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About APV 
 
APV provides specialist valuation, asset management and asset accounting services for a 
wide range of organisations and sectors. While based in Australia, we enjoy close partnerships 
with our clients across the globe, including hundreds of local, state and national governments, 
their agencies, universities, manufacturing and transportation businesses and not-for-profit 
organisations.  
 
Our services include:  
 

▪ Financial reporting valuations delivered in accordance with the IFRS, IPSAS, FASB or 

jurisdictional standards (such as AASB / XRB) covering land, buildings, transport 

infrastructure, water and waste water infrastructure, energy infrastructure, plant and 

equipment, etc. 

▪ Insurance valuations for public sector, not-for-profit sector and commercial assets. 

▪ Asset accounting advice with respect to valuation and depreciation methodologies 

and compliance reviews 

▪ Asset management advise and training with respect to asset management frameworks, 

plans and systems 

▪ Customised training and professional development with a focus on asset accounting 

and asset management. 

 
As leaders in our field, we are proud of our unblemished record of audit approval. APV is 
comprised of a mix of valuers, engineers, quantity surveyors, accountants and IT specialists. 
We tailor our services to meet client needs, helping them get the most from their assets and 
plan effectively for the future. 
 
And while valuation and depreciation can be complex, we keep it simple. We’re constantly 
evolving to offer customers more flexibility and control.  We use leading methodologies and 
custom-built valuation tools that are compliant, comprehensive, logical and truly relevant. 
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Introduction 
 
This visual guide has been developed as a quick reference point and tool to enable 
practitioners to quickly understand the requirements of the accounting standards 
that relate to asset valuation and depreciation.  
 
It has also been developed to assist those who prefer to visual guides over text. 
 
Most of the decision trees were initially created in 2011. For this guide, they have 
recently been updated to reflect changes in the standards including the impact of the 
implementation of AASB13 Fair Value Measurement in 2013, AASB16 Leases in 2019 
and AASB1059 Service Concession Arrangements. 
 
The decision trees provide an overview of the key requirements but DO NOT 
incorporate all the requirements outlined in each accounting standard. Additionally, 
accounting standards are constantly undergoing review and enhancement. As such, if 
you are unsure about a specific requirement as set out in the decision trees we would 
strongly recommend downloading the relevant standard from the AASB website 
(www.aasb.gov.au) and confirming the treatment. 
 
If you have any comments or suggestions on this guide please provide your feedback 
to David@apv.net . 
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Overview of key 
requirements 
 
Most public and not-for-profit sector assets valued under the Australian Accounting 
Standards are valued using the cost approach. While some assets are valued under 
AASB5 Assets Held for Sale and AASB140 Investment Properties, the bulk are valued 
under AASB116 Property Plant and Equipment. 
 
These are generally ‘specialised assets’ where there is no active and open market, and 
they are held not to generate cash but to provide benefit to the community. Following 
changes to AASB136 Impairment in 2016, such specialised assets are no longer 
subject to the requirements of AASB136 provided they are regularly revalued to Fair 
Value. 
 
The approach to valuation is covered by AASB13 Fair Value Measurement. When 
AASB13 was implemented, it changed the definition and concept of Fair Value that 
had previously been incorporated into AASB116 Property Plant and Equipment. This 
included replacing the Depreciated Replacement Cost (DRC) approach with the new 
Current Replacement Cost (CRC) approach. Unfortunately, there are still many 
valuations produced today based on DRC rather than CRC which as a result are not 
consistent with the requirements of AASB13. 
 
AASB13 states that -  
 

• The valuation is a market-based assessment and is not ‘entity specific’ 
 

• The valuation is to be based on the ‘highest and best use’ of the asset taking 
from the ‘perspectives of other market participants’ 

 
• In determining the value consideration has to be given the ‘key 

characteristics relevant to the market participants. Apart from general 
obsolescence these are listed in paragraph 11 as condition, location and 
restrictions. Note that ‘Useful life’ is not listed. This is because Useful Life is a 
depreciation expense concept and is not directly relevant to valuation. 
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AASB13 clarifies that the calculation of the Fair Value is unrelated to depreciation 
expense and should not be determined based on depreciation concepts (such as 
useful life). (i.e DRC).  
 
Specifically it notes in B9 that -  
 

• Under the cost approach you first determine the Replacement Cost and 
then deduct an adjustment for ‘obsolescence’ to calculate the ‘Current 
Replacement Cost’. Note that the adjustment is for ‘obsolescence and NOT 
depreciation. 

 
• ‘Obsolescence for valuation purposes’ is conceptually different and much 

broader than ‘depreciation for financial reporting purposes’ 
 
  
 
In terms of depreciation -  
 

• AASB116 requires that where a part of an asset has a different useful life it is 
to be depreciated separately 

 
• The AASB May 2015 Residual Value added further clarification to this 

requirement. Specifically, that if the component of an asset is renewed at a 
cost lower than the component replacement cost that this confirms that 
the component comprises a short-life (renewal) part and a long-life 
(recyclable) part and that each is to be depreciated separately 

 
• AASB108 example 3 clarifies that if you apply a constant pattern (straight-

line) to calculate depreciation expense it must be based on the carrying 
amount less residual value divided by the remaining useful life. 

 
• Therefore, it is critical that a Fair Value be calculated for each part of each 

component of each asset. 
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Decision Trees 
 
The following decision trees are not designed to include all aspects of the various 
accounting standards. They are designed to provide a quick and easy understanding 
of the key aspects that relate to asset valuation and depreciation. 
 
The decision trees are provided in the following order -  
 
• Overview Integration of the key standards 
• AASB13:  High Level Process 
• AASB13:  Selection of Valuation Techniques 
• AASB116:  Costing of Assets 
• AASB116:  Depreciation Expense 
• AASB123:  Borrowing Costs 
• AASB136:  Impairment 
• AASB5:  Assets Held for Sale 
• AASB140:  Investment Properties 
• AASB141:  Agriculture 
• AASB16:  Leases 
• AASB102: Inventories 
• AASB138:  Intangible Assets 
• AASB138:  Intangible Assets - Amortisation 
• AASB1059:  Service Concession Arrangements 
• AASB1051 Land Under Roads 
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Is it a Financial Asset?

Is it Inventory?

Is it Land or Building 
held primarily for rental 

income or capital 
appreciation?

Does it relate to 
Agricultural Activity?

Will its value be 
recovered principally 
through its Sale, it is 

available for sale and a 
sale is highly probable?

Is it a Leased Asset?

Does it lack physical 
substance?

Financial 
Instruments
(AASB139)

Inventories
(AASB 102)

Investment 
Properties
(AASB 140)

Agriculture
(AASB 141)

Assets Held for Sale
(AASB 5)

Leases
(AASB 16)

Intangible Assets
(AASB 138)

Property Plant and 
Equipment
(AASB 116)

Impairment Decision Tree

 Inventories  
Decision Tree

 Investment Property 
Decision Tree

 Agriculture 
Decision Tree

 Assets Held for Sale 
Decision Tree

 Leases 
Decision Tree

 Intangible Assets 
Decision Tree

 Revaluation and 
Amortisation 
Decision Tree

 Fair Value 
Decision Tree

 Costs of Assets 
Decision Tree

 Depreciation 
Decision Tree

 Borrowing Costs 
Decision Tree

Overview: Valuation of 
As s ets  Dec is ion T ree

Yes
No
Input

Fair Value 
Measurement

AASB13

Is it a Land Under Road?
Land Under Roads

(AASB1051)

Borrowing Costs
AASB 123

As  at 31 Aug  2023

 Land Under Roads  
Decision Tree

C opyright   AP V  V aluers  and Asset Management  2023

Are they assets provided 
to an external entity to 

provide community 
services?

Service Concession 
Arangements
(AASB 1059)

Note: AASB136 no 
longer applies to 
specialised public sector 
assets that regularly 
revalued to fair value

APV
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AAS B 13: Hig h L evel 
Overview

As at 31 Aug 2023

Copyright   APV Valuers and Asset Management  2023

APV

Determine the characteristics of the asset 
(that market participants would take into account when pricing the asset

Obsolescence and AASB13.11 Condition, location and restrictions)

Determine the Market
(Use the Principal or if none the most advantageous)

Identify the potential market participants
(Need not be specific – only need to identify the characteristics 

that distinguish market participants generally)

Establish the Valuation Premise 
By determining the Highest and Best Use 

based from the perspective of the market participants (not the entity)

Select the Valuation Technique 
Which maximises the use of observable inputs and

minimises the use of unobservable inputs

Level 1
(Quoted Price)

Level 2
(Observable 

Market Inputs)

Level 3
(Unobservable
Market Inputs)

Identify significant inputs and adjust for condition and comparability

Market Approach
(if open and active market)

Income Approach
Cost Approach

(most common approach)

Or Combination

Assess Level of Significant Inputs

Determine level of Valuation Hierarchy 
(based on lowest level of significant input)

 Fair 
Value

Provide necessary disclosures based on level of inputs and 
valuation hierarchy

Determine the Unit of Account 
(as a stand alone asset or as part of a group of assets)
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AAS B 13: S elec tion of 
Valuation Tec hnique

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Revalued Amount  = 

Fair Value

(No Impairment)

Revalued Amount = 

Value in Use

(Impairment Loss)

Im
p
a
irm

e
n
t T

e
s
t

Is the amount calculated above greater than the Value in 

Use calculated in accordance with AASB 136 ?

(refer Impairment Decision Tree)

Determine Replacement Cost for each part 

C
o

s
t A

p
p
ro

a
c
h

Fair Value

Sum the parts

Determine value of Remaining Service Potential 

(based on obsolescence, condition, location, restrictions)

Adjust for differences in utility or excess capacity with 

modern equivalent

Split Complex Assets into Parts
 (short-life and long-life parts per AASB May 2015 decision)

Identify all costs

Choose Reproduction or Modern Equivalent?

Current Replacement Cost (CRC)

refer Costing of 

Assets Decision 

Tree

Is the value primarily driven by its income/

profit generating capability? 

Are there current market selling prices or 

recent transaction prices for similar assets

Is there an active and open market? Current market selling price at 

highest and best use

Determine market selling price at 

highest and best use by adjusting 

for differences in service potential, 

condition or other relevant factors 

Determine NPV of the cashflows 

by using DCF etc

In
co

m
e

 

A
p
p

ro
a

c
h

M
a
rk

e
t A

p
p
ro

a
c
h

As at 19 July 2021

Note: Replacement Cost based on 
assumption asset does not presently 
exist and requires replacing in the 
asset s current environment taking 
into account any make-good 
costs that must be incurred for 
surrounding facilities
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AAS B 116: 
C os t of an As s et

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Direct CostIndirect Cost

What is the nature of the transaction?

Recognise at 

 Fair Value  

(refer AASB13 

Fair Value 

Decision Tree)

Can the costs be reliably measured?

If asset is  self constructed   eliminate any internal profits

Is the amount greater than or equal to the Capitalisation Threshold?

Do they represent an element of cost i.e. – 

• Cost of acquisition

• Directly attributable to bringing asset into operation or

• An Obligation to be fulfiled upon decommissioning of the asset

Contributed

Will it lead to an increase in the Service Potential of the Asset? Eg – 

increase useful life, increase capacity, reduce risk of impairment

Will the benefits last greater than 12 months?

Is it  probable  that the benefits will eventuate? For example – 

Approval to proceed has been given

There are no concerns over the ability for the asset to deliver

There are no concerns over the projected being halted or cancelled

Project is not subject to satisfaction of other requirements

Has this assessment been made  at 

the time the cost was incurred  

Are the costs  Borrowing Costs  
Borrowing Costs are to be 

excluded

Account for Impairment Loss in 

accordance with AASB136

(refer AASB136 Decision Tree)

Provide disclosure 

note in the Financial 

Statements 

(if material)

NON CAPITAL

For example

Operational

Expenditure

Routine

Maintenance

Charge to P&L

as Expense

CAPITAL

For example

Refurbishment 

Renewal 

Enhancement

New 

Acquisition

Record as

Asset in

Balance 

Sheet

Monies expended 

to purchase asset at 

 Full Price 

Overhead Borrowing 

Costs (including 

interest)

Paid for at 

 less than 

Full Price 

Contributed 

or Donated

Is the  Recoverable Amount  (refer AASB136 Decision tree) 

greater than or equal to the  Capitalised  Amount?

As at 9 July 2019
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AAS B 116: 
Deprec iation E xpens e

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Identify the  nature  of the service potential provided by the asset.
e.g. Units of output, economic, social, environmental, heritage

Does the asset have significant  parts  with different patterns of consumption?

NO – Non-Complex Asset 
Calculate depreciation for asset as a whole

YES – Complex Asset
Calculate depreciation for each part

Identify whether asset is subject to renewal or not

Identify the  Factors  that drive the consumption 
e.g. Age, physical, condition, functionality, utilization, obsolescence, capacity, safety, etc

Determine the  Pattern of Consumption  
i.e. Constant, increasing, decreasing, varible

Determine the Residual Value and 
Calculate the Depreciable Amount 

(Carrying Amount less Residual Value)

Determine the Useful Life (RUL)

Has either Pattern of Consumption, Residual Value or Useful Life changed from previous year?

NO – Apply 
depreciation 
methodology 

YES – Either – revalue entire class of asset applying new assumptions 
or adjust assumptions ensuring changes are  prospective  and not  retrospective  
(i.e. Open WDV remains same)

Does the depreciation methodology – 
• Match the  pattern of consumption 
• Only depreciate the  Depreciable Amount 
• Depreciate over the Useful Life in a systematic way

Non 
Compliant

Methodology
Does the method – 
• Calculate depreciation by reference to the Depreciable Amount
• Include allowance for Technical or Commercial Obsolescence
• Treat maintenance and capital in accordance with AASB 116
• Not use the  Renewals Annuity  approach
• Calculate depreciation separately for significant components

Reconsider whether a 
different depreciation 
method approach may be 
more appropriate

Can the critical assumptions 
used be supported by 
 sufficient and appropriate  
audit evidence?

Fully 
Compliant

Methodology

A
u

st
ra

li
an

 A
A

S
B

 
In

te
rp

re
ta

ti
o

n
 1

03
0
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Overview: Valuation of 
As s ets  Dec is ion T ree

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Why were the funds borrowed?

 Specifically  
for the Asset

i.e. They would not have been 
borrowed if the asset had not 

acquired

For  General  purposes
i.e. While the funds were used for an asset 

acquisition, whether or not the specific asset was 
acquired would not have affected the decision to 

borrow the funds

Determine  General   borrowing costs 
by excluding borrowing costs that 
 Specifically  relate to the acquisition 

of an asset   

Based on level of borrowing used to 
fund purchase of the asset  Capitalise  
the weighted average  proportion  of  
 general  borrowing costs incurred 

during the period

Is the total amount of  capitalised  
borrowing cost (for all assets) less than 

the total borrowing cost incurred 
during the period?

Reduce the amount of 
 capitalised  interest so 
that there is no excess
i.e expense as Interest 

Expense

Return to  Costing of Assets  Decision tree

 Capitalise  the borrowing costs 
incurred during the period less any 

interest earned from the investment of 
the borrowing

Note: Different 
approaches may be 

required under GFS or 
jurisdictional GAAP
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AAS B 136 Impairment

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Is asset valued on Cost basis?

Take Loss to P&L, 
adjusting firstly 
against goodwill 
(for CGU)  and then 
the asset.

Adjust loss firstly against any 
goodwill (for CGU) and then by 
reducing the asset against ARR 
(if balance exist from previous 
asset increment). Take any 
additional loss to direct to P&L

No 
Adjustment

Reverse against prior 
period Impairment 
Losses (except for 
Goodwill) 

Is Carrying Amount > Recoverable Amount?

Excess = Impairment Loss No Impairment Loss

If any excess: Does this represent a 
reversal of a previous Impairment 

Loss (other than for goodwill)?

Determine  Value in Use 

Determine  Recoverable 
Amount 

= Greater of   Value in Use  and
 Fair Value less Cost to Sell  

Is the entity s principal objective the generation of profit?

Determine whether dealing with specific 
asset or  CGU

For-Profit

Determine  Fair Value less costs to sell 
amount obtainable from the sale of an 
asset or cash-generating unit in an arm s 
length transaction between  
knowledgeable, willing parties, less the 
costs of disposal
(Refer Fair Value Decision Tree)

(Present Value of cashflows expected to 
be generated from asset or CGU)

Not-For-Profit

Is asset specialised, non-cash 
generating and regularly revalued 

to fair value?

AASB13 does 
not apply

Note: A AS B136 no longer 
applies  to specialised public  
sector as sets that regularly 

revalued to fair value
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AAS B 5 
As s ets  Held for S ale

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Will the assets value be recovered principally through its sale 
rather than through continuing use?

Is asset available for immediate 
sale based on reasonable terms 

and a sale is highly probable?

Return to Valuation of Assets 
Decision Tree

Asset Held For Sale
(AASB 5)

Determine Carrying Amount 
(Cost or Fair Value)

Is Carrying Amount greater 
than Fair Value less Cost to Sell

Refer
 Costing of Assets  &/or 

 Fair Value 
Decision Trees

Refer  Impairment  (AASB 136)
Decision Tree

Value to be 
Reported = 

Carrying Amount

(No Impairment)

Value to be 
Reported = 

Fair Value less 
Cost to Sell 

(Impairment Loss)
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AAS B 140 
Inves tment P roperties

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Take any Gains or Losses direct 
to P&L

Expense Depreciation to P&L

Return to Valuation of Assets Decision 
Tree

Is it Land or Building held primarily for rental 
income or capital appreciation?

Is the property leased

Initial Measurement:  at  Cost 

Apply Valuation Policy to all Investment Properties

Value in accordance with 
paragraphs 23 - 25 of AASB 16
 (refer Leases Decision Tree)

Fair Value

Determine change in Market 
Value from previous year

Apply  Market Value Basis  per 
Fair Value Decision Tree

Can  Market Value Basis  per Fair 
Value Decision Tree be reliably 

determined?

Value at Cost and assume 
Residual Value = Nil

Cost

Calculate Depreciation Annually
 (refer Depreciation Decision Tree)
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AAS B 141 
A g ric ulture

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Do Not 
Recognise as an 

Asset

Refer
 Costing of 

Assets  
Decision Tree

Annual Revaluation

Revalue at  Fair Value  less 
estimated  Point of Sale  

Costs
Take change to P&L

Test for   Impairment   annually (refer Impairment Decision Tree)

Return to 
Valuation of 

Assets Decision 
Tree

is the activity biological transformation of biological assets for sale, 
into agricultural produce, or into additional biological assets?

Is the asset either a living animal or plant; or its produce (at the point of harvest)

Are the following criteria satisfied –
• the entity controls the asset as a result of past events;
• it is probable that future economic benefits associated 

with the asset will flow to the entity; 

Can the Fair Value or Cost of the asset be measured reliably?

Is asset available for sale in its  present condition  

Determine  Fair Value  based on 
Market Evidence

Calculate  Fair Value  as DCF discounted at 
current market determined pre-tax rate

Is there an Active Market?

Use  Quoted 
Market Price 

Is the asset  attached  to land?

Calculate DCF based 
on estimated net 

cash flows

Deduct Fair Value of 
land and improvements 

from total Fair Value

Continue with Valuation at   Cost 

Calculate Depreciation Annually (refer Depreciation Decision Tree)

Can Fair Value be reliably measured or has Fair Value been previously been applied?

Initial 
Valuation

 use
  Cost 

Are either of these criteria satisfied –
• Only little transformation has taken 

place since costs were incurred
• Impact of transformation not likely 

to be material for very long time

Initial Valuation:  use  Fair Value  less estimated  Point of Sale Costs 

• use most recent sales price
• market price for similar 

assets adjusted for differences 
or

• Sector benchmarks
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AAS B 16 
L eas es

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Is the lease for – exploration of use of minerals, oil, 
natural gas or similar regenerative resources, biological 

assets, service concession arrangements, licence of 
intellectual property or rights to intangible assets?

AASB16 
does not 

apply
Is the lease for asset of low value or is for short-term 

only?

Initial Recognition:  Right of Use Asset  and  Lease Liability 

  Lease Liability 

Equals present value of the lease 
payments that are not paid at that 
date discounted using the interest 
rate implicit in the lease or if that 
rate cannot be readily determined, 
the lessee s incremental borrowing 
rate

Revalue consistently with other 
Investment Property assets under 

AASB140

Revalue consistently 
with other PP&E assets 

under AASB116 and 
depreciate over its 

remaining useful life

Continue to apply the cost model and 
depreciate over its remaining useful life

Adjust Lease Liability By - 
(a) increasing the carrying amount to 
reflect interest on the lease liability;
(b) reducing the carrying amount to 
reflect the lease payments made; 
and (c) remeasuring the carrying 
amount to reflect any reassessment 
or lease modifications

Does the asset qualify as an investment property per 
AASB140?

  Right of Use  Asset
Comprises – 
(a) amount of initial lease liability, 
(b) lease payments made at or 
prior to commencement date less 
any lease incentives received, 
(c) any direct costs incurred and 
(d) estimated future dismantling 
and removal costs required under 
the lease

Is the asset an item of PP&E which is would otherwise be 
revalued under AASB116?

Do wish to revalue the asset?

Do you elect to apply 
AASB16 requirements?
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AAS B 102 
Inventories

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Is the asset – 

(a) held for sale in the ordinary course of business;

(b) in the process of production for such sale; or

(c) in the form of materials or supplies to be consumed in 

the production process or in the rendering of services.

Return to 

Valuation of 

Assets Decision 

Tree

Is the entity a Not-For-Profit entity and 

inventory acquired at no or nominal cost?

Current Replacement Cost

(at date of acquisition) 

Is it inventory of a Service Provider? Cost of Production

Is the inventory a biological asset?

Can cost be approximated 

by Standard Cost?

Can cost be approximated 

by Retail Method?

Fair Value less estimated Point of Sale 

Costs (refer Agriculture Decision tree)

Standard Cost

(assume normal levels of activity)

Retail Method

(reduce sales price by gross margin)

Total  Cost  sum of Costs of Purchase, Costs of Conversion and Other Costs

Use appropriate method  based on Nature of the Inventories  to determine  Cost 

 ordinary interchangeable 

Use either FIFO or Weighted Average

 produced and segregated for specific projects 

Specific identification of individual costs

Is the entity  Not For Profit  and assets are held for distribution at no or nominal cost?

NRV = estimated Selling Price in 

ordinary course of business

NRV = Replacement Cost entity 

would be prepared to incur

Is  Cost >  NRV  Is  Cost >  NRV  

CostEstimated Selling Price Current Replacement Cost

D
e

te
rm

in
e
  

C
o

s
t  

S
u
m

 o
f c

o
s
ts

 o
f p

u
rc

h
a

s
e
, c

o
n
v
e
rs

io
n

 a
n
d
 o

th
e
r c

o
s
ts

D
e
te

rm
in

e
 

 
N

e
t R

e
a
lis

a
b

le
 

V
a
lu

e  

A
n

n
u

a
l 

A
s

s
e
s
s
m

e
n

t

Any adjustments made directly made directly to P&L

Yes
No
Input
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AAS B 138 
Intang ible As s ets

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV
Does  it meet the definition of an Intangible Asset –
•  Lacks  physical substance 
• Is not a  monetary  asset
• Is  separable  or  arises from contractual or other right 
• Is  controlled  by entity (power to benefit or deny access to future 

economic benefits of the asset)
• Provides Future Economic Benefit

Is it probable that the future economic benefits will eventuate?

Can the costs be measured reliably?

Return to 
 Valuation of 

Assets  
Decision Tree

What is the source of the asset?

External

Nature of Expenditure

 Development 

Charge as 
Expense to 

P&L 
Account

Capitalise as Intangible Asset 

Go to Revaluation and Amortisation of 
Intangible Assets Decision Tree

Refer 
Costing of Assets or

Fair Value 
Decision Trees

Value at 
 Carrying 

Amount  of 
asset given up

Separate Acquisition
• Cost or 
• If Not For Profit & No or 

nominal Cost   Fair Value

Subsequent to initial 
acquisition of existing 

Intangible

Internally 
Generated 
Intangible

Internally 
Generated 
Goodwill

Internally Generated

Is  expenditure for brand, masthead, 
customer list or  similar

Government Grant
• Fair Value

Exchange of Assets
• Fair Value 

Business Combination
• Fair Value

Does the exchange –
• Have commercial 

substance
• Enable reliable 

measured of FV

Is there –
• Technical feasibility of completing asset
• Intention to complete and use / sell asset
• Ability to use / sell asset
• Likelihood of generation of future economic 

benefits
• Availability of adequate technical, financial and 

other resources to complete the development and 
to use / sell asset; and

• Ability for the entity to reliably measure expenditure

 Research 

Yes
No
Input   
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AAS B 138 : Amortis ation 
of  Intang ible As s ets

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Carrying Amount = 
Market Value at last 

revaluation less accumulated 
depreciation and accumulated 

impairment

Carrying Amount = 
Cost less accumulated 

depreciation and 
accumulated 
impairment

Assess  Useful Life 

Length or Number of 
Production Units

Contract 
Period

Include Renewal 
Period

Determine 
 Useful Life 

Assume = NIL unless
• There is commitment to purchase at end of life or
• RV determined by reference to Active Market; and 
• Probable that Active Market will exist at end of useful 

life

Amortise 

Assess for Impairment  (refer Impairment Decision Tree)

Can Market Value be determined 
from an  active market  

Revaluation

Has asset been valued at  Market 
Value  previously?

Carrying 
Amount = 

Market Value

Calculate Amortisation Annually

Can they be  renewed 

Is Useful life limited by Contractual or 
Other Legal Rights?

Determine 
 Residual 

Value 

Deduct Amortisation from Carrying Amount

Do Not 
Amortise

IndefiniteFinite

Cost

Apply same Valuation Policy to all Intangible Assets

Can  Pattern of Consumption  be determined reliably?

Use  Pattern of Consumption Use  Straight-Line 
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A AS B 1059 S ervic e 
C onc es s ion Arrang ements

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Is the asset used in the 
arrangement for its entire 

econcomic life?

NOT a Service Concession 
Arrangement Asset
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05
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Does the  operator  manage at least some of the public services 

independently of government direction?

Can the government control or regulate the price charged for the 

services?

Can the government control to whom the operator must provide 

the services?

Can the government control or regulate what services are to be 

provided?

Does the govenrment control any significant residual interest in 

the asset at the end of the arrangement?

Determine how the asset was asset acquired?

Transfer from PPE to 
Service Concession 
Arrangement Asset

Recognise as Service Concesion Arrangement Asset at Fair Value

R
e

co
gn

is
e 

A
ss

e
t

Constructed, developed or 
acquired from 3rd party by 

Operator

Existing asset of the 
Operator

Upgrade to existing 
Government asset

Existing Government 
asset

Does the arrangement involve an  operator  providing public 
services using assets on behalf of the government?

R
e

co
gn

is
e 

Li
ab

ili
ty

Service Concession 
Arrangement Assets

Government pays specified or determinable 
payments to the Operator

Financial Liability

As payments made recognise – 
• Adjustment to Liability
• Interest Expense (Finance Charge)
• Charges for Services

Operator provides Operator with right to charge 
users of the asset

Grant of Right Liability
(recognise as unearned portion of revenue)

As revenue received – 
• Reduce liability 
         (according to economic substance of SCA)
• Recognise revenue
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AAS B 1051
L and Under R oads

Yes
No
Input

As  at 31 Aug  2023

C opyright   AP V  V aluers  and Asset Management  2023

APV

Is the land under road
recognised as at 1 July 2008?

Adjust opening balance 
of accumulated surplus 
(deficiency) as at 1 July 
2008. Comparative data 

is not adjusted.

Measure at cost or fair 
value 

Do not recognise.
No Adjustment 

required

Derecognise as at 
1 July 2008. 

Adjust opening 
balance of 

accumulated surplus 
(deficiency) as at 1 

July 2008. 
Comparative data is 

not adjusted. 

May either -
• revise the carrying 

amount under 
paragraph 10. 

• continue with the 
previous cost or fair 
value choice.

• change from cost to fair 
value or vice versa. 

Any adjustment is made to 
opening balance of 

accumulated surplus 
(deficiency) as at 1 July 

2008. Comparative data is 
not adjusted. 

Do you want to continue 
to recognise it?

Do you want to 
recognise it?
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