wapp, CFO 2 120 000 30 000 7 950 157 950

Pierre Essig, CEO France 320 928 60 174 49 883 430 985

Members	who	left	in	financial	year	2010/2011

George E. Aase 3 283 500 0 24 759 308 259

Dr. Oliver Bäumler 4 465 713 0 16 046 481 759

Total	Group	Management 1	810	141 215	174 213	502 2	238	817

1  Employer's contribution.
2  From 1.10.2010.
3  Left the company as of 31.7.2010, on the payroll until 31.1.2011.
4  Left the company as of 30.9.2010, on the payroll until 30.9.2011 (the costs were accrued in full in 2010/2011)

For further information on the compensation model and the compensation paid please refer to the Corporate Governance section, 
page 70.

Compensation	of	the	Group	Management
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Shares 
ZIHAG 1

Restricted 
shares ZIHAG 2

Shares 
ZIF 3

Financial	year	2011/2012

Pierre N. Rossier, Chairman 116 932 0 10 625

Christian Bubb, Vice-Chairman 0 0 0

Gerold Bührer, Member 7 805 0 138

Andrew N. Walker, Member 2 724 0 48

Dr. Markus Wesnitzer, Member 1 139 0 0

Total	Board	of	Directors 128	600 0 10	811

Financial	year	2010/2011

Pierre N. Rossier, Chairman 115 000 1 932 10 000

Christian Bubb, Vice-Chairman 0 0 0

Gerold Bührer, Member 6 666 1 139 130

Andrew N. Walker, Member 0 2 724 46

Dr. Markus Wesnitzer, Member 0 1 139 0

Total	Board	of	Directors 121	666 6	934 10	176

1  Shares ZIHAG = shares in Züblin Immobilien Holding AG.
2  These ZIHAG shares were distributed on 24 April 2008 and were restricted until 23 April 2011.
3  Shares ZIF = shares in Züblin Immobilière France SA.

26.	Shareholdings	

Shareholdings	of	the	Board	of	Directors
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Shares 
ZIHAG 1

Restricted 
shares ZIHAG 2

Shares 
ZIF 3

Financial	year	2011/2012

Bruno Schefer, CEO 40 296 0 5 956

Thomas Wapp, CFO 0 0 0

Pierre Essig, CEO France 0 0 29 308

Total	Group	Management 40	296 0 35	264

Financial	year	2010/2011

Bruno Schefer, CEO 24 967 15 329 5 608

Thomas Wapp, CFO 0 0 0

Pierre Essig, CEO France 0 0 27 584

Total	Group	Management 24	967 15	329 33	192

1  Shares ZIHAG = shares in Züblin Immobilien Holding AG.
2  These ZIHAG shares were distributed on 24 April 2008 and were restricted until 23 April 2011.
3  Shares ZIF = shares in Züblin Immobilière France SA.

Shareholdings	of	the	Group	Management
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Sales	
Two investment properties were sold after the year-end. The first was in Frechen, Germany, which was sold in April 2012 at its market 
value as of 31 March 2012 and the second in Geneva in May 2012 at above the year-end market value. 

Loan from Züblin Immobilien Holding AG (ZIHAG) to Züblin Immobilière Paris Ouest 1 (ZIPO)
On 24 April 2012 ZIHAG granted ZIPO a mezzanine loan to finance the renovation costs of the investment property Newtime “Jatte 1”. 
The loan is drawable on demand and has the following terms and conditions:

– The first instalment of the loan amounts to EUR 35 million, of which EUR 6.5 million was paid out on 24 April 2012
– Interest rate: 9.5% (of which 3% is payable in cash quarterly and 6% is capitalised)
– Term of the loan: to 15 July 2015 (with the option to extend twice by one year)
– ZIHAG will participate in any potential gain in the value of the property in proportion to the ratio of its loan to the project company’s 

equity

As a result of this internal financing the OPCI fund established in the last financial year is no longer needed and will be liquidated.

27.	Events	after	the	balance	sheet	
date
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Company Code City, Address Currency Capital Participation1 Function Owner of

Switzerland

H1 Züblin Immobilien Holding AG Zurich, Claridenstrasse 20 CHF  59 724 486 H Participations in I1, O1, M1, S1, S2, I3, S3, S4

I1 Züblin Immobilien AG Zurich, Claridenstrasse 20 CHF  27 000 000 100% I Properties No. 1–5, 7–9

O1 Züblin Immo AG Zurich, Claridenstrasse 20 CHF  100 000 100% O Property No. 6

M1 Züblin Immobilien Management AG Zurich, Claridenstrasse 20 CHF  100 000 100% M

O2 Weilimmo AG Zurich, Claridenstrasse 20 CHF  1 000 000 100% O Property No. 26

France

S1 Züblin Immobilière France S.A. Neuilly-sur-Seine, 20–26 bd du Parc EUR 17 054 714 46.49% S, I Participations in I2, O3, M2, F1 and properties 
No. 11–14, 16

I2 Züblin Immobilière Paris Ouest 1 SAS Neuilly-sur-Seine, 20–26 bd du Parc EUR 8 212 189 100% I Properties No. 15, 17

O3 SCI Verdun Flourens Neuilly-sur-Seine, 20–26 bd du Parc EUR 500 000 100% O Property No. 10

M2 Züblin Immobilière France Asset  
Management S.A.S.

Neuilly-sur-Seine, 20–26 bd du Parc EUR 500 000 100% M

F1/IA Pierre Vertes Investissement Neuilly-sur-Seine, 20–26 bd du Parc EUR 100 120 100% F

Germany

S2 ZUB Immobilien GmbH Munich, Brienner Strasse 9 EUR 50 000 100% S Participations in I3, O2, O4

I3 ZIAG Immobilien AG Dusseldorf, Rossstrasse 96 EUR 10 000 000 100% I Properties No. 18–24, 27–44

O4 Mittlerer Pfad 2–4 Immobilien GmbH Munich, Brienner Strasse 9 EUR 25 000 100% O Property No. 25

H = Holding company
S = Subholding company
I = Real estate company (owner of various properties)
O = Real estate company (ownder of one property)
M = Management company
F = Financial company/Fund
IA = Inactive
1  The holding percentage corresponds to the total (direct and indirect) participation of Züblin Immobilien Holding AG.

List of 
Group companies
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Company Code Currency Capital Participation1 Function Owner of

Netherlands

S3 Züblin Real Estate Holding NV Diemen, Diemerhof 10–12 EUR 10 213 817 100% S Participations in I4, I5, I6, O5, O6

I4 General City III BV Diemen, Diemerhof 10–12 EUR 18 000 100% I Properties No. 50–58

I5 General City IV BV Diemen, Diemerhof 10–12 EUR 18 000 100% I Properties No. 59–60

I6 General City Properties BV Diemen, Diemerhof 10–12 EUR 18 000 100% I Properties No. 45, 48–49

O5 Mingari Omegapark I BV Diemen, Diemerhof 10–12 EUR 18 000 100% O Property No. 46

O6 Mingari Omegapark II BV Diemen, Diemerhof 10–12 EUR 18 000 100% O Property No. 47

Belgium

S4/IA Züblin Immobilière Belgium SA Brussels, 2–3 bd Louis Schmidt EUR 200 753 100% IA

H = Holding company
S = Subholding company
I = Real estate company (owner of various properties)
O = Real estate company (ownder of one property)
M = Management company
F = Financial company/Fund
IA = Inactive
1  The holding percentage corresponds to the total (direct and indirect) participation of Züblin Immobilien Holding AG.
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To the General Meeting of Züblin Immobilien Holding AG, Zürich
Zurich, 23 May 2012

Report of the statutory auditor on the consolidated financial statements
As statutory auditor, we have audited the consolidated financial statements of Züblin Immobilien Holding AG, which comprise the in-
come statement, statement of comprehensive income, balance sheet, cash flow statement, statement of changes in equity and notes 
(pages 80 to 151), for the year ended 31 March 2012. 

Board of Directors’ responsibility
The Board of Directors is responsible for the preparation and fair presentation of the consolidated financial statements in accordance 
with International Financial Reporting Standards (IFRS), Art. 17 of the Directive on Financial Reporting (“DFR”) of SIX Swiss Exchange 
and the requirements of Swiss law. This responsibility includes designing, implementing and maintaining an internal control system 
relevant to the preparation and fair presentation of consolidated financial statements that are free from material misstatement, whether 
due to fraud or error. The Board of Directors is further responsible for selecting and applying appropriate accounting policies and  
making accounting estimates that are reasonable in the circumstances. 

Auditor’s responsibility
Our responsibility is to express an opinion on these consolidated financial statements based on our audit. We conducted our audit in 
accordance with Swiss law and Swiss Auditing Standards as well as International Standards on Auditing. Those standards require that 
we plan and perform the audit to obtain reasonable assurance whether the consolidated financial statements are free from material 
misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the consolidated financial 
statements. The procedures selected depend on the auditor’s judgment, including the assessment of the risks of material misstate-
ment of the consolidated financial statements, whether due to fraud or error. In making those risk assessments, the auditor considers 
the internal control system relevant to the entity’s preparation of the consolidated financial statements in order to design audit proce-
dures that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the entity’s 
internal control system. An audit also includes evaluating the appropriateness of the accounting policies used and the reasonableness 
of accounting estimates made, as well as evaluating the overall presentation of the consolidated financial statements. We believe that 
the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinion.

Opinion
In our opinion, the consolidated financial statements for the year ended 31 March 2012 give a true and fair view of the financial position, 
the results of operations and the cash flows in accordance with IFRS and comply with Swiss law as well as Art. 17 of the Directive on 
Financial Reporting (“DFR”) of SIX Swiss Exchange. 

Report of the 
statutory auditor
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Report	on	Other	Legal	Requirements
We confirm that we meet the legal requirements on licensing according to the Auditor Over-sight Act (AOA) and independence (article 
728 CO and article 11 AOA) and that there are no circumstances incompatible with our independence. 

In accordance with article 728a paragraph 1 item 3 CO and Swiss Auditing Standard 890, we confirm that an internal control system 
exists, which has been designed for the preparation of consolidated financial statements according to the instructions of the Board of 
Directors.

We recommend that the consolidated financial statements submitted to you be approved.

Ernst & Young Ltd

Daniel Zaugg  Christian Krämer
Licensed audit expert Licensed audit expert
(Auditor in charge)
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EPRA
Performance Measures

The EPRA (European Public Real Estate Association) has developed Best Practice Recommendations for Reporting, Accounting and 
Corporate Governance in the listed real estate sector in recent years. The aim is to ensure consistency and transparency throughout 
the real estate sector. Züblin is a member of EPRA and is reporting the EPRA Performance Measures for the second time. Züblin is also 
disclosing a number of other company-specific figures.

in CHF thousand 1.4.2011	
to	31.3.2012

1.4.2010 
to 31.3.2011

Earnings	of	shareholders	of	Züblin	Immobilien	Holding	AG 3	304 –806

Adjustments:

Changes in market value of investment properties 2 586 17 044

Result from the sale of investment properties 2 807 –3 867

Current tax on result from the sale of investment properties 1 0 850

Changes in fair value derivative financial instruments recorded in income statement –474 687

Deferred taxes in respect of EPRA Earnings adjustments 2 8 243 7 062

Non-controlling interests in respect of the above –330 1 693

EPRA	Earnings	of	shareholders 16	136 22	663

Average number of outstanding shares 59 165 446 59 111 806

EPRA	Earnings	per	share 	0.27	 	0.38	

1  Calculated with the reference tax rate for Switzeland of 21.17% (previous year 22.00%) and for Germany of 31.11% (previous year 31.11%).
2  Changes in fair value derivative financial instruments recorded in income statement.

A.1 EPRA Earnings per share
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in CHF thousand 1.4.2011	
to	31.3.2012

1.4.2010 
to 31.3.2011

EPRA	Earnings 16	136 22	663

Adjustments:

Current tax on result from the sale of investment properties 1 0 –850

Deferred taxes in respect of EPRA Earnings adjustments 2 –8 243 –7 062

Income taxes 4 939 2 690

Cash flow related Income taxes 0 –1 011

Depreciation 219 150

Amortized closing fees (mortgages) 418 995

Interest 2.0% Mandatory Convertible Securities Züblin France 618 617

Currency translation adjustments –1 774 –1 954

Realized currency differences 2 569 945

Non-controlling interests in respect of the above adjustments –239 –515

Cash	flow	related	operating	earnings	of	shareholders 14	643 16	668

Average number of outstanding shares 59 165 446 59 111 806

Cash	flow	related	operating	earnings	per	share 	0.25	 	0.28	

Cash flow related operating earnings of non-controlling interests 1 984 6 752

Cash	flow	related	operating	earnings 16	628 23	420

1  Calculated with the reference tax rate for Switzeland of 21.17% (previous year 22.00%) and for Germany of 31.11% (previous year 31.11%).
2  Changes in fair value derivative financial instruments recorded in income statement.

A.2 Cash flow-related operating 
earnings
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in CHF thousand 31.3.2012 31.3.2011

Number of issued shares 59 724 486 59 724 486

Number of treasury shares –749 877 –457 595

Number	of	outstanding	shares	at	balance	sheet	date 58	974	609 59	266	891

Equity of shareholders 281 987 312 487

Equity	per	share 	4.78	 	5.27	

Equity	of	shareholders	 281	987 312	487

Adjustments:

Fair Value of derivative financial instruments 1 43 461 24 031

Deferred taxes (net) 2 17 212 15 377

EPRA	Net	Asset	Value	(NAV)	of	shareholders	 342	660 351	895

EPRA	NAV	per	share 	5.81	 	5.94	

EPRA	Net	Asset	Value	(NAV)	of	shareholders 342	660 351	895

Adjustments:

Non-controlling interests 56 440 64 194

Fair value of derivative financial instruments from non-controlling interests 1 10 627 6 797

EPRA	Equity	 409	727 422	886

Total Assets 1 286 723 1 376 787

EPRA	Equity	ratio 31.8% 30.7%

1  The total of these two amounts agrees with the total of the short-term and long-term derivative financial instruments.
2  This amount includes all deferred taxes and agrees with the net amount of the deferred tax assets and deferred tax liabilities as stated in the consolidated balance sheet.

B. EPRA Equity  
and EPRA Equity ratio
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in CHF thousand 31.3.2012 31.3.2011

EPRA	Net	Asset	Value	(NAV)	of	shareholders 342	660 351	895

Adjustments:

Fair value of derivative financial instruments –43 461 –24 031

Deferred taxes (net) –17 212 –15 377

Deviation to fair value of mortgages –29 629 –24 313

EPRA	NNNAV 252	358 288	174

Number of outstanding shares at balance sheet date 58 974 609 59 266 891

EPRA	NNNAV	per	share 	4.28	 	4.86	

in CHF thousand 31.3.2012 31.3.2011

Investment	properties 1	206	143 1	282	030

Adjustments:

Renovation projects –211 700 –21 806

Investment properties held for sale –133 251 –20 223

Investment	properties	available	for	lease 861	192 1	240	001

Adjustments:

Transaction costs in case of sale 32 418 48 380

Gross-up	valuation	of	Investment	properties	available	for	lease	(A) 893	611 1	288	381

Annual	rental	income	investment	properties	available	for	lease	(B) 56	066 84	905

Property expenses –6 944 –8 920

Net	Annual	rental	income	(C) 49	122 75	985

Adjustment for lease incentives n.a. n.a.

“Topped-up”	Net	annual	rental	income	(D) 49	122 75	985

EPRA	Gross	Initial	Yield	(GIY)	(B/A) 6.3% 6.6%

EPRA	Net	Initial	Yield	(NIY)	(C/A) 5.5% 5.9%

EPRA	“topped-up”	NIY	(D/A) 5.5% 5.9%

C. EPRA Triple Net Asset Value 
(NNNAV)

D. EPRA Net Yield Disclosure
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in CHF thousand 31.3.2012 31.3.2011

Estimated market rental income of vacant space (A) 8 201 11 146

Estimated market rental value of the whole portfolio (B) 71 861 100 634

EPRA	Vacancy	rate	(A/B) 11.4% 11.1%

in CHF thousand 31.3.2012 31.3.2011

Estimated annual rental income of vacant space (A) 8 201 11 146

Projected annual rental income of the whole portfolio (B) 71 749 97 770

Züblin	Vacancy	rate	(A/B) 11.4% 11.4%

E.1 EPRA Vacancy Rate  
monetary

E.2 Züblin Vacancy Rate  
monetary
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Wüest & Partner AG and W&P Immobilienberatung GmbH (Wüest & Partner), BNP Paribas Real Estate Valuation France and Troostwijk 
(“the valuers”) were commissioned by the Group Management of Züblin Immobilien Holding AG to perform a valuation, for accounting 
purposes, of the properties and property units held by Züblin Immobilien Holding AG and its associated companies (the “Züblin Group”) 
as at 31 March 2012 (reporting date). The valuation encompasses all investment properties as well as sites and investment properties 
under construction.

The portfolio of the Züblin Group is diversified within Switzerland, France, Germany and the Netherlands. The valuations in the different 
countries have been done by:

Wüest & Partner has been fully responsible for the valuations of the Swiss properties.

Wüest & Partner, in coordination with its German subsidiary, W&P Immobilienberatung GmbH, has been fully responsible for the valu-
ations of the German properties.

BNP Paribas Real Estate Valuation France has been fully responsible for the valuations of the French properties. Wüest & Partner has 
been responsible for the coordination of the valuations and the consolidation of the French results into the same reporting format as in 
Germany and Switzerland. The results were not changed as part of this consolidation.

Troostwijk has been fully responsible for the valuations of the Dutch properties. Wüest & Partner has been responsible for the coordi-
nation of the valuations and the consolidation of the Dutch results into the same reporting format as in Germany and Switzerland. The 
results were not changed as part of this consolidation.

The valuers hereby confirm that the valuations were performed in accordance with national and international standards and guidelines 
such as the International Valuation Standards (IVSC) and the standards of the Royal Chartered Surveyors (Red Book). The market val-
ues determined for the investment properties conform with the concept of “fair value” as defined in the International Financial Reporting 
Standards (IFRS) on the basis of revised IAS 40, Paragraphs 33–55 (investment property). Investment properties under construction 
intended for future use as investment properties are listed in Züblin Immobilien Holdings balance sheet in accordance with IAS 40.

Commission

Involved parties

Portfolio Switzerland

Portfolio Germany

Portfolio France

Portfolio Netherlands

Valuation standards

Independent valuer’s report 
Wüest & Partner

08_Finanzbericht_11_12_Zueblin_02_ch_en.indd   159 25.05.2012   09:23:17



Page
160

 Züblin Group
Annual Report 11_12

The Year in Review
Letter to Shareholders

Newtime
Portfolio

Energy efficiency
Corporate Governance

Financial Report 
Group

“Fair value” is defined as the amount for which a property would most probably be exchanged on the open market at the valuation date 
between two independent and knowledgeable parties, willing to buy and sell respectively, with due allowance made for a reasonable 
marketing period. In compliance with IAS 40 Paragraph 51, no allowance is made in the determination of fair value for future value-
enhancing investments (improvements) nor for any associated additional income. Likewise excluded are property transfer costs, real 
property gains and value-added taxes plus any other costs incurred or commissions paid during the process of selling real estate. Nor 
is any account taken of Züblin’s liabilities in respect of taxation (apart from ordinary property taxes) and financing costs.

In valuing properties of the Züblin Group, the valuers applied the discounted cash flow (DCF) method, by which the market value of  
a property is determined as the total of all projected future (100 years) net earnings discounted to the valuation date. The net earning is 
discounted separately for each property with due allowance for specific opportunities and threats, and adjustment in line with market 
conditions and risks. In order to comply with the French valuation regulations (edicted by Afrexim, the French Valuation Companies’ 
association), BNP Paribas Real Estate Valuation France have adopted three different methods:

– direct income capitalisation, where the passing and potential revenue of each property are capitalised before deduction of any out-
standing capital expenditure;

– DCF approach on a 10-year period;
– market comparison approach, based on prices per sq m observed in comparable transactions.

The Market Value is finally determined by comparing the results obtained by the three different methods.

In order for the Market Value of the properties composing the French portfolio to be comparable with the rest of the Züblin portfolio, 
Wüest & Partner have subsequently used plausible valuation assumptions, which enabled them to arrive at the Value determined by 
BNP Paribas Real Estate Valuation France using the methodology described earlier.

Definition of fair value

Valuation method

08_Finanzbericht_11_12_Zueblin_02_ch_en.indd   160 25.05.2012   09:23:17



Page
161

 Züblin Group
Annual Report 11_12

The Year in Review
Letter to Shareholders

Newtime
Portfolio

Energy efficiency
Corporate Governance

Financial Report 
Group

Wüest & Partner, BNP Paribas Real Estate Valuation France and Troostwijk are familiar with all the properties in their respective region, 
having carried out in-spections and examined the documentation provided. The properties have been analysed in detail in terms of their 
quality and risk profiles (attractiveness and lettability of rented premises, construction type and condition, micro- and macro-location 
etc.). Currently unlet premises are valued with due allowance made for a reasonable marketing period.

The valuers will inspect the properties a minimum of every three years as well as following the purchase of properties and upon comple-
tion of larger refurbishments and investment projects.

Within the review period from 1 October 2011 to 31 March 2012 the following properties have been visited:

Switzerland	 Germany
3 Properties 10 properties
visited by Wüest & Partner AG visited by W&P Immobilienberatung GmbH

France	 Netherlands
No site visits No site visits

A total of 60 investment properties and property units were valued as at 31 March 2012. The fair value of all 60 valued properties, in 
accordance with IAS 40, as determined by the valuers on the valuation date is:

Switzerland	 Germany
9 properties with a total value of CHF 370 360 000 27 properties with a total value of EUR 274 663 460

France	 Netherlands
8 properties with a total value of EUR 317 750 000 16 properties with a total value of EUR 102 210 000

Within the review period from 1 September 2011 to 31 March 2012, no investment properties were sold.

Valuation method

Results

Changes during 
reporting period
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The valuation of the properties of the Züblin Group have been performed by Wüest & Partner, BNP Paribas Real Estate Valuation 
France and Troostwijk independently and neutrally in conformity with their business policies. The valuation was carried out solely for 
those purposes specified above; Wüest & Partner, BNP Paribas Real Estate Valuation France and Troostwijk shall accept no liability in 
respect of third parties.

Zurich, 23 April 2012
Wüest & Partner

Dr. Christoph Zaborowski
Chartered Surveyor MRICS, economist, Partner

Pascal Marazzi
Director

Amsterdam, 23 April 2012

Troostwijk Taxaties
Ir. Jordy Kleemans
Consultant & Taxateur van onroerende zaken

Paris, 23 April 2012
BNP Paribas Real Estate Valuation France

Jean-Claude Dubois MRICS
Chartered Surveyor MRICS, Chairman, Member of the I.F.E.I

Independence  
and confidentiality
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The following nominal discount rates were applied to the property valuation:

Table 1 
Region

Minimum discount 
rate (%)

Maximum discount 
rate (%)

Mean discount 
rate (%)*

Switzerland 4.54 5.75 5.04

France 7.32 8.04 7.62

Germany 7.20 10.16 8.30

Netherlands 8.21 10.26 8.78

All regions 4.54 10.26 7.16

* Average of discount rates for individual valuations, weighted by market value

The investment property valuations are based on the following general assumptions:

– The rent rolls from Züblin Group used in the valuation are dated 31 March 2012.

– A one-phase DCF model was adopted. The valuation period extends for 100 years from the valuation date, with an implicit residual 
value in the 11th period.

– Discounting is based on a risk-adjusted interest rate. Rates are determined individually for each property on the basis of appropri-
ate benchmarks derived from arm’s-length transactions. They may be broken down as follows: risk-free interest rate + property risk 
(immobility of capital) + premium for macro-location + premium for micro-location depending on use + premium for property quality 
and income risk + any other specific premiums. Nominal discount rates range between 4.54 and 10.26 depending on the property, 
use and location (see Table 1).

– Unless otherwise stated, the valuations assume inflation as following (where a nominal discount rate is applied, this is adjusted  
accordingly):

 – Switzerland: 1.0%
 – France: 2.0%
 – Germany: 2.0%
 – Netherlands: 2.0%

Annex: valuation assumptions

Investment properties
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– Credit risks posed by specific tenants are not explicitly factored into the valuation.

– Specific indexation of existing rental agreements is accounted for on an individual basis. After expiry of the contracts, an indexation 
factor of 40% to 100% (local average for every country and usage) and an average term of contract of 5 years are assumed.

– For existing tenancies, the timing of individual payments is assumed to comply with the terms of the lease. Following lease expiry, 
cash flows for commercial premises are taken to be quarterly in advance, for housing monthly in advance.

– In terms of running costs, entirely separate service charge accounts are assumed, with no tenancy-related ancillary costs to be borne 
by the owner.

– The maintenance (repair and upkeep) costs were calculated using a building analysis tool. This tool is used to estimate the remaining 
lifespan of individual components based on their present condition, to model periodic refurbishments and to calculate the associated 
annual renewal fund allowances. The calculated values are plausibility tested using cost benchmarks derived from Wüest & Partner 
surveys.
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