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Independent Auditor’s Report 
 

 

To the Unitholders of Bualuang Office Leasehold Real Estate Investment Trust 

 

 

Opinion 

 

I have audited the accompanying financial statements of Bualuang Office Leasehold Real Estate Investment 

Trust (the Trust), which comprise of the balance sheet and details of investments as at 31 December 2018, 

the statements of income, changes in net assets, cash flows and the significant financial information for the 

period from 6 February 2018 (date of incorporation) to 31 December 2018, and notes, comprising a summary 

of significant accounting policies and other explanatory information. 

 

In my opinion, the accompanying financial statements present fairly, in all material respects, the financial 

position of the Trust as at 31 December 2018, and its financial performance, changes in net assets, cash flows 

and the significant financial information for the period from 6 February 2018 (date of incorporation) to  

31 December 2018 in accordance with Thai Financial Reporting Standards (TFRSs).  

 

Basis for Opinion  

 

I conducted my audit in accordance with Thai Standards on Auditing (TSAs). My responsibilities under those 

standards are further described in the Auditor’s Responsibilities for the Audit of the Financial Statements 

section of my report. I am independent of the Trust in accordance with the Code of Ethics for Professional 

Accountants issued by the Federation of Accounting Professions that is relevant to my audit of the financial 

statements, and I have fulfilled my other ethical responsibilities in accordance with these requirements. I 

believe that the audit evidence I have obtained is sufficient and appropriate to provide a basis for my opinion. 

 

Key Audit Matter 

  

Key audit matter is those matters that, in my professional judgment, were of most significance in my audit  

of the financial statements of the current period. This matter was addressed in the context of my audit of  

the financial statements as a whole, and in forming my opinion thereon, and I do not provide a separate opinion 

on this matter. 
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Valuation of investments in leasehold properties 

Refer to Notes 4 (a) and 6 to the financial statements. 

The key audit matter How the matter was addressed in the audit 

Investments in leasehold properties are 

measured at fair value and are material to the 

Trust’s financial statements. The fair value of 

investments in leasehold properties is 

estimated by income approach using 

discounted future cash flows based on future 

operating results of each property. The Trust 

engaged independent external valuers to assist 

in valuing the fair value of these investments.  

 

Identification and assessment of the fair value 

require significant judgment in determining 

the key assumptions. This is an area that my 

audit is particularly concentrated on.  

 

My audit procedures included 

 

• understanding and evaluating the basis upon which 

the Trust identified and assessed the fair value. 

 

• evaluating the independence, qualifications and 

competence of valuers of the Trust. 

 

• evaluating the appropriateness of the measurement 

basis and key assumptions used for estimating the fair 

value by comparing them against available industry 

data, considering the reasonableness of significant 

change in the fair value from the date of incorporation, 

sampling checked the relevant documents, and 

recomputing the valuation based on the discounted 

cash flows. 

 

• considering the adequacy of the disclosures in 

accordance with Thai Financial Reporting Standards. 
 

 

Other Information 

 

The REIT manager is responsible for the other information. The other information comprises the information 

included in the annual report, but does not include the financial statements and my auditor’s report thereon. 

The annual report is expected to be made available to me after the date of this auditor's report. 

 

My opinion on the financial statements does not cover the other information and I will not express any form 

of assurance conclusion thereon.  

 

In connection with my audit of the financial statements, my responsibility is to read the other information 

identified above when it becomes available and, in doing so, consider whether the other information is 

materially inconsistent with the financial statements or my knowledge obtained in the audit, or otherwise 

appears to be materially misstated.  

 

When I read the annual report, if I conclude that there is a material misstatement therein, I am required to 

communicate the matter to those charged with governance and request that the correction be made. 

 

The REIT manager’s responsibility for the Financial Statements 

 

The REIT manager is responsible for the preparation and fair presentation of the financial statements in 

accordance with TFRSs, and for such internal control as REIT manager determines is necessary to enable the 

preparation of financial statements that are free from material misstatement, whether due to fraud or error. 
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In preparing the financial statements, REIT manager is responsible for assessing the Trust’s ability to continue 

as a going concern, disclosing, as applicable, matters related to going concern and using the going concern 

basis of accounting unless REIT manager either intends to liquidate or to cease operations, or has no realistic 

alternative but to do so. 

 

The REIT manager is responsible for overseeing the Trust’s financial reporting process. 

 

Auditor’s Responsibilities for the Audit of the Financial Statements  

 

My objectives are to obtain reasonable assurance about whether the financial statements as a whole are free 

from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes my 

opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in 

accordance with TSAs will always detect a material misstatement when it exists. Misstatements can arise from 

fraud or error and are considered material if, individually or in the aggregate, they could reasonably be 

expected to influence the economic decisions of users taken on the basis of these financial statements.  

 

As part of an audit in accordance with TSAs, I exercise professional judgment and maintain professional 

skepticism throughout the audit. I also:  

 

• Identify and assess the risks of material misstatement of the financial statements, whether due to fraud or 

error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is 

sufficient and appropriate to provide a basis for my opinion. The risk of not detecting a material 

misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve 

collusion, forgery, intentional omissions, misrepresentations, or the override of internal control.  

 

• Obtain an understanding of internal control relevant to the audit in order to design audit procedures that 

are appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness 

of the Trust’s internal control. 

 

• Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates 

and related disclosures made by REIT manager.  

 

• Conclude on the appropriateness of REIT manager’s use of the going concern basis of accounting and, 

based on the audit evidence obtained, whether a material uncertainty exists related to events or conditions 

that may cast significant doubt on the Trust’s ability to continue as a going concern. If I conclude that a 

material uncertainty exists, I am required to draw attention in my auditor’s report to the related disclosures 

in the financial statements or, if such disclosures are inadequate, to modify my opinion. My conclusions 

are based on the audit evidence obtained up to the date of my auditor’s report. However, future events or 

conditions may cause the Trust to cease to continue as a going concern.  

 

• Evaluate the overall presentation, structure and content of the financial statements, including the 

disclosures, and whether the financial statements represent the underlying transactions and events in a 

manner that achieves fair presentation.  



 

 

 

 

 4 

 

I communicate with REIT manager regarding, among other matters, the planned scope and timing of the audit 

and significant audit findings, including any significant deficiencies in internal control that I identify during 

my audit.  

 

I also provide REIT manager with a statement that I have complied with relevant ethical requirements 

regarding independence, and to communicate with them all relationships and other matters that may 

reasonably be thought to bear on my independence, and where applicable, related safeguards.  

 

From the matters communicated with REIT manager, I determine those matters that were of most significance 

in the audit of the financial statements of the current period and are therefore the key audit matters. I describe 

these matters in my auditor’s report unless law or regulation precludes public disclosure about the matter or 

when, in extremely rare circumstances, I determine that a matter should not be communicated in my report 

because the adverse consequences of doing so would reasonably be expected to outweigh the public interest 

benefits of such communication. 

 

 

 

 

 

 

 

(Sujitra Masena) 

Certified Public Accountant  

Registration No. 8645 

 

KPMG Phoomchai Audit Ltd. 

Bangkok 

25 February 2019 

 

 



Bualuang Office Leasehold Real Estate Investment Trust

Balance sheet

Note 31 December 2018

(in Baht)

Assets

Investments in leasehold properties at fair value 

(At cost: Baht 4,569.9 million) 6 4,491,000,000            

Investments in cash at financial institution at fair value

(At cost: Baht 143.6 million) 143,605,079               

Cash and cash equivalents 5, 7 134,921,117               

Rental and service receivables 5, 8 55,752,275 

Accrued income 6,455,758                   

Accrued interest income 5 330,528                      

Deferred expenses 9 2,171,982 

Refundable value added tax 17,801,438 

Refundable deposits 10,726,388 

Other assets 1,855,480 

Total assets 4,864,620,045            

Liabilities 5

Trade accounts payable 18,990,116                 

Other payables and accrued expenses 31,923,049                 

Rental and service income received in advance 77,703,343                 

Deposits from rental and services 111,281,114               

Long-term borrowings 10 920,000,000               

Other liabilities 1,913,200                   

Total liabilities 1,161,810,822            

Net assets 3,702,809,223            

Net assets 

Trust registered capital 11 3,620,030,160            

Capital from unitholders 11 3,620,030,160            

Profit for the period 11 82,779,063                 

Net assets 3,702,809,223            

Net asset value per unit 10.0401                      

Number of units issued at the end of period (units) 368,800,000               

The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Detail of investments

Areas held Percentage 

by the Trust Cost Fair value of investments

Investments in leasehold properties (Note 6)

Leasehold rights on land, office buildings 

and its component parts under 2 projects

1. True Tower 1 project

Location 18, Ratchadapisek Road, Kwang

   Huai Khwang, Khet Huai Khwang

   Bangkok 10310

Leasehold rights on land, office building and 

   its component parts including leasable area, 

   common areas and parking areas 63,615 sq.m 2,721,859,000    

Tool, fixtures, equipment and utility systems 212,281,308       

2,934,140,308    2,806,000,000    60.54

2. True Tower 2 project

Location 1252, 1252/1 - 1252/3, 

  Pattanakarn Road, Kwang Suan Luang, 

  Khet Suan Luang, Bangkok 10250

Leasehold rights on land, office building and 

   its component parts including leasable area, 

   common areas and parking areas 41,417 sq.m 1,417,325,000    

Tool, fixtures, equipment and utility systems 218,387,851       

1,635,712,851    1,685,000,000    36.36

Total investments in leasehold properties 4,569,853,159    4,491,000,000    96.90

31 December 2018

(in Baht)

Type of investments

The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Detail of investments 

Percentage 

Maturity date Interest rate Cost Fair value of investments

(% per annum)

Investments in cash at 

  financial institution

Fixed deposits

CIMB Thai Bank Public 

Company Limited 21 January 2019 1.20 12,500,000 12,500,000 0.27

CIMB Thai Bank Public 

Company Limited 26 February 2019 1.20 21,540,172 21,540,172 0.46

CIMB Thai Bank Public 

Company Limited 7 May 2019 1.30 30,055,151 30,055,151 0.65

CIMB Thai Bank Public 

Company Limited 8 November 2019 1.35 79,509,756       79,509,756       1.72

Total investments in cash at

  financial institution 143,605,079 143,605,079 3.10

Total investments 4,713,458,238 4,634,605,079 100.00

Type of investments/

Issuer

31 December 2018

(in Baht)

The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Statement of income 

For the period from

6 February 2018

Note to 31 December 2018

(in Baht)

Investment income 5

Rental and service income 496,044,024                       

Interest income 2,347,203                           

Other income 7,808,409                           

Total income 506,199,636                       

Expenses

Management fees 5, 13 11,846,989                         

Trustee fees 5, 13 7,703,580                           

Registrar fees 13 1,351,641                           

Property management fees 5, 13 30,632,678                         

Professional fees 1,384,205                           

Amortisation of deferred expenses 9 453,258                              

Costs of rental and services 5 141,461,580                       

Administration expenses 2,810,248                           

Finance costs 5 35,029,315                         

Total expenses 232,673,494                       

Net investment income 273,526,142                       

Net loss on investments 

Net unrealised loss on investments in leasehold properties 6 (78,853,159)                        

Total net loss on investments (78,853,159)                        

Net increase in net assets from operations 194,672,983                       

 The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Statement of changes in net assets 

For the period from

6 February 2018

Note to 31 December 2018

(in Baht)

Increase in net assets from operations during period

Investment income 273,526,142                 

Net unrealised loss on investments in leasehold properties 6 (78,853,159)                 

Increase in net assets from operations 194,672,983                 

Investment trusts sold during period 11 3,688,000,000 

Distribution to unitholders 12 (111,893,920)

The reduction of paid-in capital distributed to unitholders 11 (67,969,840)                 

Increase in net assets during period 3,702,809,223              

Net assets at the beginning of period -

Net assets at the end of period 3,702,809,223              

 The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Statement of cash flows 

For the period from

6 February 2018

Note to 31 December 2018

(in Baht)

Cash flows from operating activities

Net increase in net assets from operations 194,672,983 

Adjustments to reconcile increase in net assets from 

   operations to net cash used in operating activities

Purchases of investments in leasehold properties 6 (4,569,853,159)

Purchase of investments in cash at financial institution (143,605,079)           

Amortisation of deferred expenses 9 453,258 

Increase in rental and service receivables (55,752,275)             

Increase in accrued income (6,455,758)               

Increase in refundable value added tax (17,801,438)

Increase in refundable deposits (10,726,388)             

Increase in other assets (1,855,480)               

Increase in trade accounts payable 18,990,116 

Increase in other payables and accrued expenses 18,746,885              

Increase in rental and service income received in advance 77,703,343 

Increase in deposits from rental and services 111,281,114            

Increase in other liabilities 1,913,200 

Interest income (2,347,203)

Interest received 2,016,675                

Finance costs 35,029,315 

Net unrealised loss on investments in leasehold properties 6 78,853,159 

Net cash used in operating activities (4,268,736,732)        

 The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Statement of cash flows

For the period from

6 February 2018

Note to 31 December 2018

(in Baht)

Cash flows from financing activities

Proceeds from issued of trust capital from unitholders 11 3,688,000,000         

Proceeds from long-term loans 10 920,000,000            

Payment for the trust unit issuance costs and 

offering the trust unit expenses 9 (2,625,240)

Interest paid (21,853,151)             

Distribution to unitholders 12 (111,893,920)           

The reduction of paid-in capital distributed to unitholders 11 (67,969,840)             

Net cash from financing activities 4,403,657,849         

Net increase in cash and cash equivalents 134,921,117            

Cash and cash equivalents as at 6 February 2018 (date of incorporation) -                              

Cash and cash equivalents as at 31 December 2018 7 134,921,117            

 The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust

Significant financial information

For the period from

6 February 2018

to 31 December 2018

Information on operating results (per unit)

Net assets value at the beginning of period -                                   

Income from investing activities

   Net investment income 0.7416                         

   Net unrealised loss on investments in leasehold properties (0.2138)                        

Total income from investing activities 0.5278                         

Add Increase in capital from unitholders 10.0000                       

Less  Distribution to unitholders (0.3034)                        

Less The reduction of paid-in capital distributed to unitholders (0.1843)                        

Net assets value at the end of period 10.0401                       

Ratio of net increase in net assets from operations 

   to average net assets during the period (%) 5.22                             

Significant financial ratios and additional significant information

Net assets as at 31 December 2018 3,702,809,223             

Ratio of total expenses to average net assets during the period (%) 6.24                             

Ratio of total investment income to average net assets during the period (%) 13.57                           

Ratio of weighted average investment purchases and sales during the period

   to average net assets during the period (%) * 122.48                         

Average net assets during the period 3,731,116,815             

* The value of investment purchases and sales during the period does not include cash at financial instisutions and 

   investments in cash at financial institution, and are calculated by a weighted average basis over the accounting 

   period.

(in Baht)

  The accompanying notes are an integral part of these financial statements.
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Bualuang Office Leasehold Real Estate Investment Trust 
Notes to financial statements 

For the period from 6 February 2018 (date of incorporation) to 31 December 2018 
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These notes form an integral part of the financial statements. 

 

The financial statements issued for Thai regulatory reporting purposes are prepared in the  

Thai language. These English language financial statements have been prepared from the Thai language 

financial statements, and were authorised for issue by the authorised director of the REIT manager  

on 25 February 2019. 

 

1 Description of Bualuang Office Leasehold Real Estate Investment Trust 
 

Bualuang Office Leasehold Real Estate Investment Trust (“the Trust”) is a real estate investment trust 

established under the Trust for Transaction in Capital Market Act, B.E. 2550 (“the Act”) in 

accordance with the Trust Deed signed on 6 February 2018 between BBL Asset Management 

Company Limited as the Trust Settlor and Krung Thai Asset Management Public Company Limited as 

the Trustee. On 6 February 2018, the Trust was established as a specific closed-end real estate 

investment trust with an indefinite term. The Trust’s objectives are to raise funds from investors and 

use funds to invest in the major leasehold properties by lease and/ or sublease under 2 projects as 

follows: 
 

1.1 True Tower 1 Project, descriptions of investment were as follows: 

 

Location 18, Ratchadapisek Road, Kwang Huai Khwang, 

Khet Huai Khwang, Bangkok 10310 

Ownership The land and building are owned by True Properties Company 

Limited 
Gross floor area 63,615 sq.m.  

Net leasable area 37,315 sq.m. 

Type of investment 1. Leasehold rights over the land (all) 

2. Leasehold rights over building and its component parts (all)  

  which located on land above 

3. Freehold rights over tools, fixtures, equipment and utility    

  systems 

Investment period 30 years (ended on 7 February 2048) 
 

1.2 True Tower 2 Project, descriptions of investment were as follows: 

 

Location 1252, 1252/1 - 1252/3, Pattanakarn Road, Kwang Suan Luang, 

Ket Suan Luang, Bangkok 10250 

Ownership The land and building are owned by True Properties Company 

Limited 
Gross floor area 41,417 sq.m.  

Net leasable area 25,072 sq.m. 

Type of investment 1. Leasehold rights over the land (all) 

2. Leasehold rights over building and its component parts (all)  

  which located on land above 

3. Freehold rights over tools, fixtures, equipment and utility    

  systems 

Investment period 30 years (ended on 7 February 2048) 
 

On 27 February 2018, the Stock Exchange of Thailand approved the listing of the Trust’s units and 

permitted their trading from 28 February 2018 onwards. 
 

 



Bualuang Office Leasehold Real Estate Investment Trust 
Notes to financial statements 

For the period from 6 February 2018 (date of incorporation) to 31 December 2018 
 

 

 15 

The Trust is managed by BBL Asset Management Company Limited (“the REIT Manager”), Krung 

Thai Asset Management Public Company Limited acts as the Trustee and True Properties Company 

Limited acts as the Property Manager. 

 

 As at 31 December 2018, the Trust’s major unitholder is True Properties Company Limited, which 

holds 15.18%. 

 

2 Basis of preparation of the financial statements 
 

(a) Statement of compliance 

 

The financial statements are prepared in accordance with Thai Financial Reporting Standards (“TFRS”); 

guidelines promulgated by the Federation of Accounting Professions (“FAP”); and applicable rules and 

regulations of the Thai Securities and Exchange Commission. In addition, the financial statements have 

been prepared in accordance with TAS No.106 “Accounting for Investment Companies”. 

 

The FAP has issued new and revised TFRS effective for annual accounting periods beginning on or 

after 1 January 2018. The initial application of these new and revised TFRS has resulted in changes in 

certain of the Trust’s accounting policies. These changes have no material effect on the financial 

statements. 

 

In addition to the above new and revised TFRS, the FAP has issued a number of new and revised TFRS 

which are not yet effective for current periods. The Trust has not early adopted these standards in 

preparing these financial statements. Those new and revised TFRS that are relevant to the Trust’s 

operations are disclosed in note 19 to the financial statements. 

 

(b) Basis of measurement 

 

The financial statements have been prepared on the historical cost basis except for investment 

properties and investments in cash at financial institution are measured at fair value.  

 

(c) Functional and presentation currency  

 

The financial statements are prepared and presented in Thai Baht, which is the Trust’s functional 

currency. All financial information presented in Thai Baht has been rounded in the notes to the financial 

statements to the nearest thousand Baht unless otherwise stated. 

 

(d) Use of judgments and estimates 

 

The preparation of financial statements in conformity with TFRS requires the REIT manager to make 

judgments, estimates and assumptions that affect the application of accounting policies and the 

reported amounts of assets, liabilities, income and expenses. Actual results may differ from these 

estimates. 

 

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting 

estimates are recognised prospectively. 

 

Information about significant areas of estimation uncertainties that have a significant risk of resulting 

in a material adjustments to the carrying amounts of assets and liabilities within the year ending 31 

December 2019 is included in note 6 Investments in leasehold properties. 
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3 Distribution policy 
 

 The Trust has policy to pay distributions to unitholders at least 2 times per year as follows: 

 

1) The REIT manager shall pay distributions to unitholders that, in aggregate, amount to not less than 

90% of adjusted net profit for the fiscal year which will pay within 90 days from the fiscal year or 

accounting period that had paid distributions or any other rates set by the Thai Securities and 

Exchange Commission. 

 

However, the REIT manager may consider to reserve money for major renovation following the 

propose plan by Property Manager that, in aggregate, amount not more than 5% revenue from 

operation for the fiscal year. In this regard, the REIT manager will consider the necessary, the 

sufficiency of investments for major renovation including other financing activities such as short-

term borrowings etc. 

 

The adjusted net profit means the net profit not including the unrealised gain from the appraisal or 

verification of the appraisal of the Trust’s asset and deduct with the reserve for repayments of 

borrowings or commitment incurred from obtaining borrowings by the Trust. 

 

2) In case where the Trust has accumulated losses, the REIT manager shall not to pay any 

distributions to the unitholders.  

 

In considering the payment of interim distributions, the determination of the distribution rate will 

depend on judgment of REIT manager. If the value of interim distribution per unit to be paid 

quarterly or year-end are lower than or equal to Baht 0.10, the REIT manager reserves the rights 

not to pay distribution at that time and to carry such distribution forward for payment together 

with the next distribution payment. 

 

4 Significant accounting policies 
 

(a) Measurement of investments 

 

Investments are recognised as assets at cost on the date which the Trust has rights on investments.  

The cost of investments comprises the purchase prices and all direct expenses paid by the Trust in 

order to acquire such investments. 

 

Investments in leasehold properties 

 

  Investments in leasehold properties are measured at fair value.  
 

  The REIT manager measured fair value at the first reporting date after the acquisition of the leasehold 

rights based on the cost of investments, and will remeasure them at subsequent reporting dates at fair 

value, using the appraisal value assessed by an independent appraiser approved pursuant to the 

Notification of the Securities and Exchange Commission concerning the granting of approval of 

valuation companies and principle valuers for public use. Valuation will be made when economic 

conditions change, but at least every years, commencing from the date of the full appraisal were made. 

In addition, the valuation will be annually reviewed after the latest valuation date. 

 

The REIT manager will not appoint same valuer to appraise the leased property for more than two 

consecutive times. 

 

  Any gains or losses on valuation of investments in leasehold properties (if any) are presented as net 

unrealised gains or losses in the statement of income. 
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Investments in cash at financial institution 

 

Investments in cash at financial institution are presented at their fair value. 

 

(b)    Cash and cash equivalents 

 

Cash and cash equivalents in the statement of cash flows comprise cash balances, cash at financial 

institutions and highly liquid short-term investments. 

 

(c) Rental and service receivables 

 

Rental and service receivables are stated at their invoice value less allowance for doubtful accounts. 

 

The recognised revenue which is not yet due under the operating lease agreements has been presented 

under the caption of “Accrued income under operating lease” in “Rental and service receivables”  

at the end of reporting period. 

 

The allowance for doubtful accounts is assessed primarily on analysis of payment histories and future 

expectations of customer payments. Bad debts are written off when incurred. 

 

(d) Accrued income 

 

 Accrued income is the recognised revenue which is not yet issued invoice to customers stated at cost 

plus margin recognised up to the reporting date. Cost includes all expenditure directly related to 

rendering of rental and service. 

 

(e)  Deferred expenses 

 

  Deferred expenses comprise the trust unit issuance and offering expenses as incurred which consisted 

of underwriting fees and other directly related expenses. Deferred expenses are amortised as an 

expense over a period of 5 years on a straight line basis. 

 

(f) Other payables and accrued expenses 

 

 Other payables and accrued expenses are stated at cost. 

 

(g) Income received in advance 

 

Income received in advance represents the amount of billings rendered to customers in excess of 

income recognised, as well as the amount of advance billing for customers’ work, for which the 

Company had not rendered the service under the conditions stipulated in the contracts. Income 

received in advance is stated at cost. 

(h) Provisions 

 

A provision is recognised if, as a result of a past event, the Trust has a present legal or constructive 

obligation that can be estimated reliably, and it is probable that an outflow of economic benefits will 

be required to settle the obligation. Provisions are determined by the best estimate method. 

 

(i) Interest-bearing liabilities 

 

Interest-bearing liabilities are stated at cost. 
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(j) Revenue 

 

Revenue excludes value added taxes and is arrived at after deduction of trade discounts. 

 

Rental and service income 

 

 Rental income is recognised as revenue in the statement of income on a straight line basis over the 

term of the lease. Service income is recognised when services are rendered to customers at the rate 

stipulated under the agreement. The recognised revenue which is not yet due under the operating lease 

agreements has been presented under the caption of “Rental and service receivables” at the end of 

reporting period. 

 

Interest income 

 

Interest income is recognised in statement of income as it accrues.    

 

(k) Finance costs 
 

Interest expenses and similar costs are charged to the statement of income base on the effective 

interest rate for the period in which they are incurred. 

 

(l) Expenses 

 

  Other expenses 

 

  Other expenses are recognised in the statement of income in the period in which they are incurred. 

 

(m) Income tax  

 

The Trust has no corporate income tax liability since it is not the juristic entity in accordance with 

section 39 of the Revenue Code. 

 

(n) Distribution to unitholders 

 

A decrease in retained earnings is recognised at the date a distribution is declared.  

 

5 Related parties  
 

For the purposes of these financial statements, parties are considered to be related to the Trust if the 

Trust has the ability, directly or indirectly, to control or joint control the party or exercise significant 

influence over the party in making financial and operating decisions, or vice versa, or where the Trust 

and the party are subject to common control or common significant influence. Related parties may be 

individuals or other entities. 
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Relationships with other related parties were as follows: 

 

Name of parties Country of Nature of relationships Nature of 

. incorporation  transactions 

    

True Properties Company  

   Limited 

Thailand Property manager 

Major unitholder holding 

15.18% of trust units  

issued and paid-up 

Entered into leasehold 

rights agreements 

over land, building 

and its component 

parts (Note 6) 

Receive property 

management fees 

from the Trust 

Rental and service 

income 

BBL Asset Management 

Company Limited 

Thailand REIT manager 

 

Receive management 

fees from the Trust 

KrungThai Asset 

Management Public 

Company Limited 

Thailand Trustee of the Trust Receive trustee fees 

from the Trust 

 

Bangkok Bank Public 

Company Limited 

Thailand Parent company of REIT 

manager 

Depository service 

Grant loan to the trust 

Charoen Pokphand Group 

Company Limited 
Thailand Ultimate parent  

company of  

property manager 

Rental and service 

income 

Bakehouse Company 

Limited 

Thailand Affiliated company of 

property manager 

Rental and service 

income 

BFKT (Thailand) 

Company Limited 

Thailand Affiliated company of 

property manager 

Rental and service 

income 

Charoen Pokphand Foods 

Public Company 

Limited 

Thailand Affiliated company of 

property manager 

Rental and service 

income 

Chonburi Transportation 

Company Limited 
Thailand Affiliated company of 

property manager 

Car parking rental 
income and service 

income 

Cineplex Co., Ltd.  Thailand Affiliated company of 

property manager 

Rental and service 

income 

CP All Public Company 

Limited 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

CP Medical Center 

Company Limited 
Thailand Affiliated company of 

property manager 

Car parking rental 

income 

CPF (Thailand) Public 

Company Limited 
Thailand Affiliated company of 

property manager 

Car parking rental 

income 

Real Move Co., Ltd. Thailand Affiliated company of 

property manager 

Rental and service 

income 

Telecom Asset 

Management Company 

Limited 

Thailand Affiliated company of 

property manager 

Car parking rental 

income 

True Corporation Public 

Company Limited 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Digital & Media 

Platform Company 

Limited 

Thailand Affiliated company of 

property manager 

Rental and service 

income 
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Name of parties Country of Nature of relationships Nature of 

. incorporation  transactions 

    

True Digital Park 

Company Limited 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Digital Plus Co., 

Ltd. 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Distribution & Sales 

Co., Ltd. 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True GS Co., Ltd. 

 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Internet Corporation 

Co., Ltd. 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Internet Data Center 

Co., Ltd. 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Leasing Co., Ltd. 

 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Lifestyle Retail Co., 

Ltd. 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Money Company 

Limited 
Thailand Affiliated company of 

property manager 

Service income 

True Move Company 

Limited 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Move H Universal 

Communication Co., 

Ltd. 

Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Multimedia Co., 

Ltd. 
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True Visions Group Co., 

Ltd.  
Thailand Affiliated company of 

property manager 

Rental and service 

income 

True4U Station Company 

Limited  
Thailand Affiliated company of 

property manager 

Rental and service 

income 

 

The pricing policies for particular types of transactions are explained further below: 

 

Transactions Pricing Policies 
  

Rental and service income  Market prices which are subject to location, lease space, 

lease form, lease period and type of lease 

Interest income/interest expense Interest rate based on the rate as announced by the 

financial institution 

Other income  The rate being charged by other parties in the same 

business 

Costs of rental and services  Market prices 

Management fees Contractually agreed prices  

Trustee fees Contractually agreed prices  

Property management fees Contractually agreed prices  

Bank charges Market prices 

Investments in leasehold properties Contractually agreed prices  
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Significant transactions for the period from 6 February 2018 to 31 December 2018 with related parties 

were as follows: 

 

 For the period from 

 6 February 2018 

 to 31 December 2018 

 (in thousand Baht) 

Revenues   

Rental and service income   

      Real Move Co., Ltd.  29,806 

      True Corporation Public Company Limited  172,959 

      True Distribution & Sales Co., Ltd.  29,521 

      True Internet Corporation Co., Ltd.  100,030 

      True Internet Data Center Co., Ltd  34,165 

      True Visions Group Co., Ltd.  25,235 

Other related parties  91,389 

Total  483,105 

   
Interest income   

Bangkok Bank Public Company Limited  620 

   
Other income    

      Other related parties  6,829 

   
Expenses   

Costs of rental and services   

True Properties Company Limited  24,030 

   
Management fees   

BBL Asset Management Company Limited  11,847 
   

Trustee fees   

KrungThai Asset Management Public   

Company Limited  7,704 

   
Property management fees   

True Properties Company Limited  30,633 

   
Finance costs   

Bangkok Bank Public Company Limited  35,029 

 

Balances as at 31 December 2018 with related parties were as follows: 

 

 31 December 2018 

 (in thousand Baht) 

Rental and service receivables  

Rental and service receivables  

      True Corporation Public Company Limited 16,316 

      True Internet Corporation Co., Ltd. 8,684 

Other related parties 23,650 

 48,650 

Accrued income under operating lease  

Other related parties 5,843 

 5,843 

Total 54,493 
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 31 December 2018 

 (in thousand Baht) 

Cash at financial institution  

Bangkok Bank Public Company Limited 55,472 

  

Accrued interest income  

Bangkok Bank Public Company Limited 8 

  

Trade accounts payable  

True Properties Company Limited 578 

  

Other payables and accrued expenses  

BBL Asset Management Company Limited 7,598 

KrungThai Asset Management Public Company Limited 1,420 

True Properties Company Limited 40 
Total 9,058 

  

Rental and service income received in advance  

Real Move Co., Ltd. 6,733 

True Corporation Public Company Limited 27,946 

True Distribution & Sales Co., Ltd. 4,825 

True Internet Corporation Co., Ltd. 14,324 

True Internet Data Center Co., Ltd. 4,313 

True Visions Group Co., Ltd. 4,306 

Other related parties  14,497 

Total 76,944 

  

Deposits from rental and services  

Real Move Co., Ltd. 6,606 

True Corporation Public Company Limited 42,815 

True Distribution & Sales Co., Ltd. 7,213 

True GS Co., Ltd. 3,919 

True Internet Corporation Co., Ltd. 21,481 

True Internet Data Center Co., Ltd. 5,852 

True Visions Group Co., Ltd. 6,260 

Other related parties 16,577 

Total 110,723 

  

Long-term borrowings  

Bangkok Bank Public Company Limited 920,000 

  

Other liabilities  

Other related parties 1,913 

 
Significant agreements with related parties  

 

During 2018, the Trust (“the Sublessor”) entered into building area sublease agreement, and service 

agreement with ultimate parent company and group of affiliated company of property manager (“the 

Sublessee”), for using in the operation of business for periods of 1 to 3 years. Counterparties can 

renew the agreements for 3 years each under the conditions of the agreement, the Sublessee had to pay 

the monthly rental throughout the lease agreement period.  
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6 Investments in leasehold properties 
 

On 6 February 2018, the Trust has entered into leasehold rights agreement over land, building and its 

component parts (“leased assets”) of True Tower 1 project together with purchase of freehold rights 

over tools, fixtures, equipment and utilities system as described in note 1 to the interim financial 

statement with True Properties Company Limited. The Trust paid for the total investment cost in the 

amount of Baht 2,934.1 million, for the leased assets in the amount of Baht 2,721.9 million and for 

purchase of freehold rights over tools, fixtures, equipment and utilities system in the amount of Baht 

212.2 million.  
 

The Trust has already registered the leasehold rights with Department of Land on 8 February 2018. 
 

On 6 February 2018, the Trust has entered into leasehold rights agreement over land, building and its 

component parts (“leased assets”) of True Tower 2 project together with purchase of freehold rights 

over tools, fixtures, equipment and utilities system as described in note 1 to the interim financial 

statement with True Properties Company Limited. The Trust paid for the total investment cost in the 

amount of Baht 1,635.7 million, for the leased assets in the amount of Baht 1,417.3 million and for 

purchase of freehold rights over tools, fixtures, equipment and utilities system in the amount of Baht 

218.4 million.  
 

The Trust has already registered the leasehold rights with Department of Land on 8 February 2018. 
 

During the third quarter of 2018, the Trust hired an independent appraiser to appraise the fair value of  

the investments in properties using the income approach by using discounted future cash flows. The 

main assumptions used in the review valuation are net leasable area, average rental and service rate, 

rental growth rate, average occupancy rate, other income from rendering service, operating costs, and 

discount rate. The Trust has revalued such investments in properties to be as fair value and has 

recorded net unrealised loss on such investments in the statement of income for the period from 6 

February 2018 (date of incorporation) to 31 December 2018. 

 

Movement of investments in leasehold properties for the period from 6 February 2018 (date of 

incorporation) to 31 December 2018 were as follows: 

 

 (in thousand Baht) 

Investments in leasehold properties - at cost  

Investments in leasehold properties as at 6 February 2018  - 

Add Investments in leasehold properties 4,569,853 

Investments in leasehold properties as at 31 December 2018 4,569,853 

  

Net unrealised loss on investments in leasehold properties  

Net unrealised loss on investments in leasehold properties  

   as at 6 February 2018  - 

Net unrealised loss from revaluation of investments during the period (78,853) 

Net unrealised loss on investments in leasehold properties   

   as at 31 December 2018 (78,853) 

Investments in leasehold properties as at 31 December 2018 4,491,000 
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7       Cash and cash equivalents 
 

  31 December 2018 

  (in thousand Baht) 

 

Cash on hand  60 

Cash at financial institutions  63,610 

Highly liquid short-term investments  71,251 

Total  134,921 

 

As at 31 December 2018, the Trust invested in cash at financial institutions as follows: 

 

 Interest rate 

(% per annum) 

 (in thousand Baht) 

Saving accounts    

Bangkok Bank Public Company Limited 0.38 - 0.50  55,472 

The Siam Commercial Bank Public Company Limited 0.38  13 

Current account    

The Siam Commercial Bank Public Company Limited -  8,125 

Highly liquid short-term investments    

CIMB Thai Bank Public Company Limited 1.10 - 1.25  71,251 

Total   134,861 

 

Cash and cash equivalents of the Trust as at 31 December 2018 were denominated entirely in Thai Baht. 

 

8       Rental and service receivables 
 

 Note  31 December 2018 

   (in thousand Baht) 

Rental and service receivables    

Related parties 5  48,650 

Other parties   1,259 

Total   49,909 

    

Accrued income under operating lease    

Related parties 5  5,843 

Total   5,843 

Grand total   55,752 

 

Aging analyses for rental and service receivables were as follows: 
 

 Note  31 December 2018 

   (in thousand Baht) 

Related parties    

Within credit terms    

Overdue:   47,405 
Less than 3 months   1,067 

3 - 6 months   73 

Over 6 months   105 

 5  48,650 
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 Note  31 December 2018 

   (in thousand Baht) 

Other parties    

Within credit terms    

Overdue:   929 
Less than 3 months   9 

3 - 6 months   321 

   1,259 

    

Total   49,909 

Accrued income under operating lease   5,843 

Grand total   55,752 

 

The normal credit terms granted for rental and service receivables of the Trust range from 15 days to 

60 days. 

 

9      Deferred expenses 
 

The trust unit issuance and offering expenses are recognised as deferred expenses and amortised as an 

expense over a period of 5 years on a straight line basis.  

 

Movement of deferred expenses for the period from 6 February 2018 to 31 December 2018 was as 

follows: 

 

 (in thousand Baht) 

  

As at 6 February 2018 - 

Increases 2,625 

Amortisation (453) 
As at 31 December 2018 2,172 

 

10      Long-term borrowings 
 

 Interest rate  31 December 2018 

 (% per annum)  (in thousand Baht) 

    

Borrowings from financial institutions 4.25  920,000 

 

Movement of long-term borrowings for the period from 6 February 2018 to 31 December 2018 was as 

follows: 

 

 (in thousand Baht) 

  

As at 6 February 2018 - 

Increase 920,000 

As at 31 December 2018 920,000 
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On 8 February 2018, the Trust borrowed loans of Baht 920.0 million from Bangkok Bank Public 

Company Limited (“the bank”). The principal is payable due at the term of agreements for a period of 

10 years. The loan bears interest at MLR-2 to MLR-1 per annum. The principle and interest are semi-

annually payable. The borrowings were secured by the followings: 
 

1) Leasehold rights of True Tower 1 building. 

2) Rights of received all rental and service income. 

3) Insurances including all risk insurances and business interruption insurances in which identified 

the bank as beneficiary together with the borrower. 
 

Under the borrowing agreement, the Trust must maintain financial conditions which stipulated in the 

borrowing agreement such as maintenance interest bearing debt to operating profit before interest 

expenses and financial costs, income tax, depreciation, amortisation adjust by non-cash items (Interest 

Bearing Debt to EBITDA ratio) to be not more than 4 times etc. 
 

As at 31 December 2018, the Trust had unutilised credit facilities amounting to Baht 250.0 million. 
 

11 Unitholders’ trust 
 

On 6 February 2018, BBL Asset Management Company Limited, as the Trust Settlor and REIT 

manager established the Bualuang office Leasehold Real Estate Investment Trust with a registered 

capital of Baht 3,688.0 million, consisting of 368.8 million units with a par value of Baht 10 each. The 

Trust called up payment for all of these trust units and notified the Office of the Securities and 

Exchange Commission of these called-up capital funds. 
 

 Par  31 December 2018 

 value  Number  Amount 

 (in Baht)  (in thousand units/thousand Baht) 

Trust registered capital and       

   capital from unitholders 9.8157  368,800  3,620,030 

      
Beginning balance of period -  -  - 

Trust issued and paid-up units 10.0000  368,800  3,688,000 

Reduction of Trust unit value (0.1843)  -  (67,970) 

Ending balance of period 9.8157  368,800  3,620,030 

 

At the Meeting of Real Estate Investment Committee of BBL Asset Management Company Limited, 

acting as a REIT Manager of Bualuang Office Leasehold Real Estate Investment Trust held on 13 

November 2018, the Board of Directors approved the paid-in capital reduction of par value at the rate 

of Baht 0.1843 per unit totaling Baht 67.9 million. The reduction of paid-in capital was paid to its 

unitholders in December 2018 which was to comply with Trust deed. 
 

Movement of profit for the period was as follows: 
 

   For the period from 
   6 February 2018 

  Note to 31 December 2018 

   (in thousand Baht) 
    
As at 6 February 2018 (date of incorporation)   - 

Add  Increase in net assets resulting from 

        operations during the period 
   

194,673 

Less Distribution to unitholders during the period  12 (111,894) 

As at 31 December 2018   82,779 
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12 Distribution to unitholders 
 

At the Meeting of Real Estate Investment Committee of BBL Asset Management Company Limited, 

acting as a REIT Manager of Bualuang Office Leasehold Real Estate Investment Trust held on 9 

August 2018, the Board of Directors approved the appropriation of interim distribution for the period 

from 6 February 2018 to 30 June 2018 of Baht 0.3034 per unit, amounting to Baht 111.9 million, 

which already paid to its unitholders on 6 September 2018. 

 

13 Expenses 
 

(a) Management fees 

 

The REIT manager will receive a monthly REIT management fees at a rate not exceed 0.50% per 

annum of total assets value (excluded value added tax, specific business tax or any other similar tax) 

but not less than Baht 8 million per year. 

 

(b) Trustee fees 

 

The Trustee of the Trust will receive a monthly trustee fees at a rate not exceed 0.50% per annum of 

total assets value (excluded value added tax, specific business tax or any other similar tax) but not less 

than Baht 4 million per year. 

 

(c) Registrar fees 

 

The registrar fees are calculated annually at a rate not exceed 0.05% per annum of the Trust’s 

registered capital or other rate that set by the Trust’s registrar. 

 

(d) Property management fees  

 

The Property Manager will receive remuneration under the Property Management Agreements which 

is summarised as follows: 
 

(1)  Base fees 

 

 At a rate of not exceed 3% of operating income by individual project. 

 

(2) Incentive fee 
  

 At a rate of not exceed 10% of adjusted gross profit. 
 

(3) Service fees for agreement arrangement 
 

 At a rate not exceed 3 months of rental and/ or service income for entering into new rental 

service contract or extending the original contract and investing in leased assets according to the 

term of the agreement for a periods of 3 years and variable depending on the term of agreement. 
 

14 Information on investment purchase and sale transactions 
 

 The Trust purchase investments during the period by excluding investments in cash at financial 

institutions for the period from 6 February 2018 (date of incorporation) to 31 December 2018, totaling 

Baht 4,569.9 million which is 122.48% of the average net asset values during the period. 
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15 Segments information 
 

The Trust main business is investing in properties and leasehold rights, seeking the benefits from 

properties, and properties for rent. The Trust has only one geographical segment because they operate 

only in Thailand.  
 

16      Financial instruments 
 

Financial risk management policies 

 

The Trust is exposed to normal business risks from changes in market interest rates and from non-

performance of contractual obligations by counterparties. The Trust does not hold or issue derivative 

for speculative or trading purposes. 
 

Risk management is integral to the whole business of the Trust. The Trust has a system of controls in 

place to create an acceptable balance between the cost of risks occurring and the cost of managing the 

risks. The REIT Manager continually monitors the Trust’s risk management process to ensure that an 

appropriate balance between risk and control is achieved.   

 

Capital management 

 

The REIT Manager’s Board of Directors’ policy is to maintain a strong capital base so as to maintain 

investor, creditor and market confidence and to sustain future development of the business. They 

monitors the return on capital and monitors the level of distribution to unitholders. 
 

Interest rate risk 

 

The Trust’s exposure to interest rate risk relates primarily to its cash and cash equivalents and long-term 

borrowings which bear floating interest rates. 
 

Credit risk 

 

Credit risk is the potential financial loss resulting from the failure of a customer or counterparty to 

settle its financial and contractual obligations to the Trust as and when they fall due. 
 

The Trust has no concentrations of credit risk due to the fact that the Trust has a large number of 

tenants in various businesses. Additionally, the Trust has a policy to collect in advance the rental 

deposits from customers as collateral in case of default.  

 

Liquidity risk  

 

The Trust monitors its liquidity risk and maintains a level of cash and cash equivalents deemed adequate 

by management to finance the Trust operations and to mitigate the effects of fluctuations in cash flows. 

 

Fair values of financial instruments 

 

The fair value is the amount for which an asset could be exchanged, or a liability settled, between 

knowledgeable, willing parties in an arm’s length transaction. In determining the fair value of its 

financial assets and liabilities, the Trust takes into account its current circumstances and the costs that 

would be incurred to exchange or settle the underlying financial instrument. The carrying amounts of 

the Trust’s financial assets and liabilities as at 31 December 2018 as presented in the financial statements 

approximate to their fair values because most of them are classified as short-term and long-term borrowings 

bear floating rate. 
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17 Commitments 
 

 The Trust is committed to pay service charges and fees to counterparties under the terms and 

conditions as specified in note 13 to the financial statements. 

 

18 Event after the reporting period 

 
At the Meeting of Real Estate Investment Committee of BBL Asset Management Company Limited, 

acting as a REIT Manager of Bualuang Office Leasehold Real Estate Investment Trust held on 25 

February 2019, the Board of Directors approved the appropriation of interim distribution for the 

period from 1 July 2018 to 31 December 2018 of Baht 0.1800 per unit, amounting to Baht 66.4 

million, which will be paid to its unitholders in March 2019. 

 

19     Thai Financial Reporting Standards (TFRS) not yet adopted 
 

A number of new and revised TFRS which relevant to the Trust operations are expected to have 

significant impact on the financial statements on the date of initial application. Those TFRS become 

effective for annual financial reporting periods beginning on or after 1 January of the following years. 
 

TFRS Topic Effective 

   

TFRS 7* Financial Instruments: Disclosures 2020 

TFRS 9* Financial Instruments 2020 

TFRS 15 Revenue from Contracts with Customers 2019 
TAS 32* Financial Instruments: Presentation 2020 

TFRIC 16* Hedges of a Net Investment in a Foreign Operation 2020 

TFRIC 19* Extinguishing Financial Liabilities with Equity 

Instruments 
2020 

* TFRS - Financial instruments standards 
 

The trust has not early adopted those standards in preparing these financial statements. 

 

a) TFRS 15 Revenue from Contracts with Customers 

 

TFRS 15 establishes a comprehensive framework for determining whether, how much and when 

revenue is recognised. Revenue should be recognised when an entity transfers control over goods 

or services to a customer, measured at the amount to which the entity expects to be entitled. 
 

REIT manager assessed that there was no material impact of adopting and initially applying TFRS 

15 on the financial statements. 

 

b) TFRS - Financial instruments standards  

 

These TFRS establish requirements related to definition, recognition, measurement, impairment 

and derecognition of financial assets and financial liabilities, including accounting for derivatives 

and hedge accounting. 
 

REIT manager is presently considering the potential impact of adopting and initially applying 

TFRS - Financial instruments on the financial statements. 


	AUDITOR_REPORT
	FINANCIAL_STATEMENTS
	NOTES

