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Independent Auditor’s Report  
 

 

To the Unitholders of CPN Retail Growth Leasehold REIT 

 

 
Opinion 

 

I have audited the financial statements of CPN Retail Growth Leasehold REIT (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 year then ended, 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 significant financial information for the year then ended 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 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 Matters 

 

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

of the financial statements of the current period. These matters were 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 these matters. 



 
 

 

 

 

 2 

Valuation of investments in leasehold properties 

Referred to Notes 3 (a) and 5 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 material to the financial statements 

of the Trust. The fair value of investments in 

leasehold properties are estimated by income 

approach using discounted cash flows. The Trust 

engaged independent external valuer 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. Therefore, such matter 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 of 

assets. 

• Evaluating the independence, qualification and 

competence of the valuer of the Trust and read the 

terms of engagement letter between the valuer and 

the Trust. 

• The external expert engaged by KPMG helped on 

considering whether the measurement basis and key 

assumptions underlying the estimate of the fair 

values were reasonable by taking account of similar 

assets in other comparable situations and the work 

performed by the valuer engaged by the Trust. 

• Considering the key assumptions by comparing 

assumptions in appraisal report with actual 

occurrence, testing calculation and considering the 

reasonableness of significant movement in the asset 

valuation from the prior year. 

• 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 the REIT manager and request that the correction be made. 
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Responsibilities of the REIT manager 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 the 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, the 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 the REIT manager either intends to liquidate the Trust 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 the REIT manager.  

• Conclude on the appropriateness of the 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.  
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I communicate with the 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 the 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 the 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. 

 

 

 

 

 

 

 

(Vannaporn Jongperadechanon) 

Certified Public Accountant 

Registration No. 4098 

 

 

KPMG Phoomchai Audit Ltd. 

Bangkok 

21 February 2020 

 



CPN Retail Growth Leasehold REIT

Balance sheet

Note 2019 2018

Assets

Investments in leasehold properties at fair value (at cost of 

Baht 45,272.01 million as at 31 December 2019 and Baht

45,113.03 million as at 31 December 2018) 5 44,472,000,000      44,750,000,000      

Investments in securities at fair value (at cost of Baht 900.35

million as at 31 December 2019 and Baht 990.00 million

as at 31 December 2018) 901,642,042           999,423,613           

Cash at banks 4, 6 509,938,079           341,666,302           

Rental and service receivables 4, 7 143,710,701           130,917,645           

Accrued interest income 4 3,792,338               11,090                    

Refundable value added tax 392,805,277           392,805,277           

Other assets 263,140,777           234,959,206           

Total assets 46,687,029,214      46,849,783,133      

Liabilities

Trade accounts payable 4 150,753,438 139,294,107 

Other accounts payable 4 34,250,431             32,157,221             

Witholding tax payable 69,618,018             76,015,765             

Deposits received in advance 4 1,583,595,385        1,543,590,985        

Accrued expenses 4 333,386,896           280,877,427           

Unearned lease income 51,769,060             52,952,221             

Borrowings 4, 8 -                          4,468,696,861        

Debentures 9 14,524,069,085      10,030,360,764      

Other liabilities 4 238,399,329           230,627,101           

Total liabilities 16,985,841,642 16,854,572,452 

Net assets 29,701,187,572      29,995,210,681      

(in Baht)

31 December

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Balance sheet

Note 2019 2018

Net assets 

Trust registered capital 29,016,410,672      29,016,410,672      

Capital received from unitholders 10 29,016,410,672      29,016,410,672      

Equalisation account 10 216,092,989           216,092,989           

Retained earnings 10 468,683,911           762,707,020           

Net assets 29,701,187,572      29,995,210,681      

Net assets value per unit (in Baht) 13.4244 13.5573 

Number of unit trusts issued at the end of year (Units) 2,212,476,700        2,212,476,700        

(in Baht)

31 December

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Areas held Percentage Percentage 

Type of investments by the Trust Cost Fair value of investments Cost Fair value of investments

(Rai-Ngan-Sq. Wah)

Investments in leasehold properties (Note 5)

Leasehold and subleasehold rights on land including

shopping center buildings and utility systems and 

hotel under 6 projects

1. CentralPlaza Rama II project

Location Rama II Road, Bangkhuntien, Bangkok

Subleasehold right on land, leasehold right on

   shopping center building including parking building,

   utility systems, furniture, fixtures and equipment 53-2-38.4 7,186,000,000     7,186,000,000     

Related acquisition costs for leasehold right 136,411               136,411               

Leasehold improvements 86,947,616          62,509,836          

7,273,084,027     6,359,000,000     14.01               7,248,646,247     6,962,000,000     15.22               

2. CentralPlaza Rama III project

Location Ratchadapisek Road, Yannawa, Bangkok

Leasehold right on land, leasehold right on

   shopping center building including parking spaces, 

   utility systems, furniture, fixtures and equipment 12-2-44.6 9,179,000,000     9,179,000,000     

Related acquisition costs for leasehold right 248,541               248,541               

Leasehold improvements 500,641,781        400,306,635        

9,679,890,322     11,447,000,000   25.23               9,579,555,176     10,698,000,000   23.38               

Details of investments

31 December 2019 31 December 2018

(in Baht) (in Baht)

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Areas held Percentage Percentage 

Type of investments by the Trust Cost Fair value of investments Cost Fair value of investments

(Rai-Ngan-Sq. Wah)

3. CentralPlaza Pinklao project

Location Boromratchachonnanee Road,

 Bangkok noi, Bangkok

Subleasehold right on land, leasehold right on 

   shopping center building including parking building,

   office building, utility systems, furniture, 

   fixtures and equipment 24-2-84 5,542,995,247     5,542,995,247     

Related acquisition costs for leasehold right 111,861               111,861               

Leasehold improvements 96,365,997          73,290,459          

5,639,473,105     5,216,000,000     11.50               5,616,397,567     5,678,000,000     12.41               

4. CentralPlaza Chiangmai Airport project

Location Mahidol Road and Waulai Road, Haiya,

 Amphur Muang Chiangmai, Chiangmai 

Leasehold right on land, leasehold right on 

   shopping center building including parking building,

   multipurpose building, utility systems,

   furniture, fixtures and equipment 32-3-56.85 10,494,000,000   10,494,000,000   

Related acquisition costs for leasehold right 152,780 152,780 

Leasehold improvements 20,078,945 14,984,918 

10,514,231,725   10,655,000,000   23.48               10,509,137,698   10,658,000,000   23.30               

Details of investments

31 December 2019 31 December 2018

(in Baht) (in Baht)

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Percentage Percentage 

Type of investments Cost Fair value of investments Cost Fair value of investments

5. CentralFestival Pattaya Beach project

Location Pattaya 1 road, Nong Prue,

 Bang La Mung, Chonburi

Leasehold right on shopping center building 

   including parking spaces 4,892,299,492 4,892,299,492 

Leasehold right on utility systems 3,246,532,994 3,246,532,994 

Related acquisition costs for leasehold right 176,123,198 176,123,198 

Furniture, fixtures and equipment 15,525,000 15,525,000 

Leasehold improvements 7,852,287 1,817,540 

8,338,332,971     7,290,000,000     16.07               8,332,298,224     7,289,000,000     15.93               

6. Hilton Pattaya Hotel project

Location Pattaya 1 road, Nong Prue,

 Bang La Mung, Chonburi

Leasehold right on hotel building 

   including parking building 1,501,667,006 1,501,667,006 

Leasehold right on utility systems 2,192,500,508 2,192,500,508 

Related acquisition costs for leasehold right 72,830,971 72,830,971 

Furniture, fixtures and equipment 60,000,000 60,000,000 

3,826,998,485     3,505,000,000     7.72                 3,826,998,485     3,465,000,000     7.57                 

Total investments in leasehold properties 45,272,010,635   44,472,000,000   98.01               45,113,033,397   44,750,000,000   97.81 

Details of investments

31 December 2019 31 December 2018

(in Baht) (in Baht)

*****

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Percentage Percentage 

Maturity Face value Fair value of investments Face value Fair value of investments

Investments in securities

Unit Trust

TMB Treasury Money Fund 400,351,789        401,642,042        990,000,000        999,423,613        

Fixed deposits

Government Housing Bank July 2020 500,000,000        500,000,000        -                       -                       

Total investments in securities 900,351,789        901,642,042        1.99                 990,000,000        999,423,613        2.19                 

Total investments 46,172,362,424   45,373,642,042   100.00             46,103,033,397   45,749,423,613   100.00             

* Excluding accrued interest income

(in Baht) (in Baht)

Details of investments

31 December 2019 31 December 2018

*

*
*

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Statement of income

Note 2019 2018

Investment income

Rental and service income 4 5,111,246,352         4,911,987,727         

Interest income 4 10,609,643              3,890,566                

Other income 4 19,737,557              11,468,334              

Total income 5,141,593,552         4,927,346,627         

Expenses

Costs of rental and services 4 121,747,170            141,465,287            

Management fee 4, 12 134,656,099            133,964,141            

Trustee fee 4, 12 36,724,663              34,099,961              

Registrar fee 12 5,168,150                5,175,000                

Property management fee 4, 12 471,721,962            512,979,763            

Professional fee 811,000                   807,200                   

Administrative expenses 4 112,239,746            120,417,421            

Finance costs 4 502,414,489            400,738,596            

Total expenses 1,385,483,279         1,349,647,369         

Net investment income 3,756,110,273         3,577,699,258         

Net gain (losses) from investments 

Net realised gain (losses) from investments 

investments in leasehold properties (8,808,877)               (3,334,220)               

investments in securities 8,000,681                -                           

Net unrealised gain (losses) from 

investments in leasehold properties 5 (436,977,239)           242,759,363            

investments in securities 1,290,253                9,430,946                

Total net gain (losses) from investments (436,495,182)           248,856,089            

Net increase in net assets from operations 3,319,615,091         3,826,555,347         

(in Baht)

For the year ended

31 December 

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Statement of changes in net assets 

Note 2019 2018

Increase (decrease) in net assets from operations during 

   the year

Net investment income 3,756,110,273        3,577,699,258        

Net realised gain (losses) from investments 

investments in leasehold properties (8,808,877)             (3,334,220)             

investments in securities 8,000,681               -                         

Net unrealised gain (losses) from 

investments in leasehold properties 5 (436,977,239)          242,759,363           

investments in securities 1,290,253               9,430,946               

Net increase in net assets from operations 3,319,615,091        3,826,555,347        

Less  The reduction of paid-in capital distributed to unitholders 10 -                         (636,972,043)          

Less  Distribution to unitholders 11 (3,613,638,200)       (2,656,520,778)       

Net increase (decrease) in net assets during the year (294,023,109)          533,062,526           

Net assets as at beginning of the year 29,995,210,681      29,462,148,155      

Net assets at the end of the year 29,701,187,572      29,995,210,681      

(in Baht)

For the year ended

31 December 

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Statement of cash flows 

Note 2019 2018

Cash flows from operating activities

Net increase in net assets from operations 3,319,615,091 3,826,555,347 

Adjustments to reconcile net increase (decrease) in net assets from 

   operations to net cash provided by operating activities:

Purchases of investments in leasehold properties (168,218,840) (200,681,986)

Proceeds from sales of investments in leasehold properties 432,723 107,129 

Purchases of investments in securities (1,849,042,165)        -                           

Proceeds from sales of investments in securities 1,957,072,506         -                           

(Increase) decrease in rental and service receivables (12,793,056) 57,706,886 

Increase in other assets (28,181,571) (113,262,204)

Increase in trade accounts payable 11,459,331 32,241,826 

Increase (decrease) in other accounts payable 2,093,210 (25,079,890)

Decrease in witholding tax payable (6,397,747) (521,933,185)

Increase in deposits received in advance 40,004,400 119,520,461 

Increase (decrease) in accrued expenses 3,309,186 (527,665,357)

Increase (decrease) in unearned lease income (1,183,161) 1,471,643 

Increase in other liabilities 7,772,228 32,269,565 

Interest income (10,609,643) (3,890,566)

Interest received 5,870,559 3,954,520 

Finance costs 502,414,489 400,738,596 

Net realised (gain) losses from investments 

investments in leasehold properties 8,808,877 3,334,220 

investments in securities (8,000,681) -                           

Net unrealised (gain) losses from 

investments in leasehold properties 5 436,977,239 (242,759,363)

investments in securities (1,290,253) (9,430,946)

Net cash provided by operating activities 4,210,112,722         2,833,196,696         

(in Baht)

For the year ended

31 December 

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Statement of cash flows 

Note 2019 2018

Cash flows from financing activities

Repayment of borrowings 8 (5,204,716,579)        (9,995,689,062)        

Proceed from borrowings 8 726,239,924            -                           

Proceeds from issue of debentures 9 4,495,000,000         10,040,000,000       

Transaction costs from issue of debentures 9 (4,592,888)               (10,261,030)             

Interest paid (440,133,202)           (284,446,537)           

The reduction of paid-in capital distributed to unitholders 10 -                           (636,972,043)           

Distribution to unitholders 11 (3,613,638,200)        (2,656,520,778)        

Net cash used in financing activities (4,041,840,945)        (3,543,889,450)        

Net increase (decrease) in cash at banks 168,271,777            (710,692,754)           

Cash at banks at the beginning of the year 341,666,302            1,052,359,056         

Cash at banks at the end of the year 509,938,079            341,666,302            

(in Baht)

For the year ended

31 December 

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT

Significant financial information

For the period from

29 November 2017

(date of incorporation)

to 31 December

2019 2018 2017

Information on operating results (per unit)

Net assets value as at beginning of the year / period 13.5573                     13.3164                     -                             

Income (losses)  from investing activities

Net investment income 1.6977                       1.6170                       0.1011                       

Net realised gain (losses) from investments

investments in leasehold properties (0.0040)                     (0.0015)                     (0.0114)                     

investments in securities 0.0036                       -                             -                             

Net unrealised gain (losses) from 

investments in leasehold properties (0.1975)                     0.1097                       (0.2738)                     

investments in securities 0.0006                       0.0043                       -                             

Total income (losses) from investing activities 1.5004                       1.7295                       (0.1841)                     

Add  Unit trusts issued from the conversion of the Fund to the Trust

           during the year / period -                             -                             13.4028                     

Add  Changes as increasing of equalisation account -                             -                             0.0977                       

Less The reduction of paid-in capital distributed to unitholders -                             (0.2879)                     -                             

Less Distribution to unitholders (1.6333)                     (1.2007)                     -                             

Net assets value at the end of the year / period 13.4244                     13.5573                     13.3164                     

Ratio of net increase (decrease) in net assets from operations 

   to average net assets during the year / period (%) 11.07                         12.81                         (1.38)                         

Significant financial ratios and additional significant information

Net assets at the end of year / period (in Baht) 29,701,187,572        29,995,210,681        29,462,148,155        

Ratio of total expenses to average net assets during the year / period (%) 4.62                           4.52                           0.53                           

Ratio of investment income to average net assets during the year / period (%) 17.14                         16.50                         1.28                           

Ratio of weighted average investment purchases and sales during

   the year / period to average net assets during the year / period (%) * 0.54                           0.67                           1.43                           

Average net assets value during the year / period (in Baht) 29,995,826,029        29,863,493,236        29,448,570,672        

* The value of investment purchases and sales during the year / period does not include cash at banks and investments in 

   cash at banks, and are calculated by a weighted average basis outstanding during the year / period.

For the year ended

(in Baht)

31 December 

   The accompanying notes are an integral part of these financial statements.
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CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2019 

 

 

 16 

Note Contents 

  

1 Description of CPN Retail Growth Leasehold REIT 

2 Basis of preparation of the financial statements 

3 Significant accounting policies 

4 Related parties 

5 Investments in leasehold properties 

6 Cash at banks 

7 Rental and service receivables 

8 Borrowings 

9 Debentures 

10 Unitholders’ equity 

11 Distribution to unitholders 

12 Expenses 

13 Segment information 

14 Financial instruments 

15 Additional in investments in leasehold properties 

16 Events after the reporting period 

17 Reclassification of accounts 



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2019 

 

 

 17 

These notes form an integral part of the financial statements. 

 

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

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

language statutory financial statements, and were approved and authorised for issue by the authorised 

director of the REIT manager on 21 February 2020. 

 

1 Description of CPN Retail Growth Leasehold REIT 
 

CPN Retail Growth Leasehold REIT (“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 on 29 November 2017. The Trust was established from the conversion of CPN Retail Growth 

Leasehold Property Fund (“the Fund”) and received the transfer of assets, liabilities and obligations 

from the Fund on 1 December 2017. The Trust was a specific closed-end real estate investment trust 

with an indefinite term. The Trust’s objectives are to raise funds and mainly use funds to invest in 

properties or leasehold properties and seek benefits from such properties. As at 31 December 2019 

and 2018, the Trust has invested in investments in leasehold properties of 6 projects which were 

CentralPlaza Rama II, CentralPlaza Rama III, CentralPlaza Pinklao, CentralPlaza Chiangmai Airport, 

CentralFestival Pattaya Beach and Hilton Pattaya Hotel.  
 

As at 31 December 2019, the major unitholder of the Trust was Central Pattana Public Company 

Limited holding 26.69% of the unit trusts issued and paid-up. (2018: 26.69%) 
 

CPN REIT Management Company Limited (“the REIT manager”) performs monitoring and managing 

of the assets of the Trust. SCB Asset Management Company Limited acts as the Trustee and Central 

Pattana Public Company Limited (“Central Pattana”) acts as the Property manager. 
 

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.  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 after 1 January 

2019. The initial application of TFRS 15 Revenue from Contracts with Customers which replaces              
TAS 18 Revenue and related interpretations, has no material impact on the Trust’s financial statements. 

 

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. The Trust is currently considering the potential impact 

from the accounting guidance on the financial statements in the initial period adopted. 

 

(b) Basis of measurement  

 

The financial statements were prepared on the historical cost basis except for investments in leasehold 

properties and investments in securities are measured at fair value. 
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(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 unless otherwise stated. 

 

(d) Use of judgements and estimates 

 

The preparation of financial statements in conformity with TFRS requires management to make 

judgements, 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 in the next 

financial year is included in the Note 5: Investments in leasehold properties. 

 

3 Significant accounting policies 
 

The accounting policies set out below have been applied consistently to all periods presented in these 

financial statements. 

 

(a) Measurement of investments 

 

Investments in leasehold properties 

 

Leasehold properties and assets purchased and/or invested by the Trust including land, buildings and 

furniture, fixtures and equipment relating to the operations are recognised in investments in leasehold 

properties. 

 

  Investments in leasehold properties are stated at fair value with no depreciation charge. The fair value 

of investments in leasehold properties are based on the appraised value assessed by an independent 

valuer 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. The REIT 

manager will make the valuation every 2 years, commencing from the date of the latest full valuation 

made and the valuation will be performed by annually after the latest full valuation date. The REIT 

manager will not appoint the same valuer to valuate the investments in leasehold properties for more 

than 2 consecutive times. 

 

  Gains or losses on measurement of investments in leasehold properties are presented as net unrealised 

gains or losses in the statement of income. 

 

Investments in securities 

 

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

The cost of investments comprises the purchase prices and direct expenses that the Trust pays to 

acquire such investments. 
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The values of investments which cannot be freely traded on an open market is stated at fair value by 

considering the principles and methods determining by the Association of Investment Management 

Companies and the stipulations, principles and methods for determining fair value of investments in 

debt instruments which cannot be freely traded on an open market of the Securities and Exchange 

Commission. 

 

Gains or losses from investment valuation are presented as net unrealised gains or losses in the 

statements of income. 

 

Disposal of investments 

 

On disposal of an investment, the difference between net disposal proceeds and the carrying amount 

is recognised in statement of income. 

 

In case of the Trust disposes of part of its holding of a particular investment, the deemed cost of the 

part sold and held are determined using the weighted average method. 

 

(b) Cash at banks 

 

Cash at banks in the statements of cash flows comprise call deposits. 

 

(c) Rental and service receivables 

 

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

 

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) Trade accounts payables and other accounts payables 

 

Trade accounts payables and other accounts payables are stated at cost. 
 

(e) Interest-bearing liabilities 

 

Interest-bearing liabilities are stated at cost. 

 

(f) Revenue 

 

Rental 

 

Rental income from investment in leasehold property is recognised in the statement of income on a 

straight-line basis over the term of the lease.  Lease incentives granted are recognised as an integral 

part of the total rental income. Contingent rentals are recognised as income in the accounting period 

in which they are earned. 

 

Service 

 

Service income is recognised when a customer obtains control of the services in an amount that reflects 

the consideration to which the Trust expects to be entitled, excluding those amounts collected on behalf 

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

and volume rebates. Service income is recognised over time when services are render to customer. 

  



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2019 

 

 

 20 

Interest income 

 

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

 

(g) Expenses 

 

Expenses are charged to the statement of income in the period in which they are incurred. 

 

Lease payment 

 

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

basis over the term of the lease. Lease incentives received are recognised in the statement of income 

as an integral part of the total lease expense, over the term of the lease. 

 

Determining whether an arrangement contains a lease 

 

At inception of an arrangement, the Trust determines whether such an arrangement is or contains a 

lease. A specific asset is the subject of a lease if fulfilment of the arrangement is dependent on the use 

of that specified asset. An arrangement conveys the right to use the asset if the arrangement conveys 

to the Trust the right to control the use of the underlying asset.  

 

At inception or upon reassessment of the arrangement, the Trust separates payments and other 

consideration required by such an arrangement into those for the lease and those for other elements on 

the basis of their relative fair values. If the Trust concludes for a finance lease that it is impracticable 

to separate the payments reliably, an asset and a liability are recognised at an amount equal to the fair 

value of the underlying asset. Subsequently the liability is reduced as payments are made and an 

imputed finance charge on the liability is recognised using the Trust incremental borrowing rate. 

 

(h) Finance costs 
 

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

interest rate for the period in which they are incurred. 

 

(i) 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. 

 

(j) Distribution to unitholders 

 

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

 

(k) Equalisation account 

 

Share subscription price of investment units in excess of the par value of investment units on the date 

of transactions of the amounts of unit sold, is recognised in “Equalisation account”.  

 

  



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2019 

 

 

 21 

(l) Related parties 

 

Related parties are 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. 

 

(m) Segment reporting 

 

Segment results that are reported to the Board of Directors of the REIT manager (the chief operating 

decision maker) include items directly attributable to a segment as well as those that can be allocated 

on a reasonable basis. 

 

4 Related parties  
 

Relationships with related parties were as follows: 

 

Name of Entities Country of Nature of Relationship Nature of 

. Incorporation/  Transaction 

. Nationality   

    

Central Pattana Public  Thailand - Major unitholder holding - Rental and service  

 Company Limited . 26.69% of Trust units 

issued and paid-up  

(2018: 26.69%) 

- Property manager 

agreement 

- Receive property 

management fee 

from the Trust 

 

CPN REIT Management 

Company Limited 

Thailand - REIT manager 

- Central Pattaya Public 

Company Limited’s 

subsidiary 

- Rental and service 

agreement 

- Receive  

management fee 

from the Trust 
 

SCB Asset Management 

Company Limited 

Thailand - Trustee of the Trust - Receive trustee fee 

from the Trust 
 

The Siam Commercial 

Bank Public Company 

Limited 

Thailand - Parent company of SCB  

Asset Management 

Company Limited 

 

- Grant loan to the 

Trust 

- Rental and service  

agreement 

- Depository service 
 

SCB Securities Company 

 Limited 

Thailand - The Siam Commercial 

Bank Public Company 

Limited’s subsidiary 
 

- Rental and service 

agreement 

Central Pattana Rama 2 

Company Limited  

Thailand - Central Pattana Public  

Company Limited’s  

subsidiary 

- Common directors 

- Water treatment 

system rental 

agreement rending 

to the Trust  

- Rental and service  

agreement 
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Name of Entities Country of Nature of Relationship Nature of 

. Incorporation/  Transaction 

. Nationality   

    

Central Pattana Rama 3 

Company Limited 

Thailand - Central Pattana Public  

Company Limited’s  

subsidiary 

- Common directors 
 

- Rental and service  

agreement 

 
 

Central Pattana Chiangmai 

Company Limited 

Thailand - Central Pattana Public 

Company Limited’s 

subsidiary 

- Common directors 
 

- Rental and service  

agreement 

CPN Pattaya Company 

Limtied 

Thailand - Central Pattana Public 

Company Limited’s 

subsidiary 

- Common directors 

 

- Rental and service  

agreement 

- Lessor of assets 

which the Trust 

additionally 

invested 
 

CPN Pattaya Hotel 

Company Limtied 

Thailand - Central Pattana Public 

Company Limited’s 

subsidiary 

- Common directors 

 

- Sublease 
agreement over 

building and utility 

systems, and lease 

agreement over 

movable assets 

with the Trust 
 

Central Group of 

Companies 

Thailand - Common directors, 

common management or 

common control with 

Central Pattana Public 

Company Limited  

- Rental and service 

agreement  

 

  



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2019 

 

 

 23 

The pricing policies for transactions with related parties 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 - As mutually agreed rate 

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

business 

Costs of rental and services  - Market prices 

Management fee - As mutually agreed prices in contract 

Trustee fee - As mutually agreed prices in contract 

Property management fee - As mutually agreed prices in contract 

Administrative expenses - As mutually agreed prices in contract 

Finance costs - As mutually agreed prices in contract 

 

Significant transactions with related parties for the year ended 31 December were as follows: 

 

 2019  2018 

 (in thousand Baht) 

Income    

Rental and service income    

Central Pattana Public Company Limited  

 and its subsidiaries 

 

456,431 

  

394,052 

The Siam Commercial Bank Public Company 

 Limited and its subsidiaries 

 

55,017 

  

48,793 

Central Group of Companies 615,155  539,635 

Total 1,126,603  982,480 

    

Interest income    

The Siam Commercial Bank Public Company Limited 1,318  1,376 

    

Other income     

Central Pattana Public Company Limited  

 and its subsidiaries 

 

- 

  

159 

Central Group of Companies 253  803 

Total 253  962 

    

Expenses    

Costs of rental and services    

Central Pattana Public Company Limited  

 and its subsidiaries 

 

12,441 

  

16,962 

Central Group of Companies 3,589  3,142 

Total 16,030  20,104 

    

Management fee    

CPN REIT Management Company Limited 134,656  133,964 

    

Trustee fee    

SCB Asset Management Company Limited 36,725  34,100 

    

Property management fee    

Central Pattana Public Company Limited 471,722  512,980 
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 2019  2018 

 (in thousand Baht) 

Administrative expenses    

Central Pattana Public Company Limited  

 and its subsidiaries 

 

14,502 

  

32,882 

Central Group of Companies 1,937  1,981 

Total 16,439  34,863 

    

Finance costs    

The Siam Commercial Bank Public Company Limited 2,368  36,330 

 

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

 

 2019  2018 

 (in thousand Baht) 

Cash at bank    

The Siam Commercial Bank Public Company Limited 88,466  178,921 

    

Rental and service receivables    

Central Pattana Public Company Limited  

 and its subsidiaries 

 

31,034 

  

44,682 

The Siam Commercial Bank Public Company Limited 69  81 

Central Group of Companies 37,936  17,175 

Total 69,039  61,938 

    

Accrued interest income    

The Siam Commercial Bank Public Company Limited 5  11 

    

Trade accounts payable    

Central Pattana Public Company Limited  

 and its subsidiaries 

 

107,331 

  

96,246 

CPN REIT Management Company Limited 23,159  23,191 

Central Group of Companies 563  384 

Total 131,053  119,821 

    

Other accounts payables    

SCB Asset Management Company Limited 6,316  5,903 

Central Pattana Public Company Limited  

 and its subsidiaries 

 

11 

  

11 

The Siam Commercial Bank Public Company Limited 62  4 

Central Group of Companies 5,716  2,439 

Total 12,105  8,357 

    

Deposits received in advance    

The Siam Commercial Bank Public Company Limited 26,866  26,866 

Central Pattana Public Company Limited  

 and its subsidiaries 

 

18,263 

  

18,263 

Central Group of Companies 151,280  150,423 

Total 196,409  195,552 
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 2019  2018 

 (in thousand Baht) 

Accrued expenses    

The Siam Commercial Bank Public Company Limited -  1,648 

    

Borrowings    

The Siam Commercial Bank Public Company Limited -  729,232 

    

Other liabilities    

Central Pattana Public Company Limited  

 and its subsidiaries 

 

1,261 

  

838 

The Siam Commercial Bank Public Company 

 Limited and its subsidiaries 

 

1,924 

  

1,924 

Central Group of Companies 14,137  11,503 

Total 17,322  14,265 

 

Significant agreements with related parties 

 

 Central Pattana Rama 2 Company Limited 

 

On 1 December 2017, the Trust received the transfer of liabilities and commitment of the Fund which 

was in accordance with the Rights and Duties Transferred Agreement between the Fund and the Trust 

dated 29 November 2017 resulting in the commitment from the Operating Lease Agreement between 

the Trust and Central Pattana Rama 2 Company Limited to start on the date of receiving the transfer. 

 

As at 31 December 2019 and 2018, the Trust has commitment for the lease under a water treatments 

system rental agreement with Central Pattana Rama 2 Company Limited, a subsidiary of Central 

Pattana Public Company Limited. This commitment is part of shopping center building lease 

agreement with CentralPlaza Rama II for the remaining lease period of 5 years ending 15 August 2025 

as follows: 

 

At 31 December 2019  2018 

 (in thousand Baht) 

Future minimum lease payable    

Within one year 5,960  6,370 

After one year but within five years 26,980  24,620 

After five years 3,420  11,740 

Total 36,360  42,730 

 

At the Board of Directors’ Meeting of the REIT manager on 20 March 2018, the Board of Directors 

resolved to approve the termination of the land sublease agreements and the entering into the new land 

sublease agreements with respect to CentralPlaza Rama II project with Central Pattana Rama 2 

Company Limited. In this regard, on 28 June 2018, the Trust registered the termination of the land 

sublease of CentralPlaza Rama II project, and registered the lease of the land under the new Land 

Lease Agreements (sublease term from 28 June 2018 to 15 August 2025) with the landlords under the 

same conditions as specified in the previous land sublease agreement since Central Pattana Rama 2 

Company Limited had registered the termination of the lease of the land, and registered the new land 

lease agreements with the landlords. 
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In this regard, in December 2019, the Trust entered into lease building agreement of CentralPlaza          

Rama II project (Renewal period) with Central Pattana Rama 2 Company Limited, with a lease agreement 

period of 30 years from 16 August 2025 to 15 August 2055. The Trust will payment the rental throughout 

the lease agreement period totalling Baht 25,394 million in 2025 and the Trust will guarantee for rental 

payment to Central Pattana Rama 2 Company Limited of Baht 1,800 million within the period that 

specified in the contract. Lease agreement can renew according to the agreed conditions by written 

notice at least 12 months before ending the lease period. The asset details have as follows: 

 

- Leasing part of building and structures of CentralPlaza Rama II, including part of the shopping centre 

and the indoor parking area 

 

- Leasing the system relevant to the building and structures of CentralPlaza Rama II 

 

- Purchasing the furniture, fixture and equipment 

 

CPN Pattaya Hotel Company Limited 

 

 On 29 November 2017, the Trust (“the Sublessor”) entered into Hilton Pattaya Hotel building  

sublease agreement, system sublease agreement and movable assets lease agreement with CPN Pattaya 

Hotel Company Limited (“the Sublessee”), a subsidiary of Central Pattana Public Company Limited, 

for using in the operation of hotel business for a period of 1 month ending in 31 December 2017. 

Counterparties can renew the agreements for 3 times at 3 years each ending in December 2026. Under 

the conditions of the agreement, the Sublessee had to pay the annual rental throughout the lease 

agreement period. The annual rental comprise of fixed rental totalling Baht 2,194 million and variable 

rental which is calculated from profit before tax deducting of reserve for furniture, fixtures and 

equipment of the hotel. 

 

At 31 December 2019  2018 

 (in thousand Baht) 

Future minimum lease receivable    

Within one year 224,957  217,350 

After one year but within five years 981,368  948,182 

After five years 543,709  801,852 

Total 1,750,034  1,967,384 

 

5 Investments in leasehold properties 
 

Receipt of transfer of investments in leasehold properties 

 

On 1 December 2017, the Trust received the transfer of investments in leasehold properties from the Fund 

which was in accordance with the Rights and Duties Transferred Agreement between the Fund and the 

Trust dated 29 November 2017. The investments in leasehold properties received as transferred from the 

Fund had fair value of Baht 32,402 million which were under the projects of Central Pattana Public 

Company Limited and its subsidiaries. The details were as follows: 

 

- CentralPlaza Rama II project with a sublease agreement remaining period of 6 years ending  

15 August 2025 and the fair value of Baht 7,186 million. 

 

- CentralPlaza Rama III project with a lease agreement remaining period of 16 years ending  

15 August 2035 by having right to renew for another 2 times, 30 years each and the fair value of 

Baht 9,179 million. 
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- CentralPlaza Pinklao project with a lease and sublease agreements remaining period of 6 years 

ending 31 December 2024 and the fair value of Baht 5,543 million. 

 

- CentralPlaza Chiangmai Airport project with a lease agreement remaining period of 25 years ending 

22 April 2044 and the fair value of Baht 10,494 million. 

 

Investments in additional investments in leasehold properties 

 

On 1 December 2017, the Trust invested in additional assets with CPN Pattaya Company Limited, a 

subsidiary of Central Pattana Public Company Limited with a lease and sublease agreement period of 19 

years ending 31 August 2037. The details were as follows: 

 

CentralFestival Pattaya Beach project 

 

- Leasing part of building and structures of CentralFestival Pattaya Beach, including part of the 

shopping centre and the indoor parking area 

 

- Leasing the system relevant to the building and structures of CentralFestival Pattaya Beach 

 

- Purchasing the furniture, fixture and equipment 

 

Hilton Pattaya Hotel project 

 

- Leasing all of building and structures of Hilton Pattaya Hotel, including all hotel building and part 

of the indoor parking area 

 

- Leasing the system relevant to the building and structures of Hilton Pattaya Hotel 

 

- Purchasing the furniture, fixture and equipment 

 

The Trust paid for the investments in additional assets totalling Baht 11,908 million consisting of 

CentralFestival Pattaya Beach project of Baht 8,154 million and Hilton Pattaya Hotel project of Baht 3,754 

million and paid for related expenses in the amount of Baht 249 million which were recorded as cost of 

investments in leasehold properties. 
 
 2019  2018 

 (in thousand Baht) 

Investments in leasehold properties - at cost    

Investments in leasehold properties - beginning of the year 45,113,034  44,915,793 

Add  Increase in furniture, fixtures and equipment  

  and leasehold improvements during the year 168,219 

 

200,682 

Less Decrease in furniture, fixtures and equipment  

    and leasehold improvements during the year (9,242)  (3,441) 

 45,272,011  45,113,034 

Net unrealised gain (losses) from investments in 

leasehold properties 

   

Net unrealised losses from investments in leasehold  

properties - beginning of the year 

 

(363,034) 

 

  

(605,793) 

Less Unrealised gain (losses) from revaluation during  

the year (436,977) 

 

242,759 

Investments in leasehold properties - end of the year 44,472,000  44,750,000 
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The Trust hired an independent appraiser to revalue these investments in leasehold properties using 

the income approach. The investments in leasehold properties were subsequently adjusted to their fair 

values as follows: 

 

 Unrealise gain (losses) from 

 investments in leasehold properties 

 For the period ended 31 December 

Project 2019  2018 

 (in thousand Baht) 

CentralPlaza Rama II (627,438)  (286,491) 

    

CentralPlaza Rama III 648,665  1,470,328 

    

CentralPlaza Pinklao (485,075)  61,709 

    

CentralPlaza Chiangmai Airport (8,094)  153,031 

    

Central Festival Pattaya Beach (5,035)  (866,650) 

    

Hilton Pattaya Hotel 40,000  (289,168) 

    

Total (436,977)  242,759 

 

6 Cash at banks 
 

As at 31 December 2019 and 2018, the Trust invested in cash at banks as follows: 
 

  2019 2018 2019  2018 

 Note Interest rate    

  )( % per annum) (in thousand Baht) 

Current Account       

Citibank, N.A.  - - 382,473 
 

143,161 

KASIKORNBANK Public  

Company Limited 

 

- - 60  60 
       

Savings Accounts       

The Siam Commercial Bank  

Public Company Limited 

 

4 0.375 0.375 88,466 

 

178,921 

KASIKORNBANK Public  

Company Limited 

 

0.250 0.370 38,939 

 

19,524 

Total    509,938  341,666 

 

  



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2019 

 

 

 29 

7 Rental and service receivables 
 

  2019  2018 

   (in thousand Baht)   
Within credit terms  38,749  43,009 
Overdue:     

Less than 3 months  64,708  67,394 

3 - 6 months  29,914  8,043 

6 - 12 months  3,358  6,536 

Over 12 months  7,304  6,996 

Total  144,033  131,978 
Less Allowance for doubtful accounts  (322)  (1,060) 

Net  143,711  130,918 

 

The normal credit term granted for rental and service receivables of the Trust ranges from 1 day to 30 days. 

 

8 Borrowings 
 

 Note 2019  2018 

  (in thousand Baht) 

Borrowings from financial institutions - Group 1 

- unsecured 

 

4 

 

- 
  

729,232 

Borrowings from financial institutions - Group 2 

- unsecured 

  

- 
  

3,739,465 

Total  -  4,468,697 

 
As at 31 December 2018, borrowings from financial institutions had the effective interest rate at 2.43% 
per annum. 

 

Movement of borrowings for the year ended 31 December, were as follows: 

 

 2019  2018 

 (in thousand Baht) 

Beginning of the year 4,468,697  14,453,698 

Add  Payment front-end fee 9,780  10,688 

Add  Additional borrowings 726,240  - 

Less  Repayment of borrowings (5,204,717)  (9,995,689) 

End of the year -  4,468,697 

 

The periods to maturity of borrowings, as at 31 December, were as follows: 

 

 2019  2018 

 (in thousand Baht) 

Within one year -  4,468,697 
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9 Debentures 

 

  2019  2018 
  (in thousand Baht) 

Debentures - Series 1 / 2018     
   - unsecured  2,648,532  2,647,630 
Debentures - Series 2 / 2018     
   - unsecured  7,383,485  7,382,731 
Debentures - Series 1 / 2019     
   - unsecured  2,698,475  - 
Debentures - Series 2 / 2019     
   - unsecured  1,793,577  - 

Total  14,524,069  10,030,361 

 

On 8 February 2019 the Trust issued the debentures that had name registered, unsubordinated and 

unsecured debentures with debenture holder representative totalling Baht 4,495 million. The details 

are as follows; 

 

- The first series of Baht 2,700 million with the term of 2 years, maturing on 8 February 2021 and 

bearing interest at the fixed rate of 2.54% per annum. 

 

- The second series of Baht 1,795 million with the term of 4 years, maturing on 8 February 2023 

and bearing interest at the fixed rate of 3.30% per annum.  

 

The debentures had latest credit rating of “AA” rated by TRIS Rating Company Limited on 29 June 

2018 and were registered with the Thai Bond Market Association on 8 February 2019.    

 

On 17 August 2018 the Trust issued the debentures that had name registered, unsubordinated and 

unsecured debentures with debenture holder representative totalling Baht 10,040 million. The 

debentures are divided into: 

 

- The first series of Baht 2,650 million with the term of 3 years, maturing on 17 August 2021 and 

bearing interest at the fixed rate of 2.70% per annum. 

 

- The second series of Baht 7,390 million with the term of 10 years, maturing on 17 August 2028 

and bearing interest at the fixed rate of 3.80% per annum.  

 

The debentures had latest credit rating of “AA” rated by TRIS Rating Company Limited on 25 May 

2018 and were registered with the Thai Bond Market Association on 17 August 2018. 

 

Movement of debentures for year ended 31 December, were as follows: 

 

 2019  2018 

 (in thousand Baht) 

Beginning of the year 10,030,361  - 

Add   Issue of debentures 4,495,000  10,040,000 

Less Repayment of underwriting fee (4,593)  (10,261) 

 14,520,768  10,029,739 

Add Payment of underwriting fee 3,301  622 

End of the year 14,524,069  10,030,361 
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The periods to maturity of debentures, as at 31 December were as follows: 

 

 2019  2018 

 (in thousand Baht) 

After one year but within five years 7,140,584  2,647,630 

After five years 7,383,485  7,382,731 

Total 14,524,069  10,030,361 

 

10 Unitholders’ equity 
  

On 29 November 2017, CPN REIT Management Company Limited, as a Trust settlor and REIT 

manager, established CPN Retail Growth Leasehold REIT from the conversion of CPN Retail Growth 

Leasehold Property Fund (“the Fund”). The Trust had registered capital of Baht 29,653.38 million 

consisting of 2,212,476,700 trust units at the par value of Baht 13.4028 per unit. The REIT manager 

had registered such unit trusts to the Stock Exchange of Thailand on 14 December 2017.  

 

On 1 December 2017, the Trust received the transfer of assets, liabilities and obligations of the Fund 

which was in accordance with the Rights and Duties Transferred Agreement between the Fund and 

the Trust dated 29 November 2017 and the Trust gave compensation as unit trusts of the Trust to the 

Fund totalling 2,212,476,700 units at 13.5004 Baht per unit, totalling Baht 29,869.47 million. 

Subsequently, on 4 December 2017, the Fund had transferred such unit trusts to the unitholders of the 

Fund at a ratio of 1:1 resulting in the unitholders of the Fund became the unitholders of the Trust and 

the Trust had recognised the share premium of investment units totalling Baht 216.09 million in the 

equilisation account. 

 
At the Board of Directors’ Meeting of the REIT manager held on 23 February 2018, the Board of 

Director approved the capital reduction of the Trust by reducing the value of the unit trusts of 0.2879 

per unit, amounting to Baht 636.97 million which had paid the repayment from capital reduction to 

the unitholders in March 2018. The capital reduction was in accordance with the Trust established 

agreement. 

 
 2019  2018 

 Par     Par    

 value Number  Amount  value Number  Amount 

  

(in Baht) 

(in thousand units/ 

thousand Baht) 

  

(in Baht) 

(in thousand units/ 

thousand Baht) 

Trust registered 

capital and 

capital received 

from unitholders 

 

 

        

Unit trusts at 

beginning of the 
year 

 

13.1149 
 

2,212,477 

  

29,016,411 

  

13.4028 

 

2,212,477 

  

29,653,383 

Less Capital  
Reduction 

of the Trust 

 

 

- 

 

 

- 

  

 

- 

  

 

(0.2879) 

 

 

- 

  

 

(636,972) 

Unit trusts at the 
end of the year 

  

2,212,477 

  

29,016,411 

   

2,212,477 

  

29,016,411 
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 Note 2019  2018 

  (in thousand Baht) 

Retained earnings     

Beginning of the year  762,707  (407,327) 

Add Increase in net assets from operations 

  during the period 

  

3,319,615 

  

3,826,555 

Less Distribution to unitholders 11 (3,613,638)  (2,656,521) 

At the end of the year  468,684  762,707 

 

11 Distribution to unitholders 
 

The Trust has the distribution policy as below; 

 

1. The REIT manager shall pay distribution to the unitholders of not less than 90% of the adjusted 

net profit of accounting period which will pay not less than 2 times a year and pay within 90 

days from the end of accounting period or accounting period that had paid such distribution as 

the case may be. 

 

The above adjusted net profit means the profit adjusted by the following items: 

 

1) Deduction of unrealised gain from the valuation or review of valuation of assets of the 

Trust and other adjustments made in accordance with the guidelines of the Office of the 

Securities and Exchange Commission to be in line with the cash status of the Trust. 

 

2) Deduction of reserve for repayments of borrowings or commitment incurred from 

obtaining borrowings by the Trust, in accordance with the amount specified under the 

Registration Statement and the Prospectus, or the Annual Report as the case may be. 

 

2. In case where the Trust has accumulated profit in any accounting period, the REIT manager may 

pay distribution to the unitholders from such accumulated profit. 

 

3. In case where the Trust has incurred accumulated losses, the REIT manager shall not to pay any 

distribution to the unitholders. 

 

4. In consideration of distribution, if the distribution that will be announced to be paid per unit trust 

during any accounting year or accounting period is lower than or equivalent to Baht 0.10, the 

REIT manager reserves the rights not to pay such distribution, and the distribution shall be 

carried forward to pay on the subsequent period according to the stated distribution procedures. 

 

During the year 2019 and 2018, the Board of Directors’ of the REIT manager approved the 

appropriation of distribution which paid to its unitholders as follows: 

 

 For the year ended 31 December 2019 

 

No. 

 

The operation for the period 

 

Approval date 

 

Payment date 

Distribution 

per unit trust 

(in Baht) 

 

Amount  

(in thousand Baht) 

1 1 October - 31 December 2018 26 February 2019 25 March 2019 0.4163 921,055 

2 1 January - 31 March 2019 14 May 2019 11 June 2019 0.4055 897,159 

3 1 April - 30 June 2019 8 August 2019 6 September 2019 0.4055 897,159 

4 1 July - 30 September 2019 8 November 2019 6 December 2019 0.4060 898,265 

   Total    3,613,638 
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 For the year ended 31 December 2018 

 

No. 

 

The operation for the period 

 

Approval date 

 

Payment date 

Distribution 

per unit trust 

(in Baht) 

 

Amount  

(in thousand Baht) 

1 1 January - 31 March 2018 10 May 2018 6 June 2018 0.3795 839,635 

2 1 April - 30 June 2018 9 August 2018 6 September 2018 0.4055 897,159 

3 1 July - 30 September 2018 6 November 2018 4 December 2018 0.4157 919,727 

   Total    2,656,521 

 

12 Expenses 
 

(a) Management fee 

 

The REIT manager will receive a monthly management fee from the Trust at the rate not exceeding 

1% per annum of total assets value (excluding value added tax, specific business tax or any other 

similar tax), but not less than Baht 15 million per year. Such fee had increasing rate of 3% per year. 

 

(b) Trustee fee 

 

 The Trustee of the Trust will receive a monthly trustee fee from the Trust at a rate not exceeding 1% 

per annum of total asset value (excluding value added tax, specific business tax or any other similar 

tax), but not less than Baht 20 million per year. 

 

(c) Registrar fee 

 

The registrar fee is calculated monthly at a rate of 0.023% per annum of the Trust’s registered capital, 

but not exceeding Baht 5 million per year.   

 

(d) Property management fee  

 

The Property manager will receive remuneration for acting as the Property manager from the Trust, 

which shall be payable monthly according to the Property Management Appointment Agreement 

between the Trust and the Property manager which are summarised as follows: 

 

1. Fee for rental and service collection on behalf of the Trust at the rate not exceeding 3% of net 

rental and service income of the Trust. 

  

2. Commission for procuring tenants and management of all tenants of the Trust upon entering into 

lease agreements with new tenants or renewal of lease agreements is calculated from the monthly 

rental rate of each tenant at the rates not exceeding 0.5 - not exceeding 1.5 months and not 

exceeding 3% of the fee for leasehold right received in advance from the tenants, depending on 

the type and period of lease agreements. 

 

3. Property management fee at the rate not exceeding 0.28% per annum of investment properties 

value from net asset value report of the Trust that was certified by trustee in each month which 

was calculated at the last working day of each month. The fee is excluding the value of 

investment property of hotel and CentralPlaza Rama II Project (Renewal Period). 

 

4. Incentive fee at the rate not exceeding 2.35% of net properties income. Net properties income 

means total revenue that the Trust derived from properties deducting with total costs and 

expenses incurred from procuring benefits from the properties. 
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5. Fee for purchase and sale of properties of the Trust at the rate not exceeding 1.5% of the 

properties’ value that the Trust additionally invested and at the rate not exceeding 0.75% of the 

properties’ sales value from the Trust. 

 

6.  Fees for the supervision of improvements and/or development of the Trust’s properties at the 

rate not exceeding 2% of the total costs of improvement and/or development of properties of the 

Trust. Such costs of improvement and/or development including the costs of the purchase of 

areas to be improved and/or developed back from the existing tenants, but excluding the 

designing fee, advisor fee, or other professional fees. 

 

13 Segment 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. 

 

14 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 

financial instruments 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 

 

Interest rate risk is the risk that future movements in market interest rates will affect the results of the 

operations and cash flows of the Trust because borrowings interest rates are mainly floated. The Trust 

is primarily exposed to interest rate risk from its borrowing (see Notes 8).   

 

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 from receivables due to the Trust has a large number of 

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

deposits from customers as collateral in case of default. The REIT manager is of opinion that the Trust 

does not have credit risk other than that provided in the allowance for doubtful accounts as presented 

in the financial statements. The estimate for allowance for doubtful accounts encompasses 

consideration of past collection experiences, customers’ deposits and other factors including the local 

economic conditions. 
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Fair values 

 

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 2019 and 2018 as presented in the financial 

statements approximate to their fair values. 

 

15 Additional in investments in leasehold properties 

 
At the Extraordinary General Meeting of Unitholders’ of the Trust held on 22 November 2019, had 

significant resolution as below: 

 

1. To approve of an additional investments in 5 projects which are CentralMarina project, 

CentralPlaza Lampang project, CentralPlaza Surat Thani project, CentralPlaza Ubon 

Ratchathani project, and CentralPlaza Rama II project (Renewal period) (“Group-1 Assets”) 

from Central Pattana Public Company Limited (“CPN”) and/or subsidiaries of CPN with the 

total investment value of not exceeding Baht 48,560 million and appoint CPN as a Property 

manager. 

 

2. To approve of an additional investments in 2 projects which are The Ninth Towers Office 

Building project and Unilever House Office Building project (“Group-2 Assets”) from GLAND 

Office Leasehold Real Estate Investment Trust (“GLANDRT”) with the total investment value 

of not exceeding Baht 7,430 million and appoint Grand Canal Land Public Company Limited 

(“GLAND”) and Sterling Equity Company Limited (“Sterling”) as a Property managers. 

 

3. To approve an amendment of the Property Manager Appointment Agreement for the assets 

currently invested in by the Trust, which are CentralPlaza Rama II project, CentralPlaza Rama 

III Project, Central Plaza Pinklao project, CentralPlaza Chiangmai Airport project, Central 

Festival Pattaya Beach project. 

 

4. To approve of the loan transactions which is not exceeding Baht 13,500 million and to approve 

of the entering into the transaction that has conflict of the interest of the Trust due to a part of 

source of funds may be from The Siam Commercial Bank Public Company Limited who is a 

major shareholder of SCB Asset Management Company Limited, the Trustee of the Trust. 

 

5. To approve the capital increase for invest in Group-1 Assets (excluding payment of rental fees 

for CentralPlaza Rama II project (Renewal period)) and/or Group-2 Assets and/or for other 

specific proposes which are not exceeding 770 million units by allocate the additional Trust 

units as the following 

 

- Not less than 75 percent of the total additional Trust units at this time to the exiting 

unitholders of the Trust pursuant to the names specified in the unitholder registration book 

in accordance with the proportion of unitholding. 

 

- Not less than 25 percent of the total additional Trust units at this time to the exiting 

unitholders of GLANDRT pursuant to the names specified in the unitholder registration 

book in accordance with the proportion of unitholding. 

 

- Remaining after the allocation to private placement and/or public offering. 
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6. To approve the capital increase for payment of rental fees for CentralPlaza Rama II project 

(Renewal period) by issuance and offer for sale of the additional trust units in year 2025 for not 

exceeding 630 million units by allocate the additional Trust units as the following 

 

- Not less than 25 percent of the total additional Trust units at this time to the exiting 

unitholders of the Trust pursuant to the names specified in the unitholder registration book 

in accordance with the proportion of unitholding. 

 

- Remaining after the allocation to private placement and/or public offering. 

 

7. To approve the issuance and offer for sale of debentures, totalling not exceeding Baht 13,500 

million. 

 

8. To approve the amendment of the Trust established agreement as the following 

 

- To revise details of Group-1 Assets and Group-2 Assets which invested by the Trust in 

timely basis subject to the asset completion. 

 

- To revised fee and expense for in accordance with the management of Group-1 Assets and 

Group-2 Assets. 

 

16 Events after the reporting period 
 

At the Board of Directors’ Meeting of the REIT manager held on 21 February 2020, the Board of 

Directors approved the distribution to unitholders of the Trust from the operation period from  

1 October 2019 to 31 December 2019 at the rate of Baht 0.4060 per unit, totalling Baht 898.27 million. 

The distribution will be paid to the unitholders in March 2020. 

 

On 21 February 2020, the REIT manager had notification of subscription ratio and indicative offering 

price range for capital increase of the Trust to the Stock Exchange of Thailand which summary as 

follows: 

 

1. The offering ratio of the additional trust units to be offered to public investors who are existing 

eligible unitholders of the Trust whose names appeared on the book closure date on 27 February 

2020 is at 4.4319 existing trust units of the Trust per one additional trust unit.  

 

2. The offering ratio of the additional trust units to be offered to public investors who are existing 

eligible unitholders of GLANDRT whose names appeared on the book closure date on 27 

February 2020 is at 3.0034 existing trust units of GLANDRT per one additional trust unit. 

 

3. The indicative offering price range is between Baht 32.00 per unit to Baht 33.00 per unit. 
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17 Reclassification of accounts 
 

 Certain accounts in the 2018 financial statements have been reclassified to conform to the presentation 

in the 2019 financial statements. Other significant reclassifications were as follows:   

 
 2018  

Before 
reclassification 

  

Reclassification 

 After 

reclassification 

 (in thousand Baht) 

Statement of income       

Rental and service income 4,739,069  172,919  4,911,988 

Other income 184,387  (172,919)  11,468 

Registrar fee 8,441  (3,266)  5,175 

Administrative expenses 117,151  3,266  120,417 

   -   

 

The reclassifications have been made because, in the opinion of the REIT manager, the new 

classification is more appropriate to the Trust’s business. 
 


	AUDITOR_REPORT
	FINANCIAL_STATEMENTS
	NOTES

