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Independent Auditor’s Report 
 

 

To the Unitholders of Bualuang K.E. Retail Leasehold Real Estate Investment Trust 

 

 

Opinion 

 

I have audited the accompanying financial statements of Bualuang K.E. Retail Leasehold Real Estate 

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

December 2019, the statements of income, changes in net assets, cash flows and the significant financial 

information for the period from 26 November 2019 (date of incorporation) to 31 December 2019, 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 2019, and its financial performance, changes in net assets, cash flows 

and the significant financial information for the period from 26 November 2019 (date of incorporation) to 31 

December 2019 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 

On 2 December 2019, the Trust received the 

transfer of assets, liabilities and obligations 

from CRYSTAL Retail Growth Leasehold 

Property Fund (“the Property Fund”) which 

the transferred assets were mainly investments 

in leasehold properties at fair value of Baht 

3,901 million. The Trust additional invested in 

investments in leasehold properties of Baht 

7,270 million during 3 to 6 December 2019. 

 

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 as at the 

first reporting date of the acquisition of the 

leasehold rights is identified by cost which is 

fair value at the acquisition date. The fair 

value at the acquisition date 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 and read the terms 

of engagement letter between the valuer and the 

Trust. 

 

• evaluating the appropriateness of the measurement 

basis and key assumptions used for estimating the value 

by, considering the reasonableness of significant 

change in the fair value from the date of incorporation, 

and observing the Trust’s investment properties. 

 

• 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.  
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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 the REIT manager 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. 

 

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. 

 

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.  
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• 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. 

 

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 

27 February 2020 

 



Bualuang K.E. Retail Leasehold Real Estate Investment Trust

Balance sheet

Note 31 December 2019

(in Baht)

Assets

Investments in leasehold properties at fair value 

(At cost: Baht 11,171.1 million) 6 11,171,144,318          

Investments in cash at financial institution at fair value

(At cost: Baht 40.0 million) 40,000,000                  

Cash and cash equivalents 5, 7 738,349,287                

Rental and service receivables 5, 8 54,967,286 

Accrued income 5 57,535,038                  

Accrued interest income 5 296,953                       

Deferred expenses 9 103,457,702 

Refundable value added tax 20,078,289 

Other assets 5 3,460,366 

Total assets 12,189,289,239          

Liabilities

Trade accounts payable 5 11,786,873                  

Other payables and accrued expenses 5 426,744,014                

Rental and service income received in advance 3,759,404                    

Deposits from rental and services 5 351,741,835                

Long-term borrowings 5, 10 2,758,642,917            

Other liabilities 1,791,334                    

Total liabilities 3,554,466,377            

Net assets 8,634,822,862            

Net assets 

Trust registered capital 11 8,897,988,360            

Capital from unitholders 11 8,897,988,360            

Discount on trust units 11 (317,465,475)              

Profit for the period 11 54,299,977                  

Net assets 8,634,822,862            

Net asset value per unit 9.8785                         

Number of units issued at the end of period (units) 874,100,000                

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

Detail of investments

Areas held Percentage 

by the Trust Cost Fair value of investments

(Net leasable areas)

Investments in leasehold properties (Note 6)

Leasehold rights on land, buildings and its component

parts under 10 projects

1. Crystal Design Center Project

Location 1420-1, Praditmanutham Road, 

   Kwang Khlong Chan, Khet Bang Kapi,

   Bangkok 10240

Leasehold rights on land, buildings and 

   its component parts including leasable areas, 

   common areas and parking areas 36,021 sq.m. 3,610,000,000        

Related acquisition costs for leasehold rights 1,737,684               

Fixtures, equipment and utility systems 12,574,766             

3,624,312,450        3,624,312,450        32.33

2. The Crystal Project

Location 64/98-99, Praditmanutham Road,

  Kwang Ladprao, Khet Ladprao, 

  Bangkok 10230

Leasehold rights on land, building and 

   its component parts including leasable areas, 

   common areas and parking areas 30,778 sq.m. 2,668,000,000        

Related acquisition costs for leasehold rights 1,216,543               

Fixtures, equipment and utility systems 217,640,187           

2,886,856,730        2,886,856,730        25.75

3. The Crystal SB (Ratchapruek) Project

Location 555/9, Moo 1, Ratchapruek Road,

  Tambol Bang Kanoon, Amphur 

  Bang Kruay, Nonthaburi 11130

Subleasehold rights on land, leasehold rights on

    buildings and its component parts including 

    leasable areas, common areas and 

    entrance-exit 24,426 sq.m. 1,535,000,000        

Fixtures, equipment and utility systems 169,275,701           

1,704,275,701        1,704,275,701        15.20

31 December 2019

(in Baht)

Type of investments

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

Detail of investments (Continued)

Areas held Percentage 

by the Trust Cost Fair value of investments

(Net leasable areas)

4. Amorini Ramintra Project

Location 1 and 1/1, Suan Siam Road,

  Kwang Khan Na Yao, 

  Khet Khan Na Yao, Bangkok 10230

Leasehold rights on land, building and 

   its component parts including leasable areas, 

   common areas and parking areas 5,092 sq.m. 316,923,573           

Fixtures, equipment and utility systems 2,975,796               

319,899,369           319,899,369           2.85

5. I'm Park Chula Project

Location 353, Charoen Muang Road,

  Kwang Wang Mai, Khet Pathumwan, 

  Bangkok 10330

Subleasehold on land, buildings and its component

   parts including leasable areas, common areas 

   and parking areas 6,601 sq.m. 267,561,910           

Subleasehold on fixtures, equipment and 

   utility systems 41,049,928             

308,611,838           308,611,838           2.75

6. Plearnary Mall Watcharapol Project

Location 242, 244 and 246, Watcharapol Road,

  Kwang Tha Raeng, Khet Bang Khen, 

  Bangkok 10220

Subleasehold rights on land, leasehold rights on

    buildings and its component parts including 

    leasable areas, common areas and 

    parking areas 11,353 sq.m. 699,000,000           

Fixtures, equipment and utility systems 967,290                  

699,967,290           699,967,290           6.24

31 December 2019

Type of investments

(in Baht)

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

Detail of investments (Continued)

Areas held Percentage 

by the Trust Cost Fair value of investments

(Net leasable areas)

7. Sammakorn Place Ramkhamhaeng

(West) Project

Location 86, Ramkamhaeng Road,

  Kwang Saphan Sung, Khet

  Saphan Sung, Bangkok 10240

Leasehold rights on land, buildings and 

   its component parts including leasable areas, 

   common areas and parking areas 10,340 sq.m. 502,467,225           

Fixtures, equipment and utility systems 41,141,516             

543,608,741           543,608,741           4.85

8. Sammakorn Place Rangsit Project

Location 819/1-3, Rangsit-Nakhon Nayok Road,

  Tambol Prachathipat, Amphur 

  Thanyaburi, Pathum Thani 12130

Subleasehold rights on land, leasehold rights 

   on buildings and its component parts  

   including leasable areas, common areas  

   and parking areas 3,413 sq.m. 223,768,467           

Fixtures, equipment and utility systems 6,027,698               

229,796,165           229,796,165           2.05

9. Sammakorn Place Ratchapruek Project

Location 62/26-32, Ratchapruek Road,  

  Tambol Aom Kret, Amphur Pak Kret,

  Nonthaburi 11120

Subleasehold rights on land, leasehold rights on 

   buildings and its component parts including  

   leasable areas, common areas and 

   parking areas 4,585 sq.m. 302,364,480           

Fixtures, equipment and utility systems 26,731,554             

329,096,034           329,096,034           2.94

31 December 2019

Type of investments

(in Baht)

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

Detail of investments (Continued)

Areas held Percentage 

by the Trust Cost Fair value of investments

(Net leasable areas)

10. The Scene Town In Town Project

Location 1323, Soi Ladprao 94 (Panjamitr),

  Kwang Phlabphla, Khet Wang 

  Thonglang, Bangkok 10310

Subleasehold rights on land, leasehold rights on  

   building and its component parts including 

   leasable areas, common areas and 6,931 sq.m. 516,440,000           

   parking areas

Fixtures, equipment and utility systems 8,280,000               

524,720,000           524,720,000           4.68

Total investments in leasehold properties 11,171,144,318      11,171,144,318      99.64               

(in Baht)

31 December 2019

Type of investments

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

Detail of investments (Continued)

Percentage 

Maturity date Interest rate Cost Fair value of investments

(% per annum)

Investments in cash at 

  financial institution

Fixed deposits

Thanachart Bank Public

Company Limited 20 February 2020 1.65 40,000,000        40,000,000         0.36

Total investments in cash at

  financial institution 40,000,000 40,000,000 0.36

Total investments 11,211,144,318 11,211,144,318 100.00

Type of investments/

Issuer

31 December 2019

(in Baht)

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

Statement of income 

For the period from

26 November 2019

Note to 31 December 2019

(in Baht)

Investment income 5

Rental income 45,590,591                          

Service income 62,457,802                          

Interest income 619,429                               

Other income 9,248,436                            

Total income 117,916,258                        

Expenses

Management fees 5, 12 4,463,909                            

Trustee fees 5, 12 1,115,977                            

Property management fees 5, 12 9,470,515                            

Professional fees 1,000,000                            

Amortisation of deferred expenses 9 1,493,559                            

Costs of rental and services 5 36,825,324                          

Administration expenses 815,773                               

Finance costs 5 8,431,224                            

Total expenses 63,616,281                          

Net investment income 54,299,977                          

Net increase in net assets from operations 54,299,977                          

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

Statement of changes in net assets 

For the period from

26 November 2019

Note to 31 December 2019

(in Baht)

Increase in net assets from operations during period

Investment income 54,299,977                   

Increase in net assets from operations 54,299,977                   

Increase in capital received from unitholders 

Trust units issued for exchange of assets and obligations

   of Property Fund during period of 390,000,000 units 11 3,970,044,000              

Trust units sold during period of 484,100,000 units 11 4,927,944,360 

Less Deficit on trust units 11 (317,465,475)

Increase in capital received from unitholders 8,580,522,885              

Increase in net assets during period 8,634,822,862              

Net assets as at 26 November 2019 (date of incorporation) -

Net assets at the end of period 8,634,822,862              

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

Statement of cash flows 

For the period from

26 November 2019

Note to 31 December 2019

(in Baht)

Cash flows from operating activities

Net increase in net assets from operations 54,299,977 

Adjustments to reconcile increase in net assets from 

   operations to net cash used in operating activities

Purchases of investments in leasehold properties 6 (7,270,144,318)

Amortisation of deferred expenses 9 1,493,559 

Amortisation of finance costs by effective interest rate 10 170,917 

Increase in rental and service receivables (36,770,498)                

Increase in accrued income (55,984,464)                

Increase in refundable value added tax (20,078,289)

Increase in other assets (3,254,448)                  

Increase in trade accounts payable 1,873,228 

Increase in other payables and accrued expenses 414,733,112                

Increase in rental and service income received in advance 2,440,391 

Increase in deposits from rental and services 255,148,507                

Increase in other liabilities 1,145,160 

Interest income (420,525)

Interest received 322,476                       

Finance costs 8,431,224 

Net cash used in operating activities (6,646,593,991)           

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

Statement of cash flows (Continued)

For the period from

26 November 2019

Note to 31 December 2019

(in Baht)

Cash flows from financing activities

Proceeds from issued of trust capital from unitholders 11 4,647,360,000             

Proceeds from long-term borrowings 10 2,764,000,000             

Payment for transaction cost of long-term borrowings 

from financial institution 10 (5,528,000)                  

Payment for the trust units issuance costs and 

offering the trust units expenses 9 (104,951,261)

Proceeds from the conversion of the Property Fund to the Trust 84,062,539 

Net cash from financing activities 7,384,943,278             

Net increase in cash and cash equivalents 738,349,287                

Cash and cash equivalents as at 26 November 2019 (date of incorporation) -                                  

Cash and cash equivalents as at 31 December 2019 7 738,349,287                

Supplement disclosures of cash flows information:

Non-cash transactions

Transfer of investments in leasehold properties from the conversion 

   of the Property Fund to the Trust 6 3,901,000,000             

Transfer of assets from the conversion of the Property Fund 

   to the Trust 60,152,184                  

Transfer of liabilities from the conversion of the Property Fund 

   to the Trust 112,051,838                

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

Significant financial information

For the period from

26 November 2019

to 31 December 2019

Information on operating results (per unit)

Net assets value at the beginning of period -                                          

Income from investing activity

   Net investment income 0.0621                                

Total income from investing activity 0.0621                                

Add Increase in capital from unitholders 10.1796                              

Less Deficit trust units (0.3632)                               

Net assets value at the end of period 9.8785                                

Ratio of net increase in net assets from operations 

   to average net assets during the period (%) 0.73                                    

Significant financial ratios and additional significant information

Net assets as at 31 December 2019 8,634,822,862                    

Ratio of total expenses to average net assets during the period (%) 0.86                                    

Ratio of total investment income to average net assets during the period (%) 1.59                                    

Ratio of weighted average investment purchases and sales during the period

   to average net assets during the period (%)* 150.24                                

Average net assets during the period 7,435,541,909                    

* 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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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 27 February 2020. 

 

1 Description of Bualuang K.E. Retail Leasehold Real Estate Investment Trust 
 

Bualuang K.E. Retail 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 26 November 2019 between K.E.REIT Management 

Company Limited and BBL Asset Management Company Limited (“the CO-REIT manager”) as the 

Trust Settlor and SCB Asset Management Company Limited as the Trustee. K.E.REIT Management 

Company Limited is the Property manager. On 26 November 2019, the Trust was established from the 

conversion of CRYSTRAL Retail Growth Leasehold Property Fund (“the Property Fund”) and 

received the assets and obligations from the Property Fund on 2 December 2019, according to the 

Rights and Duties Transfer agreement under the Undertaking agreement. 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 purchase and/or 

lease and/or sublease and/or received the transfer of leasehold rights and/or subleasehold rights on major 

leasehold properties, then seek benefits from such properties in type of rental and service income.    

The Trust invested in 10 projects as follows: 

1.1 Crystal Design Center Project 

 

1.1.1) Transfer from the Property Fund and additional investment No. 1 for extend the investment 

period 

 

Location 1420-1, Praditmanutham Road, Kwang Khlong Chan,           

Khet Bang Kapi, Bangkok 10240 

Ownership The land and buildings are owned by Benchakit Phatthana 

Company Limited 
Land area 42 Rai 1 Ngan 56.00 sq.wah. 

Gross floor area 45,662 sq.m.  

Net leasable area 29,767 sq.m. 

Type of investment 1. Leasehold rights over land 

2. Leasehold rights over buildings and its component parts  

  (partial)  

3. Freehold rights over fixtures, equipment and utility systems 

4. Rights of use over parking areas for 604 cars 

Investment period Transfer from the Property Fund: 23 years 6 months 22 days 

(ended on 23 June 2043) 

Additional investment No. 1 for extend the investment period: 

6 years 5 months 8 days (ended on 2 December 2049) 
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1.1.2) Additional investment No. 1 

 

Location 1420-1, Praditmanutham Road, Kwang Khlong Chan,           

Khet Bang Kapi, Bangkok 10240 

Ownership The land and buildings are owned by Benchakit Phatthana 

Company Limited 
Land area 5 Rai 1 Ngan 5.91 sq.wah. 

Gross floor area 6,921 sq.m.  

Net leasable area 6,254 sq.m. 

Type of investment 1. Leasehold rights over land 

2. Leasehold rights over buildings and its component parts  

  (partial) 

3. Rights of use over fixtures, equipment and utility systems 

Investment period 30 years (ended on 2 December 2049) 

 

1.2 The Crystal Project 

 

1.2.1) Transfer from the Property Fund and additional investment No. 1 for extend the investment 

period 

 

Location 64/98-99, Praditmanutham Road, Kwang Ladprao,               

Khet Ladprao, Bangkok 10230 

Ownership The land and building are owned by Kiat Friendship Company 

Limited 
Land area 15 Rai 40.60 sq.wah. 

Gross floor area 18,997 sq.m.  

Net leasable area 13,118 sq.m. 

Type of investment 1. Leasehold rights over land (partial) 

2. Leasehold rights over building and its component parts  

  (partial) 

3. Freehold rights over fixtures, equipment and utility systems 

4. Rights of use over parking areas for 382 cars 

Investment period Transfer from the Property Fund: 23 years 6 months 22 days 

(ended on 23 June 2043) 

Additional investment No. 1 for extend the investment period:  

6 years 5 months 8 days (ended on 2 December 2049) 

 

1.2.2) Additional investment No. 1 

 

Location 64/98-99, Praditmanutham Road, Kwang Ladprao,               

Khet Ladprao, Bangkok 10230 

Ownership The land and building are owned by Kiat Friendship Company 

Limited 
Land area 10 Rai 83.33 sq.wah. 

Gross floor area 50,344 sq.m.  

Net leasable area 17,660 sq.m. 

Type of investment 1. Leasehold rights over land (partial) 

2. Leasehold rights over building and its component parts  

  (partial) 

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 30 years (ended on 2 December 2049) 
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1.3 The Crystal SB (Ratchapruek) Project 

 

Location 555/9 Moo 1, Ratchapruek Road, Tambol Bang Kanoon,  

Amphur Bang Kruay, Nonthaburi 11130 

Ownership The right holder of land is The Crystal Ratchapruek Retail 

Company Limited and SB Design Square Company 

Limited 
 The buildings are owned by The Crystal Ratchapruek Retail 

Company Limited and SB Design Square Company 

Limited 

Land area 14 Rai 1 Ngan 57.60 sq.wah. 

Gross floor area 51,635 sq.m.  

Net leasable area 24,426 sq.m. 

Type of investment 1. Total of subleasehold rights over land of 14 Rai 1 Ngan 

   57.60 sq.wah. 

2. Leasehold rights over buildings and its component parts  

  (partial) 

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 23 years 2 months 8 days (ended on 10 February 2043) 
 

1.4 Amorini Ramintra Project 

 

Location 1 and 1/1, Suan Siam Road, Kwang Khan Na Yao,                     

Khet Khan Na Yao, Bangkok 10230 

Ownership The land and building are owned by AMR Development 

Company Limited 
Land area 5 Rai 3 Ngan 25.40 sq.wah. 

Gross floor area 10,331 sq.m.  

Net leasable area 5,092 sq.m. 

Type of investment 1. Leasehold rights over land 

2. Leasehold rights over building and its component parts  

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 30 years (ended on 3 December 2049) 
 

1.5 I'm Park Chula Project 

 

Location 353, Charoen Muang Road, Kwang Wang Mai,                     

Khet Pathumwan, Bangkok 10330 
Ownership The right holder of land and buildings are Grand Uniland 

Company Limited 
 The fixtures, equipment and utility systems are owned by 

Grand Uniland Company Limited 

Land area 4 Rai 22.00 sq.wah. 

Gross floor area 14,165 sq.m.  

Net leasable area 6,601 sq.m. 

Type of investment 1. Subleasehold rights over land 

2. Subleasehold rights over buildings and its component parts     

  (partial) 

3. Subleasehold rights over fixtures, equipment and  

  utility systems (partial) 

Investment period 14 years 8 months 4 days (ended on 6 August 2034) 
 

 



Bualuang K.E. Retail Leasehold Real Estate Investment Trust 
Notes to financial statements 

For the period from 26 November 2019 (date of incorporation) to 31 December 2019 
 

 

 20 

1.6 Plearnary Mall Watcharapol Project 

 

Location 242, 244 and 246, Watcharapol Road, Kwang Tha Raeng,          

Khet Bang Khen, Bangkok 10220 
Ownership The right holder of land is Plearnary Mall Company Limited 
 The buildings are owned by Plearnary Mall Company Limited 

Land area 18 Rai 3 Ngan 58.00 sq.wah. 

Gross floor area 25,527 sq.m.  

Net leasable area 11,353 sq.m. 

Type of investment 1. Subleasehold rights over land 

2. Leasehold rights over buildings and its component parts  

  (partial) 

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 30 years (ended on 3 December 2049) 
 

1.7 Sammakorn Place Ramkhamhaeng (West) Project 

 

Location 86, Ramkamhaeng Road, Kwang Saphan Sung,                     

Khet Saphan Sung, Bangkok 10240 
Ownership The buildings are owned by Pure Sammakorn Development 

Company Limited 
Gross floor area 22,050 sq.m.  

Net leasable area 10,340 sq.m. 

Type of investment 1. Rights to use on land, common areas and entrance-exit 

2. Leasehold rights over buildings and its component parts 

  (partial)  

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 30 years (ended on 3 December 2049) 
 

1.8 Sammakorn Place Rangsit Project 

 

Location 819/1-3, Rangsit-Nakhon Nayok Road, Tambol Prachathipat, 

Amphur Thanyaburi, Pathum Thani 12130 
Ownership The right holder of land is Pure Sammakorn Development 

Company Limited 
 The buildings are owned by Pure Sammakorn Development 

Company Limited 

Land area 5 Rai 3 Ngan 48.70 sq.wah. 

Gross floor area 5,112 sq.m.  

Net leasable area 3,413 sq.m. 

Type of investment 1. Subleasehold rights over land (partial) 

2. Leasehold rights over buildings and its component parts 

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 30 years (ended on 3 December 2049) 
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1.9 Sammakorn Place Ratchapruek Project 

 

Location 62/26-32, Ratchapruek Road, Tambol Aom Kret,            

Amphur Pak Kret, Nonthaburi 11120 
Ownership The right holder of land is Pure Sammakorn Development 

Company Limited 
 The buildings are owned by Pure Sammakorn Development 

Company Limited 

Land area 10 Rai 7.20 sq.wah. 

Gross floor area 7,037 sq.m.  

Net leasable area 4,585 sq.m. 

Type of investment 1. Subleasehold rights over land  

2. Leasehold rights over buildings and its component parts  

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 30 years (ended on 3 December 2049) 
 

        1.10 The Scene Town In Town Project 

 

Location 1323, Soi Ladprao 94 (Panjamitr), Kwang Phlabphla,               

Khet Wang Thonglang, Bangkok 10310 
Ownership The right holder of land is Fahbundansup Company Limited 
 The building is owned of Fahbundansup Company Limited 

Land area 8 Rai 3 Ngan 33.63 sq.wah. 

Gross floor area 10,797 sq.m.  

Net leasable area 6,931 sq.m. 

Type of investment 1. Subleasehold rights over land (partial) 

2. Leasehold rights over building and its component parts 

3. Freehold rights over fixtures, equipment and utility systems 

Investment period 25 years 1 month 29 days (ended on 31 January 2045) 
 

On 11 December 2019, the Stock Exchange of Thailand approved the listing of the Trust’s units and 

permitted their trading from 12 December 2019 onwards. 

 

 As at 31 December 2019, the Trust’s major unitholder is Benchakit Phatthana Company Limited, 

which holds 15.59%. 

 

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 and applicable rules and regulations 

of the Thai Securities and Exchange Commission (“SEC”). In addition, the financial statements have           

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

 

New and revised TFRS are effective for annual accounting periods beginning on or 1 January 2019. 

The Trust has adopted all TFRS. 
 

According to SEC announcement: Rules, Condition and Procedures for Disclosure of Mutual Funds and 

Real Estate Investment Trusts or Infrastructure Trusts (vol. 5) dated 27 January 2020, the Mutual funds  

and Trusts must prepare and disclose financial statements information for the year 2020 in accordance 

with the accounting guidance as specified by the Association of Investment Management Companies 

(AIMC) with the SEC’s approval.  
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The Trust is currently considering the potential impact from the accounting guidance on the financial 

statements in the initial period adopted. 

 

(b) Functional and presentation currency  

 

The financial statements are prepared 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. 

 

(c) 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 the Trust’s accounting policies. 

Actual results may differ from these estimates. 

 

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

estimates are recognised prospectively. 

 

Assumptions and estimation uncertainties 

 

Information about assumption and estimation uncertainties at 31 December 2019 that have a significant 

risk of resulting in a material adjustments to the carrying amounts of assets and liabilities in the next 

financial year is included in the notes 6 Investments in leasehold properties. 

 

3 Distribution policy 
 

 The Trust has distribution policy 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 at least 2 times per year and within 90 

days, depending on, from the fiscal year or accounting period that had paid distributions.  

 

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 other adjustments according to SEC to align 

with cash liquidity of the Trust and deduct with the reserve for repayments of borrowings or 

commitment incurred from obtaining borrowings by the Trust as stipulated in, depending on, filing 

and prospectus or annual registration statement.  

 

2) In case where the Trust has retained earnings in any accounting period, the REIT manager shall 

pay distributions to the unitholders from such retained earnings.  

 

3) In case where the REIT manager unable to pay distributions, the REIT manager shall notify to the 

unitholders via the Stock Exchange of Thailand’s system and shall notify to SEC by written. 

 

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

distributions to the unitholders.  

 

In considering the distributions payment, if the value of distribution per unit to be paid during the 

accounting year or any accounting period 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. 
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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 SEC 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 
year, 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. 

 

Investments in cash at financial institution 

 

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

 

(b)    Cash and cash equivalents 

 

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

institutions. 

 

(c) Rental and service receivables 

 

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

which is assessed primarily on analysis of payment histories and future expectations of customer 

payments. Bad debts are written off when incurred. 

 

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. 

 

 (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. 
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(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) Trade and other accounts payable 

 

 Trade and other accounts payable 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 liability 

 

Interest-bearing liability is recognised initially at fair value less attributable transaction charges. 

Subsequent to initial recognition, interest-bearing liability is stated at amortised cost with any 

difference between cost and redemption value being recognised in profit or loss over the period of the 

borrowings on an effective interest basis.  

 

(j)  Measurement of fair values 

 

The Trust has an established control framework with respect to the measurement of fair values. This 

includes a valuation team that has overall responsibility for overseeing all significant fair value 

measurements, including Level 3 fair values, and reports directly to the REIT manager. 

 

The valuation team regularly reviews significant unobservable inputs and valuation adjustments. If 

third party information, such as broker quotes or pricing services, is used to measure fair values, then 

the valuation team assesses the evidence obtained from the third parties to support the conclusion that 

these valuations meet the requirements of TFRS, including the level in the fair value hierarchy in 

which the valuations should be classified. 

 

Significant valuation issues are reported to the REIT manager. 

 

When measuring the fair value of an asset or a liability, the Trust uses observable market data as far as 

possible. Fair values are categorised into different levels in a fair value hierarchy based on the inputs 

used in the valuation techniques as follows: 

 

• Level 1: quoted prices in active markets for identical assets or liabilities. 

• Level 2: inputs other than quoted prices included in Level 1 that are observable for the asset or  

    liability, either directly or indirectly. 

• Level 3: inputs for the asset or liability that are based on unobservable input. 
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If the inputs used to measure the fair value of an asset or liability might be categorised in different levels 

of the fair value hierarchy, then the fair value measurement is categorised in its entirety in the same 

level of the fair value hierarchy as the lowest level input that is significant to the entire measurement. 
 

The Trust recognises transfers between levels of the fair value hierarchy at the end of the reporting 

period during which the change has occurred. 
 

(k) 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 and other income 
 

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

(l) 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. 

 

(m) Expenses 
 

  Operating leases 
 

  Payments made under operating leases are recognised in the statement of income on a straight line 

basis over the term of the lease. 
 

  Other expenses 
 

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

(n) 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. 
 

(o) Distribution to unitholders 
 

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

 (p) Related parties 
 

A related party is a person or entity that has direct or indirect control or joint control, or has significant 

influence over the financial and managerial decision-making of the Trust; a person or entity that are 

under common control or under the same significant influence as the Trust; or the Trust has direct or 

indirect control or joint control or has significant influence over the financial and managerial decision-

making of a person or entity. 
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5 Related parties  
 

Relationships with other related parties were as follows: 

 

Name of parties Country of Nature of relationships Nature of 

. incorporation  transactions 

    

K.E.REIT Management 

Company Limited 

Thailand Property manager        

 

 

REIT manager 

Receive property 

management fees from 

the Trust 

Receive management fees 

from the Trust 

BBL Asset Management 

Company Limited 

Thailand REIT manager 

 

Receive management fees 

from the Trust 

SCB Asset Management 

Company Limited 

Thailand Trustee of the Trust Receive trustee fees from 

the Trust 

Bangkok Bank Public 

Company Limited 

Thailand Ultimate parent company 

of BBL Asset 

Management Company 

Limited  

Depository service  

Grant loan to the Trust 

Rental and service income 

Siam Commercial Bank 

Public Company 

Limited 

Thailand Ultimate parent company 

of SCB Asset 

Management Company 

Limited 

Depository service  

Rental and service income 

Benchakit Phatthana 

Company Limited 

Thailand Affiliated company of 

property manager 

Major unitholder holding 

15.59% of trust units  

issued and paid-up 

Entered into leasehold 

rights agreement over 

land, building and its 

component parts (Note 6) 

Rental and service   

   income 

K.E. Retail Company 

Limited 
Thailand Affiliated company of 

property manager 

Entered into leasehold 

rights agreement over 

land, building and its 

component parts (Note 6) 

Rental and service income 

K.E.H. Company 

Limited 
Thailand Affiliated company of 

property manager 

Rental and service income 

Kiat Friendship 

Company Limited 
Thailand Affiliated company of 

property manager 

Entered into leasehold 

rights agreement over 

land, building and its 

component parts (Note 6) 

Rental and service income 

Luxury At Living 

Company Limited 
Thailand Affiliated company of 

property manager 

Rental and service income 

The Crystal Ratchapruek 

Retail Company 

Limited 

Thailand Affiliated company of 

property manager 

Entered into subleasehold 

rights agreement over 

land, leasehold rights     

on building and its 

component parts (Note 6) 

Rental and service income 
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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  Contractually agreed prices 

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  

 

Significant transactions for the period from 26 November 2019 to 31 December 2019 with related 

parties were as follows: 

 

 For the period from 

 26 November 2019 

 to 31 December 2019 

 (in thousand Baht) 

Revenues   

Rental and service income   

      K.E. Retail Company Limited  23,337 

      The Crystal Ratchapruek Retail Company Limited  14,618 

Other related parties  3,492 

Total  41,447 

   

Interest income   

Siam Commercial Bank Public Company Limited  565 

   

Other income   

Other related parties  1,927 

   

Expenses   

Costs of rental and services   

      K.E.Retail Company Limited  14,333 

Other related parties  5,245 

Total  19,578 

   

Management fees   

      K.E.REIT Management Company Limited  2,790 

      BBL Asset Management Company Limited  1,674 

Total  4,464 

   

Trustee fees   

SCB Asset Management Public Company Limited  1,116 

   

Property management fees   

      K.E.REIT Management Company Limited  9,471 
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 For the period from 

 26 November 2019 

 to 31 December 2019 

 (in thousand Baht) 

Finance costs   

Bangkok Bank Public Company Limited  8,431 

 

Balances as at 31 December 2019 with related parties were as follows: 

 

 31 December 2019 

 (in thousand Baht) 

Cash at financial institutions  

Siam Commercial Bank Public Company Limited 710,569 

Bangkok Bank Public Company Limited 27,780 

Total 738,349 

  

Rental and service receivables  

Rental and service receivables  

      K.E. Retail Company Limited 8,490 

Other related parties 1,570 

Total 10,060 

  

Accrued rental and service income  

      K.E. Retail Company Limited 24,242 

      The Crystal Ratchapruek Retail Company Limited 14,618 

Other related parties 1,883 

Total 40,743 

  

Accrued interest income  

Siam Commercial Bank Public Company Limited 44 

  

Prepaid expenses  

K.E.REIT Management Company Limited 1,284 

  

Trade accounts payable  

Benchakit Phatthana Company Limited 5,790 

Kiat Friendship Company Limited 4,882 

Other related parties 15 

Total 10,687 

  

Other payables and accrued expenses  

      K.E. Retail Company Limited 19,805 

K.E.REIT Management Company Limited 13,236 

Other related parties 8,073 
Total 41,114 

  

Deposits from rental and services  

Other related parties 3,332 

  

Long-term borrowings  

Bangkok Bank Public Company Limited 2,758,643 
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6 Investments in leasehold properties 
 

Transfer of investments in leasehold properties from the conversion of the Property Fund  

 

On 2 December 2019, the Trust received the transfer of investments in leasehold properties from           

the Property Fund which was in accordance with the Rights and Duties Transferred agreement under 

the Undertaking agreement dated 2 December 2019.  

 

The investments in leasehold properties had amount of Baht 3,901.0 million. The details were as 

follows: 

 

1) Crystal Design Center Project with a leasehold agreement remaining period of 23 years 6 months 

22 days (ended on 23 June 2043) in the amount of Baht 2,353.0 million. 

 

2) The Crystal Project with a leasehold agreement remaining period of 23 years 6 months 22 days 

(ended on 23 June 2043) in the amount of Baht 1,548.0 million. 

 

Additional investments in leasehold properties No. 1 

 

During 3 to 6 December 2019, the Trust entered into additional investments in leasehold properties 

included of: 

 

1) Crystal Design Center Project including extend the investments period of 6 years 5 months  

8 days (ended on 2 December 2049) and additional investments No. 1 for the period of 30 

years (ended on 2 December 2049) 

 

On 3 December 2019, the Trust has entered into leasehold rights agreement over the land, 

buildings and its component parts (“leased assets”) with Benchakit Phatthana Company Limited 

together with purchase of freehold rights over fixtures, equipment and utility systems                        

(as described in note 1) with Benchakit Phatthana Company Limited and K.E. Retail Company 

Limited. The Trust paid for the total investment cost in the amount of Baht 1,269.6 million, for the 

leased assets in the amount of Baht 1,257.0 million and for purchase of freehold rights over 

fixtures, equipment and utility systems in the amount of Baht 12.6 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 3 December 2019. 

 

2) The Crystal Project including extend the investments period of 6 years 5 months 8 days (ended 

on 2 December 2049) and additional investments No. 1 for the period of 30 years (ended on 2 

December 2049) 

 

On 3 December 2019, the Trust has entered into leasehold rights agreement over the land, building 

and its component parts (“leased assets”) with Kiat Friendship Company Limited together with 

purchase of freehold rights over fixtures, equipment and utility systems (as described in note 1) 

with Kiat Friendship Company Limited and K.E. Retail Company Limited. The Trust paid for         

the total investment cost in the amount of Baht 1,337.6 million, for the leased assets in the amount 

of Baht 1,120.0 million and for purchase of freehold rights over fixtures, equipment and utility 

systems in the amount of Baht 217.6 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 3 December 2019. 
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3) The Crystal SB (Ratchapruek) Project for the period of 23 years 2 months 8 days (ended on 

10 February 2043) 

 

On 3 December 2019, the Trust has entered into subleasehold rights agreement over the land and 

leasehold rights on buildings and its component parts (“leased assets”) with The Crystal Ratchapruek 

Retail Company Limited and SB Design Square Company Limited together with purchase of 

freehold rights over fixtures, equipment and utility systems (as described in note 1) with               

The Crystal Ratchapruek Retail Company Limited. The Trust paid for the total investment cost           

in the amount of Baht 1,704.3 million, for the leased assets in the amount of Baht 1,535.0 million 

and for purchase of freehold rights over fixtures, equipment and utility systems in the amount of 

Baht 169.3 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 3 December 2019. 

 

In addition, the Trust has commitment for land lease payment as stipulated in the agreement for     

a period of 1 year and payable by monthly. The details were as follows: 

 

 31 December 2019 

 (in thousand Baht) 

Future minimum lease commitments under 

      non-cancellable operation leases 

 

Mrs. Soraya Chawaldit  

      Within one year 3,888 

Total 3,888 

 

4) Amorini Ramintra Project for the period of 30 years (ended on 3 December 2049) 

 

On 4 and 6 December 2019, the Trust has entered into leasehold rights agreement over the land, 

building and its component parts (“leased assets”) together with purchase of freehold rights over 

fixtures, equipment and utility systems (as described in note 1) with AMR Development Company 

Limited. The Trust paid for the total investment cost in the amount of Baht 319.9 million, for the 

leased assets in the amount of Baht 316.9 million and for purchase of freehold rights over fixtures, 

equipment and utility systems in the amount of Baht 3.0 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 4 and 6 December 

2019. 

 

5) I'm Park Chula Project for the period of 14 years 8 months 4 days (ended on 6 August 2034) 

 

On 3 December 2019, the Trust has entered into subleasehold rights agreement over the land, 

buildings and its component parts (“leased assets”) and fixtures, equipment and utility systems (as 

described in note 1) with Grand Uniland Company Limited. The Trust paid for the total 

investment cost in the amount of Baht 308.6 million, for the leased assets in the amount of Baht 

267.6 million and for subleasehold rights over fixtures, equipment and utility systems in                  

the amount of Baht 41.0 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 3 December 2019. 
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In addition, the Trust has commitment for land lease payment for the period of 15 years and 

payable by annually. The details were as follows: 

 

 31 December 2019 

 (in thousand Baht) 

Future minimum lease commitments under 

      non-cancellable operation leases 

 

Grand Uniland Company Limited  

      Within one year 5,016 

      After one year but within five years 20,064 

      Within five years 48,123 

Total 73,203 

 

6) Plearnary Mall Watcharapol Project for the period of 30 years (ended on 3 December 2049) 

 

On 4 December 2019, the Trust has entered into subleasehold rights agreement over the land and 

leasehold rights on buildings and its component parts (“leased assets”) together with purchase of 

freehold rights over fixtures, equipment and utility systems (as described in note 1) with Plearnary 

Mall Company Limited. The Trust paid for the total investment cost in the amount of Baht 700.0 

million, for the leased assets in the amount of Baht 699.0 million and for purchase of freehold 

rights over fixtures, equipment and utility systems in the amount of Baht 1.0 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 4 December 2019. 

 

In addition, the Trust has commitment for land lease payment for the period of 30 years and 

payable by quarterly. The details were as follows; 

 

 31 December 2019 

 (in thousand Baht) 

Future minimum lease commitments under 

      non-cancellable operation leases 

 

Plearnary Mall Company Limited  

      Within one year 13,470 

      After one year but within five years 53,880 

      Within five years 335,628 

Total 402,978 

 

7) Sammakorn Place Ramkhamhaeng (West) Project for the period of 30 years (ended on 3 

December 2049) 

 

On 4 December 2019, the Trust has entered into leasehold rights agreement over the buildings and 

its component parts (“leased assets”) together with purchase of freehold rights over fixtures, 

equipment and utility systems (as described in note 1) with Pure Sammakorn Development 

Company Limited. The Trust paid for the total investment cost in the amount of Baht 543.6 

million, for the leased assets in the amount of Baht 502.5 million and for purchase of freehold 

rights over fixtures, equipment and utility systems in the amount of Baht 41.1 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 4 December 2019. 
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8) Sammakorn Place Rangsit Project for the period of 30 years (ended on 3 December 2049) 

 

On 4 December 2019, the Trust has entered into subleasehold rights agreement over the land and 

leasehold rights on buildings and its component parts (“leased assets”) together with purchase of 

freehold rights over fixtures, equipment and utility systems (as described in note 1) with Pure 

Sammakorn Development Company Limited. The Trust paid for the total investment cost in the 

amount of Baht 229.8 million, for the leased assets in the amount of Baht 223.8 million and for 

purchase of freehold rights over fixtures, equipment and utility systems in the amount of Baht 6.0 

million.  

 

The Trust has already registered the leasehold rights with Department of Land on 4 December 2019. 

 

9) Sammakorn Place Ratchapruek Project for the period of 30 years (ended on 3 December 

2049) 

 

On 4 December 2019, the Trust has entered into subleasehold rights agreement over the land and 

leasehold rights on buildings and its component parts (“leased assets”) together with purchase of 

freehold rights over fixtures, equipment and utility systems (as described in note 1) with Pure 

Sammakorn Development Company Limited. The Trust paid for the total investment cost in the 

amount of Baht 329.1 million, for the leased assets in the amount of Baht 302.4 million and for 

purchase of freehold rights over fixtures, equipment and utility systems in the amount of Baht 26.7 

million.  

 

The Trust has already registered the leasehold rights with Department of Land on 4 December 2019. 

 

10) The Scene Town In Town Project for the period of 25 years 1 month 29 days (ended on 31 

January 2045) 

 

On 3 December 2019, the Trust has entered into subleasehold rights agreement over the land and 

leasehold rights on building and its component parts (“leased assets”) together with purchase of 

freehold rights over fixtures, equipment and utility systems (as described in note 1) with 

Fahbundansup Company Limited. The Trust paid for the total investment cost in the amount of 

Baht 524.7 million, for the leased assets in the amount of Baht 516.4 million and for purchase of 

freehold rights over fixtures, equipment and utility systems in the amount of Baht 8.3 million.  

 

The Trust has already registered the leasehold rights with Department of Land on 3 December 2019. 

 

In addition, the Trust has commitment for land lease payment for the period of 25 years and 

payable by monthly. The details were as follows; 

 

 31 December 2019 

 (in thousand Baht) 

Future minimum lease commitments under 

      non-cancellable operation leases 

 

Fahbundansup Company Limited  

      Within one year 10,390 

      After one year but within five years 48,292 

      Within five years 374,697 

Total 433,379 
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During the year 2019, the Trust hired an independent appraiser to appraise the 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, remaining of tenant rental agreement period, average occupancy rate, other income from 

rendering service, operating costs and discount rate. 

 

Movement of investments in leasehold properties for the period from 26 November 2019 (date of 

incorporation) to 31 December 2019 were as follows: 

 

 (in thousand Baht) 

Investments in leasehold properties - at cost  

Investments in leasehold properties as at 26 November 2019 - 

Add Transfer of investments in leasehold properties  

from the conversion of the Property Fund to the Trust 
 

3,901,000 

       Related acquisition costs for leasehold properties 2,954 

       Investments in leasehold properties 7,267,190 

Investments in leasehold properties as at 31 December 2019 11,171,144 

 

7       Cash and cash equivalents 
 

  31 December 2019 

  (in thousand Baht) 

 

Cash at financial institutions  738,349 

Total  738,349 

 

As at 31 December 2019, the Trust invested in cash at financial institutions as follows: 

 

 Interest rate 

(% per annum) 

  

(in thousand Baht) 

Saving account    

The Siam Commercial Bank Public Company Limited 0.38  710,569 

Current account    

Bangkok Bank Public Company Limited -  27,780 

Total   738,349 

 

Cash and cash equivalents of the Trust as at 31 December 2019 were denominated entirely in Thai Baht. 

 

8       Rental and service receivables 
 

Aging analyses for rental and service receivables were as follows: 

 

 Note  31 December 2019 

   (in thousand Baht) 

Related parties    

Within credit terms   8,949 

Overdue:    
Less than 3 months   1,111 

 5  10,060 
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 Note  31 December 2019 

   (in thousand Baht) 

Other parties    

Within credit terms   18,918 

Overdue:    
Less than 3 months   23,277 

3 - 6 months   1,410 

More than 6 months   188 

   43,793 

    

Total   53,853 

Accrued income under operating lease   1,114 

Grand total   54,967 

 

The normal credit term granted for rental and service receivables of the Trust is 30 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 26 November 2019 to 31 December 2019 was as 

follows: 

 

 (in thousand Baht) 

  

As at 26 November 2019 - 

Increases 104,951 

Amortisation (1,493) 
As at 31 December 2019 103,458 

 

10      Long-term borrowings 
 

Movement of long-term borrowings for the period from 26 November 2019 to 31 December 2019 was 

as follows: 

 

   

  (in thousand Baht) 

   

As at 26 November 2019  - 

Increase  2,764,000 

Less Transaction cost of long-term borrowings from  

           financial institution  
  

(5,528) 

Add Amortisation of finance costs by effective interest rate  171 

As at 31 December 2019  2,758,643 

 

On 2 December 2019, the Trust borrowed loans of Baht 2,764.0 million from Bangkok Bank Public 

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

of 10 years and repayment principle of 24 payable terms. The first repayment due within the last day 

of the 51st month from the first month of borrowings, and then repayment in every 3 months. The 

repayment of principal is within 120 months since the first date of borrowings day and pay interest in 

every 3 months. The loan bears interests as follows:  
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1) Fixed interest at 3.85% per annum from the first withdrawing date to 2 December 2021  

2) MLR - 2.15 per annum from 3 December 2021 until 2 December 2024; and 

3) MLR - 2 per annum from 3 December 2024 onwards until the settlement is completed  

 

 The borrowings were secured by the followings: 

 

1) Leasehold rights of Crystal Design Center Project and The Crystal Ekamai-Ramindra Project 

which registered as the business collateral agreement; and 

2) Rights of collection from receivables related to the additional investments No. 1 which 

registered as the business collateral agreement 

 

In addition, the Trust must provide an insurances including all risk insurances and business 

interruption insurances for the additional investments No. 1 in which identified the bank and the Trust 

as beneficiary. 

 

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

borrowing agreement such as 1) maintenance debt to equity ratio not exceed 1.5 times, 2) maintenance 

interest bearing debt to operating profit before interest expenses and financial costs, income tax, 

depreciation, amortisation adjusted by non-cash items (Interest Bearing Debt to EBITDA ratio) not 

exceed 5.5 times, 3) maintenance loan to total assets ratio not exceed 50% and 4) K.E. Group maintain 

proportion of unitholder holding in direct and/or indirect to be not less than 10% of total investment 

trust from the first investment etc. 

 

As at 31 December 2019, the Trust had unutilised credit facilities amounting to Baht 1,641.0 million. 

 

11 Unitholders’ trust 
 

On 26 November 2019, K.E.REIT Management Company Limited and BBL Asset Management 

Company Limited as the Trust Settlor and REIT manager established the Bualuang K.E. Retail 

Leasehold Real Estate Investment Trust with a registered capital of Baht 8,898.0 million, consisting of 

874.1 million units with a par value of Baht 10.1796 each. The Trust units including of the Trust units 

for assets and obligations from the conversion of the Property Fund of 390.0 million units with a value 

of Baht 10.0850 each, totaling Baht 3,933.2 million and the Trust units issued for investment in trust’s 

assets of 484.1 million units with a value of Baht 9.6000 each, totaling Baht 4,647.4 million. The Trust 

had recognised the deficit on Trust units totaling Baht 317.5 million. The Trust called up payment for 

all of these trust units and notified to SEC of these called-up capital funds. 

 

 Par  31 December 2019 

 value  Number  Amount 

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

Trust registered capital and       

   capital from unitholders 10.1796  874,100  8,897,988 

      
Beginning balance of period -  -  - 

Trust issued and paid-up units 10.1796  484,100  4,927,944 

Trust units issued for exchange of assets,       

   liabilities and obligations of the Property Fund 10.1796  390,000  3,970,044 

Ending balance of period 10.1796  874,100  8,897,988 

 



Bualuang K.E. Retail Leasehold Real Estate Investment Trust 
Notes to financial statements 

For the period from 26 November 2019 (date of incorporation) to 31 December 2019 
 

 

 36 

Movement of profit for the period from 26 November 2019 to 31 December 2019 was as follows: 

 

   (in thousand Baht) 
    

As at 26 November 2019 (date of incorporation)   - 

Add Increase in net assets resulting from operations during the period 54,300 

As at 31 December 2019   54,300 

 

12 Expenses 
 

(a) REIT manager fees 

 

(1) Management fees 

 

The REIT manager will receive a monthly REIT management fees at a rate not exceed 1.00% per  

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

tax) but not less than Baht 25 million per year. The increasing rate is at 3.00% per annum. 

 

(2) Outperformance fees 

 

The REIT manager will receive annually outperformance fees at a rate of 30.00% of the difference 

between adjusted net profit rate for outperformance fees calculation and reference yield rate (in 

case of the difference between adjusted net profit rate for outperformance fees calculation for the 

accounting period less than reference yield rate, outperformance fees will be not calculated). The 

outperformance fees will be effective on 1 January 2021 onwards. 

 

(b) Trustee fees 

 

The Trustee of the Trust will receive annually trustee fees at a rate not exceed 1.00% per annum of 

total assets value (excluded management fees or other instrument fees that the Trust invests in and 

considers to invest in due to acting as REIT manager or the issuer is the Trustee, value added tax, 

specific business tax or any other similar tax) but not less than Baht 12 million per year. 

 

(c) Registrar fees 

 

The registrar fees are calculated monthly at a 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 by individual project. 
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(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 the period of 3 years and variable depending on the term of 

agreement. 

 

13 Information on investment purchase and sale transactions 
 

 The Trust purchase investments during the period from 26 November 2019 (date of incorporation) to 

31 December 2019 by excluding investments in cash at financial institutions totaling Baht 11,171.1 

million. The ratio of weighted average investment purchase and sale during the period to average net 

assets during the period is 150.24%. 

 

14 Segments information and disaggregation of revenue 
 

The Trust’s main operations are derived from rental and service income from 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.  

 

Disaggregation of revenues, timing of revenue recognition and results, based on TFRS 15 Revenue from 

Contracts with Customers, in the financial statements for the period from 26 November 2019 to 31 

December 2019 was as follows: 

 

   For the period from 
   26 November 2019 

   to 31 December 2019 

   (in thousand Baht) 
    

Type of revenues    

Revenue from rendering of services   62,458 

External revenues   62,458 

Total income    117,916 

    

Timing of revenue recognition    

Overtime   62,458 

Total   62,458 

 

15     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.   
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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. 

 

Carrying amounts and fair values 

 

The following table shows the carrying amounts and fair values of financial assets, including their  

levels in the fair value hierarchy for financial instruments measured at fair value. It does not include  

fair value information for financial assets and financial liabilities not measured at fair value if the 

carrying amount is a reasonable approximation of fair value. 

 

 Carrying  Fair Value 

 Amount  Level 1  Level 2  Level 3  Total 

 (in million Baht) 

31 December 2019          

Financial assets measured          

   at fair value          

Investments in leasehold properties 11,171  -  -  11,171  11,171 

Investments in cash at financial 

   institution 40  -  40  -  40 

 

Valuation techniques and significant unobservable inputs  

 

Valuation techniques and significant unobservable inputs using in value measurement of investments 

in leasehold properties as at 31 December 2019 has been specified in note 6. 

 

16 Commitments 
 

 The Trust is committed to pay land rental fees, service charges and fees to counterparties under the 

terms and conditions as specified in notes 6 and 12. 
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17  Event after the reporting period 

 

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

and the Board of Directors Meeting of K.E.REIT Management Company Limited, act as CO-REIT 

Manager of Bualuang K.E. Retail Leasehold Real Estate Investment Trust held on 27 February 2020, 

approved the appropriation of operation for the period from 26 November 2019 to 31 December 2019 

of Baht 0.0600 per unit, amounting to Baht 52.4 million, which will be paid to its unitholders in March 

2020. 
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