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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 

the statement of financial position and details of investments as at 31 December 2020, the statements of 

comprehensive income, changes in net assets and cash flows 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 2020 and its financial performance, changes in net assets and cash 

flows for the year then ended in accordance with the accounting guidance for Property Funds, Real Estate 

Investment Trusts, Infrastructure Funds and Infrastructure Trusts issued by the Association of Investment 

Management Companies as approved by The Securities and Exchange Commission. 

 

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. 
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Valuation of investments in leasehold properties at fair value 

Referred to Notes 4 (a), 5 and 8 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. 

• Using the work of external expert engaged by 

KPMG in considering the reasonableness of 

measurement basis and key assumptions used for 

estimating fair value of assets.  
• 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 

 

Management 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 management and request that the correction be made. 
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Responsibilities of Management for the Financial Statements 

 

Management is responsible for the preparation and fair presentation of the financial statements in accordance 

with the accounting guidance for Property Funds, Real Estate Investment Trusts, Infrastructure Funds and 

Infrastructure Trusts issued by the Association of Investment Management Companies as approved by The 

Securities and Exchange Commission, and for such internal control as management 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, management 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 management 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 management.  

• Conclude on the appropriateness of management’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 management 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 management 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 management, 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 

17 February 2021 

 



Note 2020 2019

Assets

Investments measured at fair value through profit or loss 7 1,072,799,128 901,642,042      

Investments in leasehold properties at fair value 8, 13 68,269,714,006 44,472,000,000

Cash equivalents 9, 13 1,162,096,779 509,938,079 

Accrued rental and service receivables 13 644,432,310 204,016,177

Refundable value added tax 319,032,642 392,805,277

Prepaid expenses 27,765,708 25,645,742

Other assets 81,333,718 180,981,897

Total assets 71,577,174,291 46,687,029,214 

Liabilities

Trade accounts payable 13 166,893,514 150,753,438      

Other accounts payable 13 25,875,506 34,250,431        

Witholding tax payable 1,562,230 69,618,018        

Accrued expenses 631,532,138 333,386,896      

Rent received in advance 34,351,039 51,769,060        

Deposits received from tenants 13 1,664,026,022 1,583,595,385   

Borrowings 10 8,524,033,460 -                     

Debentures 11 14,510,676,997 14,524,069,085 

Lease liabilities 13 17,727,115,770 -                     

Other liabilities 13 247,126,641 238,399,329      

Total liabilities 43,533,193,317 16,985,841,642 

Net assets 28,043,980,974 29,701,187,572 

CPN Retail Growth Leasehold REIT

Statement of financial position

(in Baht)

31 December

   The accompanying notes are an integral part of these financial statements.
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Note 2020 2019

Net assets

Capital from unitholders 28,551,790,565 29,016,410,672 

Capital surplus 14 216,092,989 216,092,989 

Retained earnings (deficit) 15 -723,902,580 468,683,911

Net assets 28,043,980,974 29,701,187,572 

Net asset value per unit (in Baht) 12.6753               13.4244             

Number of units issued at the end of year (units) 2,212,476,700 2,212,476,700 

31 December

(in Baht)

CPN Retail Growth Leasehold REIT

Statement of financial position

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

Details of investments

Details of investments are presented by investment catergory.

Percentage of Percentage of

Type of investments Note Areas held Cost Fair value investments Cost Fair value investments

(Rai-Ngan-Sq. Wah) (%) (%)

Investments in leasehold properties 8

Leasehold and subleasehold rights on land including

shopping center buildings and utility systems,

hotel and office buildings under 8 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 325,520,236       86,947,616         

Rights-of-use assets 16,821,323,962  -                      

24,332,980,609  24,220,714,006  34.93               7,273,084,027    6,359,000,000    14.01               

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 524,691,063       500,641,781       

9,703,939,604    11,888,000,000  17.14               9,679,890,322    11,447,000,000  25.23               

As at 31 December 2020

31 December 2020 31 December 2019

(in Baht) (in Baht)

    The accompanying notes are an integral part of these financial statements. 7



CPN Retail Growth Leasehold REIT

Details of investments

Percentage of Percentage of

Type of investments Note Areas held Cost Fair value investments Cost Fair value investments

(Rai-Ngan-Sq. Wah) (%) (%)

Investments in leasehold properties 8

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 105,444,213       96,365,997         

5,648,551,321    4,226,000,000    6.09                 5,639,473,105    5,216,000,000    11.50               

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 37,585,193 20,078,945 

10,531,737,973  10,287,000,000  14.84               10,514,231,725  10,655,000,000  23.48               

As at 31 December 2020

(in Baht) (in Baht)

31 December 2020 31 December 2019

    The accompanying notes are an integral part of these financial statements. 8



CPN Retail Growth Leasehold REIT

Details of investments

Percentage of Percentage of

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

(%) (%)

Investments in leasehold properties 8

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 12,355,680 7,852,287 

8,342,836,364    7,145,000,000    10.30               8,338,332,971    7,290,000,000    16.07               

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 

Leasehold improvements 119,557,900 -                      

3,946,556,385    3,452,000,000    4.98                 3,826,998,485    3,505,000,000    7.72                 

As at 31 December 2020

31 December 2020 31 December 2019

(in Baht) (in Baht)

*****

    The accompanying notes are an integral part of these financial statements. 9



CPN Retail Growth Leasehold REIT

Details of investments

Percentage of Percentage of

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

(%) (%)

Investments in leasehold properties 8

7. The Ninth Towers office building project

Location Rama 9 road, Huai Khwang,

   Huai Khwang, Bangkok

Leasehold right on office spaces and parking spaces 3,385,367,523    -                      

Leasehold right on utility systems 2,631,134,500    -                      

Related acquisition costs for leasehold right 90,574,708         -                      

Furniture, fixtures and equipment 37,694                -                      

Leasehold improvements 6,270,050           -                      

6,113,384,475    5,704,000,000    8.23                 -                      -                      -                  

8. Unilever House office building project

Location Rama 9 road, Huai Khwang,

   Huai Khwang, Bangkok

Leasehold right on office spaces and parking spaces 936,457,563       -                      

Leasehold right on utility systems 712,350,000       -                      

Related acquisition costs for leasehold right 24,521,936         -                      

1,673,329,499    1,347,000,000    1.94                 -                      -                      -                  

Total investments in leasehold properties 70,293,316,230  68,269,714,006  98.45               45,272,010,635  44,472,000,000  98.01               

(in Baht) (in Baht)

As at 31 December 2020

31 December 2020 31 December 2019

    The accompanying notes are an integral part of these financial statements. 10



CPN Retail Growth Leasehold REIT

Details of investments

Percentage of Percentage of

Note Maturity date Principle Fair value investments Principle Fair value investments

(%) (%)

Investments in securities 7

Unit Trust

TMB Treasury Money Fund 171,772,133       173,049,707       400,351,789       401,642,042       

Fixed deposits

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

Government Housing Bank April 2021 300,000,000       300,000,000       -                      -                      

Bond

Bank of Thailand January 2021 99,885,125         99,996,039         -                      -                      

Bank of Thailand February 2021 499,484,522       499,753,382       -                      -                      

Total investments in securities 1,071,141,780    1,072,799,128    1.55                 900,351,789       901,642,042       1.99                 

Total investments 71,364,458,010  69,342,513,134  100.00             46,172,362,424  45,373,642,042  100.00             

* Excluding accrued interest income

(in Baht) (in Baht)

As at 31 December 2020

31 December 2020 31 December 2019

*

***

*

    The accompanying notes are an integral part of these financial statements. 11



CPN Retail Growth Leasehold REIT
Statement of comprehensive income

Note 2020 2019

Income

Rent and service income 13 4,041,143,303 5,111,246,352 

Interest income 13 7,172,751 10,609,643

Other income 13 21,306,761 19,737,557 

Total income 4,069,622,815 5,141,593,552

Expenses

Management fee 12, 13 150,348,220 134,656,099 

Trustee fee 12, 13 40,929,730 36,724,663

Registrar fee 12 4,163,600 5,168,150 

Professional fee 1,276,000 811,000

Property management fee 12, 13 404,779,959 471,721,962 

Costs of rental and services 13 124,430,490 121,747,170 

Other expenses 13 92,724,017 112,239,746 

Finance cost 13 1,713,429,657 502,414,489

Total expenses 2,532,081,673 1,385,483,279

Net profit on investments 1,537,541,142 3,756,110,273

Net loss on investments

Net loss on investments 7, 8 (9,720,156) (808,196)

Net loss on change in fair value of investments 7, 8 (1,223,224,494) (435,686,986)

Total net loss on investments -1,232,944,650 -436,495,182

Net increase in net assets resulting from operations 304,596,492 3,319,615,091
   

For the year ended

31 December 

(in Baht)

   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 2020 2019

Increase (decrease) in net assets resulting from 

operations during the year

Net profit on investments 1,537,541,142 3,756,110,273

Net loss on investments (1,232,944,650) (436,495,182)

Increase in net assets during the year 304,596,492 3,319,615,091

Distribution to trust unitholders 15 -1,497,182,983 -3,613,638,200

Capital return to trust unitholders 14 -464,620,107 -                     

Decrease in net assets during the year -1,657,206,598 -294,023,109

Net assets at 1 January 29,701,187,572 29,995,210,681

Net assets at 31 December 28,043,980,974 29,701,187,572

Changes in number of Trust unit

(Baht 13.1149 per unit)

Trust unit at 1 January (units) 2,212,476,700 2,212,476,700

Trust unit at 31 December (units) 2,212,476,700 2,212,476,700

(in Baht)

For the year ended

31 December 

   The accompanying notes are an integral part of these financial statements.
13



CPN Retail Growth Leasehold REIT
Statement of cash flows 

Note 2020 2019

Cash flows from operating activities

Net increase in net assets from operations 304,596,492 3,319,615,091 

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

   operations to net cash from (used in) operating activities:

Net loss on investments 7, 8 9,720,156 808,196 

Net loss on changes in fair value of investments 7, 8 1,223,224,494 435,686,986 

Purchases of investments in securities 7 (2,333,687,370) (1,849,042,165)

Proceed from sale of investments in securities 7 2,165,012,315 1,957,072,506 

Purchases of investments in leasehold properties 8 (8,422,347,737) (168,218,840)

Proceed from sale of investments in leasehold properties 8 1,031,012 432,723 

Increase in accrued rental and service receivables (443,853,823) (69,306,194)

Decrease in refundable value added tax 73,772,635 -                     

Increase in prepaid expense (2,119,966) (18,556,299)

Decrease in other assets 99,648,179 46,887,866 

Increase in trade accounts payable 16,140,076 11,459,331 

Increase (decrease) in other accounts payable (8,374,925) 2,093,210 

Decrease in witholding tax payable (68,055,788) (6,397,747)

Increase in accrued expenses 297,355,489 3,309,186 

Decrease in rent received in advance (17,418,021) (1,183,161)

Increase in deposits received from tenants 80,430,637 40,004,400 

Increase in other liabilities 8,727,312 7,772,228 

Interest income (7,172,751) (10,609,643)

Interest received 10,610,442 5,870,559 

Finance cost 1,713,429,657 502,414,489 

Net cash from (used in) operating activities (5,299,331,485) 4,210,112,722 

(in Baht)

For the year ended

31 December 

   The accompanying notes are an integral part of these financial statements.

14



CPN Retail Growth Leasehold REIT
Statement of cash flows 

Note 2020 2019

Cash flows from financing activities

Proceeds from borrowings 10 8,530,688,233 726,239,924      

Repayment of borrowings 10 -                     (5,204,716,579)

Payment of front-end fee 10 (8,500,000) -                     

Proceeds from issue of debentures 11 -                     4,495,000,000 

Transaction costs from issue of debentures 11 -                     (4,592,888)

Payment of lease liabilities (5,960,000) -                     

Interest paid (602,934,958) (440,133,202)

Distributions to unitholders 15 (1,497,182,983) (3,613,638,200)

Capital return to trust unitholders 14 (464,620,107) -                     

Net cash from (used in) financing activities  5,951,490,185 (4,041,840,945)

Net increase in cash equivalents 652,158,700 168,271,777 

Cash equivalents at 1 January 509,938,079 341,666,302 

Cash equivalents at 31 December 1,162,096,779 509,938,079 

For the year ended

31 December 

(in Baht)

   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 2020 
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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 management of the Trust 

on 17 February 2021. 

 
1 General information 

 

CPN Retail Growth Leasehold REIT (“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 was registered on 29 November 2017 with registered 

capital of Baht 29,653.38 million (2,212,476,700 trust units’ trust, at Baht 13.4028 per unit). 

 

The Trust’s major trust during the financial year was Central Pattana Public Company Limited holding 

26.69% of the trust unitholding which issued and paid-up. The Trust was incorporated in Thailand. 

 

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 acts as the Property manager for CentralPlaza Rama II project, 

CentralPlaza Rama III project, CentralPlaza Pinklao project, CentralPlaza Chiangmai Airport project, 

CentralFestival Pattaya Beach project and Hilton Pattaya Hotel project. Grand Canal Land Public 

Company Limited acts as the Property manager for The Ninth Towers office building project and 

Sterling Equity Company Limited acts as the Property manager for Uniliver House office building 

project. 

 

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. 

 

The Trust’s dividend payment policy is in accordance with condition and procedures as specified in 

prospectus. 
  

2 Basis of preparation of the financial statements  

 
(a) Statement of compliance 

 
The financial statements are prepared in accordance with the accounting guidance for Property Funds, 

Real Estate Investment Trusts, Infrastructure Funds and Infrastructure Trusts issued by the Association 

of Investment Management Companies (“AIMC”) as approved by The Securities and Exchange 

Commission announced by AIMC in February 2020. In case this accounting guidance does not 

specifically state the practical guidance for a transaction, the Trust shall apply Thai Financial Reporting 

Standard (TFRS) as announced by Federation of Accounting Professions (“Accounting Guidance”). 

 

The application of the Accounting Guidance resulted in changes in accounting policies of the Trust 

which have material impact on the financial statements as disclosed in note 3.  

 

  



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2020 
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In addition, the Trust has not early adopted a number of new and revised TFRS, which are not yet 

effective for the current period in preparing these  financial statements. The Trust has assessed the 

potential initial impact on the financial statements of these new and revised TFRS and expects that there 

will be no material impact on the financial statements in the period of initial application.   

 

(b) Functional and Presentation currency  

 

The financial statements are 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 million unless otherwise stated. 

 

(c) Use of judgements and estimates 

 

The preparation of financial statements in conformity with an accounting guidance 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.  

 

Information about significant areas of estimation uncertainty and critical judgements in applying 

accounting policies that have the most significant effects on the amounts recognised in the financial 

statements is included in the following notes: 

 

Note 3 Determining the incremental borrowing rate to measure lease liabilities; 
 Note 4(e) Lease:  

• whether the Trust is reasonably certain to exercise extension options or not to exercise 

termination options; 

Note 5 Impact of COVID-19; 

Note 8 Investments in leasehold properties: key assumptions affecting the valuation of 

investments in leasehold properties. 
 

3 Changes in accounting policies 
 

From 1 January 2020, the Trust has initially applied the Accounting Guidance. As a result, the Trust did 

not adjust the information presented for 2019. Details of changes in the Trust’s accounting policies are 

in note 3(A) - 3(C). 
 

A. Financial instruments accounting 
 

Under the Accounting Guidance, the Trust shall measure its financial assets at fair value, which 

is not different from previous accounting policy, measure its financial liabilities at amortised 

costs, and recognise interest expenses using effective interest rate (“EIR”). Previously, the Trust 

recognises interest expense using contractual interest rate based on accrual basis. 
 

The change in accounting policy as described above has no material impact on the Trust’s 

financial statements. 
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B. Lease accounting 
 

From 1 January 2020, the Trust has initially applied the Accounting Guidance to lease accounting.  
 

Previously, the Trust, as a lessee, recognised payments made under operating leases and relevant 

lease incentives in profit or loss over the term of the lease. Under the Accounting Guidance, the 

Trust shall recognise right-of-use assets and lease liabilities. The lease liabilities were discounted 

using interest rate implicit in the lease or lessee’s incremental borrowing rate if the interest rate 

implicit in the lease was not available. 
 

Impact from change in lease accounting policy (in million Baht) 

At 1 January 2020  

Increase in investments in leasehold properties at fair value  34 

Increase in lease liabilities (34) 
 

Measurement of lease liability   

Operating lease commitment as disclosed at 31 December 2019 36 

Present value of remaining lease payments, discounted using the incremental 

borrowing rate at 1 January 2020  34 

Finance lease liabilities recognised as at 31 December 2019 - 

Lease liabilities recognised at 1 January 2020 34 

Weighted-average incremental borrowing rate (% per annum)  1.80 
 

Right-of-use assets and lease liabilities shown above were presented as part of CentralPlaza Rama II 

project. 

 

C. Fair value measurement 
 

Under the Accounting Guidance, the objective of fair value measurement is to estimate the price 

at which an orderly transaction to sell the asset or to transfer the liability would take place between 

market participants at the measurement date under current market conditions. Previously, the fair 

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

knowledgeable and willing parties in an arm’s length transaction. In addition, the Accounting 

Guidance requires to have additional fair value disclosure, in which the Trust has disclosed in 

notes 7, 8 and 18.  
 

4 Significant accounting policies 
 

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

financial statements except as explained in note 3. 
 

(a) Investments measured at fair value through profit or loss 
 

Accounting policies applicable from 1 January 2020 

 

Investment are initially recognised at fair value through profit or loss when the Trust becomes a party 

to the contractual provisions of the instrument. Transaction costs that are directly attributable to acquire 

investments are recognised in profit or loss. 

 

Gains and losses on measurement, including any interest or dividend income, are recognised in profit or 

loss. 
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Derecognition 
 

The Trust derecognises a financial asset when the contractual rights to the cash flows from the financial 

asset expire, or it transfers the rights to receive the contractual cash flows in a transaction in which 

substantially all of the risks and rewards of ownership of the financial asset are transferred or in which 

the Trust neither transfers nor retains substantially all of the risks and rewards of ownership and it does 

not retain control of the financial asset. 

 

Offsetting 
 

Financial assets and financial liabilities are offset and the net amount presented in the statement of 

financial position when, and only when, the Trust currently has a legally enforceable right to set off the 

amounts and it intends either to settle them on a net basis or to realise the asset and settle the liability 

simultaneously. 

 

Accounting policies applicable before 1 January 2020 
 

Investments in securities 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. 
 

The 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 on investment 

in securities in profit or loss. 
 

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

recognised in profit or loss, presented as “net realised gain (loss) on investments”.  If the Trust disposes 

of part of its holding of a particular investment, the deemed cost of the part sold is determined using the 

weighted average method applied to the carrying value of the total holding of the investment. 

 

(b) Investments in leasehold properties at fair value 
 

Investments in leasehold properties include properties that are held as right-of-use assets, as well as 

properties that are owned by the Trust to earn rental income, or for capital appreciation or for both, but 

not for sale in the ordinary course of business, use in the production or supply of goods or services or 

for administrative purposes. 

 

Investments in leasehold properties are measured at cost, including transaction costs, on initial 

recognition and subsequently at fair value, with any change recognised in profit or loss and presented 

as “gain (loss) from changes in fair value of investment” (2019: presented as net unrealised gains or 

losses on investment in leasehold properties). 

 

Cost includes expenditure that is directly attributable to the acquisition of the investments in leasehold 

properties. The fair value is based on appraisal value assessed by independent valuers approved pursuant 

to the notification of the Securities and Exchange Commission. The Trust will conduct appraisal of 

properties at least every 2 years, commencing from the date of appraisal the acquired properties or the 

latest date of appraisal properties or the date of disposal properties or there is any indication of 

impairment and conduct a review of appraisal at least every year after the date of the latest appraisal. 

The Trust will not appoint any valuers to appraise the properties for more than 2 consecutive times. 
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Any gains and losses on disposal of investments in leasehold properties are determined by comparing 

the proceeds from disposal with the carrying amount of investments in properties, recognised in profit 

or loss and presented as “net realised gain (loss) on investments”. 
 

(c) Cash equivalents  
 

Cash equivalents in the statements of cash flows comprise call deposits.  

 

(d) Accrued rental and service receivables 

 

Accounting policies applicable from 1 January 2020 

 

Accrued rental and service receivables are measured at transaction price less allowance for expected 

credit loss.  

 

Loss allowances for accrued rental and service income receivables are measured at an amount equal to 

lifetime expected credit losses. Expected credit losses are estimated using a provision matrix based on 

the historical credit loss experience, adjusted for factors that are specific to the debtors and an assessment 

of both current and forecast general economic conditions at the reporting date. An expected credit loss 

is reversed if the subsequent increase in recoverable amount can be related objectively to an event 

occurring after the loss was recognised in profit or loss.   

 

Accrued rental income is presented as part of accrued rental and service receivables. 

 

Accounting policies applicable before 1 January 2020 

 

Accrued rental and service receivables are measured at transaction price less allowance for doubtful 

accounts which is determined based on an analysis of payment histories and future expectations of rent 

and service receivables payments. Bad debts are written off when incurred.  

 

(e) Leases 

 

Accounting policies applicable from 1 January 2020  

 

At inception of a contract, the Trust assesses whether a contract is, or contains, a lease. If a contract 

contains lease and non-lease components, the Trust has elected not to separate non-lease components 

and account for the lease and associated non-lease components as a single lease component. 

 

As a lessee 

 

The Trust recognises a right-of-use asset and a lease liability at the lease commencement date, except 

for leases of low-value assets and short-term leases which is recognised as an expense on a straight-line 

basis over the lease term.  

 

Right-of-use assets are initial measured at cost and classify as investment in leasehold properties as 

described in note 4(b).  

 

The cost of right-of-use asset includes the initial amount of the lease liability adjusted for any lease 

payments made at or before the commencement date, plus any initial direct costs incurred and an 

estimate of restoration costs, less any lease incentives received. 
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The lease liability is initially measured at the present value of the lease payments that are not paid at the 

commencement date, discounted using the interest rate implicit in the lease or incremental borrowing 

rate, if that rate cannot be readily determined. And subsequently at amortised cost using the effective 

interest method. The lease payments included fixed payments less any lease incentive receivable, 

variable lease payments that depend on an index or a rate, and amounts expected to be payable under a 

residual value guarantee. The lease payments also include amount under purchase, extension or 

termination option if the Trust is reasonably certain to exercise option. Variable lease payments that do 

not depend on index or a rate are recognised as expenses in the accounting period in which they are 

incurred.  

 

The lease liability is remeasured when there is a modification, change in lease term, change in lease 

payments, change in the estimate of the amount expected to be payable under a residual value guarantee, 

or a change in the assessment of purchase, extension or termination options. When the lease liability is 

remeasured, a corresponding adjustment is made to the carrying amount of the right-of-use asset or is 

recorded in profit or loss if the carrying amount of the right-of-use asset has been reduced to zero. 

 

Accounting policies applicable before 1 January 2020  

 

As a lessee, the Trust classified leases that transfer substantially all of the risks and rewards of ownership 

as finance leases. When this was the case, the leased assets were measured initially at an amount equal 

to the lower of their fair value and the present value of the minimum lease payments. Minimum lease 

payments were the payments over the lease term that the lessee was required to make, excluding any 

contingent rent. Subsequently, the assets were accounted for in accordance with the accounting policy 

applicable to that asset.  

 

Assets held under other leases were classified as operating leases and were not recognised in the Trust’s 

statement of financial position. Payments made under operating leases are recognised in profit or loss 

on a straight-line basis over the term of the lease. Lease incentives received are recognised in profit or 

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

 

Contingent lease payments are accounted for by revising the minimum lease payments over the 

remaining term of the lease when the lease adjustment is confirmed.  

 

As a lessor 

 

The accounting policy for lessor is described in note 4(i). 

 

(f) Interest-bearing liabilities 

 

Interest-bearing liabilities are measured at amortised cost. 

 

(g) Fair value measurement  

 

‘Fair value’ is the price that would be received to sell an asset or paid to transfer a liability in an orderly 

transaction between market participants at the measurement date in the principal or, in its absence, the 

most advantageous market to which the Trust has access at that date. The fair value of a liability reflects 

its non-performance risk.  

 

A number of the Trust accounting policies and disclosures require the measurement of fair values, for 

both financial and non-financial assets and liabilities.   

 

When one is available, the Trust measures the fair value of an instrument using the quoted price in an 

active market for that instrument. A market is regarded as ‘active’ if transactions for the asset or liability 

take place with sufficient frequency and volume to provide pricing information on an ongoing basis.  
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If there is no quoted price in an active market, then the Trust uses valuation techniques that maximise 

the use of relevant observable inputs and minimise the use of unobservable inputs. The chosen valuation 

technique incorporates all of the factors that market participants would take into account in pricing a 

transaction.  

 

If an asset or a liability measured at fair value has a bid price and an ask price, then the Trust measures 

assets and long positions at a bid price and liabilities and short positions at an ask price.  

 

The best evidence of the fair value of a financial instrument on initial recognition is normally the 

transaction price – i.e. the fair value of the consideration given or received. If the Trust determines that 

the fair value on initial recognition differs from the transaction price and the fair value is evidenced 

neither by a quoted price in an active market for an identical asset or liability nor based on a valuation 

technique for which any unobservable inputs are judged to be insignificant in relation to the 

measurement, then the financial instrument is initially measured at fair value, adjusted to defer the 

difference between the fair value on initial recognition and the transaction price. Subsequently, that 

difference is recognised in profit or loss on an appropriate basis over the life of the instrument but no 

later than when the valuation is wholly supported by observable market data or the transaction is closed 

out.  

 

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. 

 

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.  

 

(h) Trade accounts payable and other accounts payable 

 

Trade accounts payable and other accounts payable are stated at amortised cost. 

 

(i) Rental income 

 

Accounting policies applicable from 1 January 2020  

 

When the Trust acts as a lessor, it determines at lease inception whether the lease transfers substantially 

all of the risks and rewards incidental to ownership of the underlying asset. If this is the case, then the 

lease is a finance lease; if not, then it is an operating lease. When the Trust is an intermediate lessor, it 

accounts for its interests in the head lease and the sub-lease separately. It assesses the lease classification 

of a sub-lease with reference to the right-of-use asset arising from the head lease.  

 

If an arrangement contains lease and non-lease components, the Trust allocates the consideration in the 

contract to each lease component on the basis of stand-alone prices.  
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The Trust recognises lease payments received under operating leases as rental income on a straight-line 

basis over the lease term as part of ‘rental income’. Initial direct costs incurred in arranging an operating 

lease are added to the carrying amount of the leased asset and recognised over the lease term on the 

same basis as rental income. Contingent rents are recognised as income in the accounting period in 

which they are earned. Rental income is presented as part of accrued rental and service receivables.  

 

The Trust applies the derecognition and impairment in accordance with note 4(a) and 4(d). The Trust 

further regularly reviews estimated unguaranteed residual values used in calculating the gross 

investment in the lease.  

 

Accounting policies applicable before 1 January 2020   

 

Rental income from investment property is recognised in profit or loss 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.  

 

(j) Service income 

 

Revenue 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, value added tax and is after deduction of any trade discounts.  

 

Revenue for rendering of services is recognised over time as the services are provided. The related costs 

are recognised in profit or loss when they are incurred. 

 

(k) Interest 

 

Accounting policies applicable from 1 January 2020  

 

Effective Interest Rate (EIR)  

 

Interest income or expense is recognised using the effective interest method, except to the extent that 

they are capitalised as being directly attributable to the acquisition, construction of an asset which 

necessarily takes a substantial periods of time to be prepared for its intended use or sale. 

 

The EIR is the rate that exactly discounts estimated future cash payments or receipts through the 

expected life of the financial instrument to:  

- the gross carrying amount of the financial asset; or  

- the amortised cost of the financial liability.  

 

Accounting policies applicable before 1 January 2020  

 

Interest income is recognised in profit or loss at the rate specified in the contract. 

 

Interest expenses and similar costs are charged to profit or loss for the period in which they are incurred, 

except to the extent that they are capitalised as being directly attributable to the acquisition, construction 

of an asset which necessarily takes a substantial periods of time to be prepared for its intended use or 

sale. 

 

(l) Expenses 

 

Other expenses are recognised on accrual basis. 

 



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2020 
 
 

25 

 

(m) Income tax 
 

The Trust is exempt from corporate income tax in Thailand so that corporate income tax is not recorded 

in the financial statements. 

 

(n) Distribution to unitholders 
 

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

 

(o) Capital surplus 
 

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 “Capital surplus”. 

 

(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. 
 

(q) Segment reporting 
 

Segment results that are reported to the Trust’s management (the chief operating decision maker) include 

items directly attributable to a segment as well as those that can be allocated on a reasonable basis.  
 

5 Impact of COVID-19  
 

 Due to the COVID-19 outbreak in 2020, Thailand and many other countries have enacted several 

protective measures against the outbreak, e.g. the order to temporarily shut down operating facilities or 

reduce operating hours, social distancing, etc. This has affected to the Trust’s businesses as follows: 

 

Rental and services in shopping centers and office buildings 

 

In March 2020, in an effort to contain the impact of COVID-19, provincial governments decided to 

temporarily shut down the Trust’s shopping center in the enforced locations for specific periods of time 

under each province order. The shopping center remains to open the supermarket, restaurants and food 

center (take-away), and some businesses according to provincial government orders and in May 2020, 

the Trust’s shopping centers began to resume its businesses under provincial governments restriction. 

 

The Trust considered to provide rental discounts to tenant in the shopping centers that has effect in 

during temporarily shut down the shopping centers and after resumes its businesses. Such transaction 

was a lease modification, so the Trust has to recognise the lease modification as a new lease from the 

providing rental discount date and gradually recognise rental discount throughout the remaining lease 

terms. The Trust recognised rental income from the lease modification for the year ended 31 December 

2020 as follows: 
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For the year ended 31 December 2020  

 (in million Baht) 

Recognised in profit or loss  

Rental and service income after actual rental 3,872 

Impact of lease modification under TFRS 16 169 

Rental and service income after adjustment according to TFRS 16 4,041 

  

Net profit on investments before adjustment according to TFRS 16 1,369 

Net profit on investments after adjustment according to TFRS 16 1,538 

 

Hotel business 
 

Hilton Pattaya Hotel 

 

In April 2020, in an effort to contain the impact of COVID-19, provincial governments decided to 

temporarily shut down the Trust’s hotel. During temporarily shut down the hotel, management decided 

the hotel renovation plan during April 2020 until November 2020 and reopening its operation. 

 

As the situation is highly uncertain and fluid, it is currently not possible to determine the impact of the 

continued pandemic, government measures and roll out of the vaccination on the business of the Trust. 

Management is closely monitoring the situation and managing to lessen the impact as much as possible. 
 

6 Financial risks 

 

Credit risk 

 

The Trust has credit risk which results from the failure of a counterparty to settle its contractual 

obligations specified in financial instruments and risk of the COVID-19 situation. The Trust has only 

receivables. However, the related financial assets collected in advance the rental deposits from 

customers as collateral in case of default. Therefore, the Trust does not anticipate material losses from 

its debt collection, including the Trust considered to provide rental discounts to tenant in the shopping 

centers that has effect in during temporarily shut down the shopping centers and after reopening its 

operation. 

 

Credit risk is the risk of financial loss to the Trust if a customer or counterparty to a financial instrument 

fails to meet its contractual obligations, and arises principally from the Trust’s receivables from 

customers and investments in debt securities. 

 

Trust Management has a credit policy in place and the exposure to credit risk is monitored on an ongoing 

basis. At the reporting date there were no significant concentrations of credit risk. The maximum 

exposure to credit risk is represented by the carrying amount of each financial asset in the statement of 

financial position. 

 

 Accrued rental and service receivables  
 

The Trust’s exposure to credit risk is influenced mainly by the individual characteristics of each 

customer. However, management also considers the factors that may influence the credit risk of its 

customer base, including the default risk associated with the industry and country in which customers 

operate. 
 

The risk management committee has established a credit policy under which each new customer is 

analysed individually for creditworthiness before the Trust’s standard payment and conditions are 

offered. 
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The following table provides information about the exposure to credit risk and ECLs for accrued rental 

and service income receivables.  

 

At 31 December 2020 Accrued rental 

and service 

receivables 

 Allowance for 

expected credit 

loss 

 (in thousand Baht) 

Within credit terms 31,688  - 

Overdue:    

1 - 90 days 206,135  136 

91 - 180 days 57,643  52 

181 - 360 days 27,211  100 

More than 360 days  25,375  171 

Total  348,052  459 

Accrued income base on operating leases 296,484   

Accrued interest income 355   

Total 644,891   

Less allowance for expected credit loss  (459)   

Net 644,432   

 

 (in thousand 

Baht)  

At 31 December 2019  

Within credit terms 38,749 

Overdue:  

Less than 3 months 64,708 

3 - 6 months 29,914 

6 - 12 months 3,358 

Over 12 months 7,304 

Total 144,033 

Accrued income base on operating leases 56,513 

Accrued interest income 3,792 

Total 204,338 

Less allowance for doubtful accounts  (322) 

Net 204,016 

 
Movement of allowance for impairment of accrued rental and service receivables   
At 1 January 2020  322 
Addition  137 
At 31 December 2020  459 

 

Loss rates are based on actual credit loss experience over the past. These rates are multiplied by scalar 

factors to reflect differences between economic conditions during the period over which the historical 

data has been collected, current conditions and the Trust’s view of economic conditions over the 

expected lives of the receivables. 
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Currency risk 

 

The Trust has no financial assets or financial liabilities denominated in foreign currency, therefore, there 

is no exposure to currency risk. 

 

Market risk 

 

The Trust is exposed to market risk due to the holding of investment in debt security for which return 

on the investment are subject to volatility of economic, political, money market and capital market 

conditions. Such conditions could have either positive or negative impact on the operation of the 

Company that issues securities, depending on the extent to which the issuers’ business type correlates 

with the market volatility, which could push the security’s price up or down. 

 

Interest rate risk 
 

Interest rate risk is the risk that value of financial assets and financial liabilities is subject to change due 

to the movement of market interest rates.  
 

The following table summarises the Trust’s interest rate risk comprised fair value of assets and 

categorised by type of interest rates: 

 

 Carrying amount of financial instruments - net 

Financial assets and financial 

liabilities 

Floating 

interest rate  

Fixed  

interest rate 

 No 

 interest rate  Total 

 (in million Baht) 

At 31 December 2020        

Investments measured at fair value  

   through profit or loss  

 

173 

  

300 

  

600  

 

1,073 

Cash equivalents 662  -  500  1,162 

Borrowings 7,524  1,000  -  8,524 

Debentures -  14,511  -  14,511 

 

At 31 December 2019        

Investments measured at fair value  

   through profit or loss  

 

402 

  

500 

  

-  

 

902 

Cash equivalents 127  -  383  510 

Debentures -  14,524  -  14,524 

 

Liquidity risk 

 

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

adequate by management to finance the Trust’s operations and to mitigate the effects of fluctuations in 

cash flows. 
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The following table are the remaining contractual maturities of financial liabilities at the reporting date. 

The amounts are gross and undiscounted and include contractual interest payments and exclude impact 

of netting agreements. 

 

 Contractual cash flow 

 

At 31 December 2020 

Carrying 

amount  1 year or less 

 More than  

1 year  Total 

 (in million Baht) 

Financial liabilities        

Trade accounts payable 167  167  -  167 

Other accounts payable 26  26  -  26 

Deposits received from tenants 1,664  683  981  1,664 

Borrowings 8,524  5,490  3,034  8,524 

Debentures 14,511  5,349  9,179  14,528 

Lease liabilities 17,727  6  25,833  25,839 

 42,619  11,721  39,027  50,748 

 

Financial risk management policies 

 

The Trust manages potential risk on investment by setting risk management policy, e.g. investment 

diversification and analysis of investee’s financial position. 

 

7 Investments measured at fair value through profit or loss 
 

Movement of investments measured at fair value through profit or loss for the year period ended 31 

December are as follows: 

 

 2020  2019 

 (in million Baht) 

At 1 January  902  1,000 

Additions 2,334  1,850 

Disposal (2,165)  (1,957) 

Gain on investments 2  8 

Gain on changes in fair value of investments -  1 

At 31 December  1,073  902 

 

8 Investments in leasehold properties at fair value 
 

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. 
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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. 

 

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 50 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. 
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On 21 February 2020, the REIT manager had notification of subscription ratio and indicative offering 

price range for capital increase of the Trust units 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 units. 

 
3. The indicative offering price range is between Baht 32.00 per unit to Baht 33.00 per unit. 

 
As at 1 and 2 March 2020, the Trust was invested in The Ninth Towers office building project and 

Unilever House office building project, respectively. The Trust was registered and transferred leasehold 

right for two projects from GLANDRT on 2 March 2020. The details were as follows; 

  
The Ninth Towers office building project 

 

- Leasehold right on office building and parking spaces 

 

- Leasehold right on utility system 

 

- Purchasing of furniture, fixtures, and equipment 

 

- Remaining lease period 27 years ending 18 April 2047 
 

Unilever House office building project 

 

- Leasehold right on office building and parking spaces 

 

- Leasehold right on utility system 

 

- Remaining lease period 14 years ending 14 November 2034 

 
The Trust was repayment on the additional assets’ investment totalling Baht 7,780 million which 

dividend into The Ninth Towers office building project totalling Baht 5,847 million and Unilever House 

office building project totalling Baht 1,583 million and repayment on registration fee, value added tax, 

stamp duty, and related acquisition costs totalling Baht 350 million, recorded in investments in leasehold 

properties. 

 

In March 2020, the REIT manger postponed issue and offer the additional Trust unit including postponed 

additional investments in CentralMarina project, CentralPlaza Lampang project, CentralPlaza Surat Thani 

project and CentralPlaza Ubon Ratchathani project. For CentralPlaza Rama II project (Renewal period) is 

still previously the schedule. 
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 Note 2020  2019 

  (in million Baht) 

At 1 January  44,472  44,750 

Acquisitions  2  4 

Addition on properties improvement  431  164 

Increase in the change of accounting policies 3 34  - 

Additional investments in leasehold properties   7,780  - 

Rights-of-use assets  16,787  - 

Disposals  (1)  - 

Net loss on investment  (12)  (9) 

Loss on changes in fair value of investments  (1,223)  (437) 

At 31 December  68,270  44,472 
 

Year ended 31 December   2020  2019 

  (in million Baht) 

Amounts recognised in profit or loss      

Rental income   3,756  4,725 

Repair and maintenance expense: 

  Property that generated rental income 

 

124  122 

 

The fair value of investments in leasehold properties were determined by independent professional 

valuers, at discounted cash flow using risk-adjusted discount rates, according to the independent 

professional valuers’ report. The fair value of investment properties have been categorised as a Level 3 

fair value. 

 

 Gain (loss) from revaluation of 

 investments in leasehold properties 

 For the year ended 

 31 December 

Project 2020  2019 

 (in million Baht) 

CentralPlaza Rama II 802  (627) 
    

CentralPlaza Rama III 417  648 
    

CentralPlaza Pinklao (999)  (485) 

    

CentralPlaza Chiangmai Airport (386)  (8) 

    

Central Festival Pattaya Beach (149)  (5) 

 

 

 

 

Hilton Pattaya Hotel (173)  40 

    

The Ninth Towers office building (409)  - 

    

Unilever House office building (326)  - 

    

Total (1,223)  (437) 
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The following table represented the valuation technique which used to evaluate the fair value of investments in leasehold properties and significant unobservable inputs. 

 

Valuation technique 

 

Significant unobservable inputs 

Inter-relationship between 

key unobservable inputs and 

fair value measurement 

    

Discounted cash flows; The valuation 

model considers the present value of net 

cash flows to be generated from the 

properties, taking into account the 

increasing in average rental growth rate, 

occupancy rate and growth rate. The 

expected net cash flows are discounted 

using risk-adjusted discount rates.  Among 

other factors, the discount rate estimation 

considers the quality of a building and its 

location, tenant credit quality and lease 

terms. 

 Average occupancy rate  

- Shopping center: 88% - 99% (2019: 97% - 99%) 

- Office building: 85% - 100% (2019: 89%) 

- Hotel: 50% (2019: 70%) 

Average rental rate  

- Shopping center: 1,000 - 2,000 Baht per square meters  

(2019: 1,000 - 2,000 Baht per square meters)   

- Office building: 500 - 800 Baht per square meters  

(2019: 500 Baht per square meters)   

Average room rate 

- Hotel: 6,700 Baht per square meters  

(2019: 6,500 Baht per square meters) 

Discounted interest rate 

- Shopping center: 9% - 11% (2019: 9.5% - 11%) 

- Office building: 9% - 11% (2019: 11%) 

- Hotel: 9.5% (2019: 9.5%) 

The estimated fair value increase 

(decrease) if: 

- Occupancy rate were higher 

(lower); 

- Average rental rate were higher 

(lower); 

- Discount interest rate were 

lower (higher). 
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Leases  

 

As a lessee 
 

The Trust leased water treatment system with Central Pattana Rama 2 Company Limited, a subsidiary 

of Central Pattana Public Company Limited. The lease agreement is part of shopping center building 

lease agreement with CentralPlaza Rama II with ending 15 August 2025. 
 

On 31 March 2020, the Trust registered the leasehold rights in CentralPlaza Rama II (Renewal period) 

project under conditions as specified in the sublease agreement with Central Pattana Rama 2 Company 

Limited. The 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. 

The Trust guaranteed 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 building and structures of CentralPlaza Rama II, including the shopping center and the 

indoor parking area 
 

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

Extension options 
 

Some property leases contain extension options exercisable by the Trust up to one year before the end 

of the non-cancellable contract period. Where practicable, the Trust seeks to include extension options 

in new leases to provide operational flexibility. The extension options held are exercisable only by the 

Trust and not by the lessors. The Trust assesses at lease commencement date whether it is reasonably 

certain to exercise the extension options. The Trust reassesses whether it is reasonably certain to exercise 

the options if there is a significant event or significant changes in circumstances within its control. 
 

For the year ended 31 December  2020  2019 

 (in million Baht) 

Amounts recognised in profit or loss    

Interest on lease liabilities  1,121  - 

Lease expense  -  10 

 

In 2020, total cash outflow for leases of the Trust was Baht 6 million.  
 

As a lessor 
 

The leases of investment properties comprise a number of commercial properties that are leased to third 

parties under operating leases. Each of the leases contains an initial non-cancellable period of 3 years. 

Subsequent renewals are negotiated with the lessee. For all investment property leases, the rental income 

is fixed and variable under the contracts.  
 

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. Subsequently on 23 December 2020, counterparties considered to revise fixed rental for the year 

2021 - 2026 result in the Sublessee had to pay fixed rental totalling Baht 2,233 million and variable rental 

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

hotel. 
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For the year ended 31 December  2020  2019 

 (in million Baht) 

Amounts recognised in profit or loss    

Variable lease payments based on sales -  109 

 

Lease payments to be received on a maturity of operating lease  

At 31 December 2020  (in million Baht) 

1st year 3,277 

2nd year 1,883 

3rd year 1,116 

4th year 256 

5th year 206 

After 5th year 2,238 

Total  8,976 

 

Minimum lease payments under operating lease are receivable  

At 31 December 2019   

Within 1 year  3,093 

After 1 year but within 5 years  4,315 

Total  7,408 

 

9 Cash equivalents 

 

The Trust’s details of cash equivalents are as follows: 

 

 2020  2019 

   Interest rate    Interest rate 

 (in million 

Baht) 
  

(%) 

 (in million 

Baht) 

  

(%) 

Current Account        
Citibank, N.A. 500  -  383  - 

        

Savings Accounts        

The Siam Commercial Bank  

  Public Company Limited 

 

581 

  

0.125 

  

88 

  

0.375 

KASIKORNBANK Public 

  Company Limited 

 

12 

  

0.050 

  

39 

  

0.250 

Bank of Ayudhya Public Company               

  Limited 
 

69 

  

0.100 

  

- 

  

- 

Total 1,162    510   
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10 Borrowings 

 

  2020  2019 

  (in million Baht) 

Borrowings from financial institutions - Group 1 

- unsecured 

 

 

 

6,985 
  

- 

Borrowings from financial institutions - Group 2 

- unsecured 

  

1,539 
  

- 

Total  8,524  - 

 

 Amount   

Loan 

agreements 

 

Utilised- net 

 

Interest rate 

 

Term of payment 

 (in million Baht) (% per annum)  

Borrowings from financial institutions - Group 1  

Credit  

   facility A 

6,985 Agreed rate in 

  the agreement 

- Repayment of principal commencing     

     from March 2021 and every 6 months  

- Repayment of interest every quarterly  

     commencing from June 2020 

 

Borrowings from financial institutions - Group 2  

Credit 

   facility A1 

1,000 Agreed rate in 

  the agreement 

- Full repayment of principal when due 

     within March 2021 

- Repayment of interest every quarterly  

      commencing from June 2020 

 

Credit 

   facility A3 

389 BIBOR plus 

  agreed rate in 

  the agreement 

- Repayment of principal commencing  

     within March 2021 and every 6 months  

- Repayment of interest every quarterly    

     commencing from June 2020 

 

Credit 

   facility B 

150 BIBOR plus 

  agreed rate in 

  the agreement 

- Full repayment of principal when due 

    within December 2021 

- Repayment of interest every quarterly     

     commencing from March 2021 

 

Total 8,524   

 

At 31 December 2020, borrowings from financial institutions had the effective interest rate at 1.45 - 

1.83 % per annum. 

 

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

 

 2020  2019 

 (in million Baht) 

Beginning of the period -  4,469 

Less Payment of front-end fee (9)  - 

 Add Amortised front-end fee 2  10 

Add Additional borrowings 8,531  726 

Less Proceed from borrowings -  (5,205) 

End of the period 8,524  - 
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During 2020, the Trust had utilised loan in accordance with loan agreements with financial institutions 

Group 1 and Group 2 amounting to Baht 6,991.50 million and Baht 1,539 million, respectively. 

 

At 31 December 2020, the Trust has unutilised credit facilities amounting to Baht 6,231 million. The 

loan agreements determined that such additional investments, for repayment of renovation assets, for 

working capital for business operation, and repayment of borrowing. 

 

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

 
 2020  2019 

 (in million Baht) 

Within one year 5,490  - 

After one year but within five years 1,078  - 

Over five years 1,956  - 

Total 8,524  - 

 

11 Debentures 

 

 
Interest 

rate  
 

 Maturity date 
 

2020 

  

2019 

 
(% per 
annum) 

  
(in million Baht) 

Debentures - Series 1 / 2018 - unsecured 2.70 17 August 2021 2,645  2,649 
Debentures - Series 2 / 2018 - unsecured 3.80 17 August 2028 7,379  7,383 
Debentures - Series 1 / 2019 - unsecured 2.54 8 February 2021 2,695  2,698 
Debentures - Series 2 / 2019 - unsecured 3.30 8 February 2023 1,792  1,794 

Total   14,511  14,524 

 

The debentures had latest credit rating of “AA” rated by TRIS Rating Company Limited on 22 July 

2020.  

 

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

8 February 2019, respectively. 

 

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

 2020  2019 

 (in million Baht) 

Beginning of the period 14,524  10,030 

Add Issue of debentures  -  4,495 

Less Repayment of underwriting fee (17)  (4) 

 14,507  14,521 

Add Payment of underwriting fee 4  3 

End of the period 14,511  14,524 

 

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

 

 2020  2019 

 (in million Baht) 

Within one year 5,349  - 

After one year but within five years 1,794  7,141 

After five years 7,385  7,383 

Total 14,528  14,524 
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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 4% 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 - 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 3% 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. 

 

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. 
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13 Related parties 

 

Relationships with related parties were as follows: 

 

Name of Entities Country of Nature of  Nature of 

. Incorporation/ Relationship Transactions 

. Nationality   

    

Central Pattana Public   

 Company Limited 

Thailand - Major unitholder holding 

26.69% of Trust units 

issued and paid-up  

(2019: 26.69%) 

-   Property manager 

- Rental and service 

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 

 

- Rental and service  

agreement 

- Depository service 

- Receive 

underwriting fee 

from the Trust 

 

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 

 

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 
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Name of Entities Country of Nature of  Nature of 

. Incorporation/ Relationship Transactions 

. Nationality   

    

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 

 

Grand Canal Land Public   

    Company Limited  

Thailand - Property manager 

- Central Pattana Public 

Company Limited’s 

subsidiary 

- Common directors 

- Receive property 

management fee 

from the Trust 

-  Rental and service 

agreement 

 

Sterling Equity Company  

    Limited 

Thailand - Property manager 

- Central Pattana Public 

Company Limited’s 

subsidiary 

- Common directors 

 

- Receive property 

management fee 

from the Trust 

GLAND Office Leasehold 

Real Estate Investment 

Trust 

(Under liquidation 

process) 

 

Thailand - Central Pattana Public 

Company Limited’s 

associate 

- Transferor of 

investments in  

leasehold 

properties 

Central Group of    

    Companies 

Thailand - Common directors, 

common management or 

common control with 

Central Pattana Public 

Company Limited 

- Rental and service 

agreement  

 

During the period, the Trust has significant transactions with management company and other entities 

with common shareholders and/or common directors with the management company and trust manager 

and the Trust. The significant transactions for the year ended 31 December are as follows: 

 

  



CPN Retail Growth Leasehold REIT 
Notes to the financial statements 

For the year ended 31 December 2020 
 
 

41 

 

 2020  2019  Pricing policies 

 (in thousand Baht)  

Income      

Rental and service income      

Central Pattana Public Company 

Limited and its subsidiaries 

 

309,871 

  

456,431 

  

 

The Siam Commercial Bank 

Public Company Limited and 

its subsidiaries 

 

 

51,025 

  

 

55,017 

  

 

Market prices which are 

Grand Canal Land Public 

Company Limited 

 

3,326 

  

- 

 subject to location, 

lease space, lease 

Central Group of Companies 387,356  615,155  from, lease period 

Total 751,578  1,126,603  and type of lease 

      

Interest income      

The Siam Commercial Bank 

Public Company Limited 

 

565 

  

1,318 

  

As mutually agreed rate  

      

Other income       

Central Pattana Public Company 

Limited and its subsidiaries 

 

735 

  

- 

  

The rate being charged 

Central Group of Companies 117  253  by other parties in 

Total 852  253  the business 

      

Expenses      

Management fee      

CPN REIT Management 

Company Limited 

 

150,348 

  

134,656 

 As mutually agreed 

prices in contract   

      

Trustee fee      

SCB Asset Management 

Company Limited 

 

40,930 

  

36,725 

 As mutually agreed 

prices in contract   

 

      

Property management fee      

Central Pattana Public Company 

Limited  

 

376,822 

  

471,722 

  

Grand Canal Land Public 

Company Limited 

 

18,733 

  

- 

  

Sterling Equity Company 

Limited 

 

9,225 

  

- 

  

As mutually agreed 

Total 404,780  471,722  prices in contract 
      

Cost of rental and services      

Central Pattana Public Company 

Limited and its subsidiaries 

 

17,149 

  

12,441 

  

Grand Canal Land Public 

Company Limited 

 

46,321 

  

- 

  

Sterling Equity Company Limited 8,503  -   

Central Group of Companies 3,046  3,589   

Total 75,019  16,030  Market price 
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 2020  2019  Pricing policies 

 (in thousand Baht)  

Other expenses      

Central Pattana Public Company 

Limited and its subsidiaries 

 

11,257 

  

14,502 

  

 

Central Group of Companies 420  1,937  As mutually agreed 

Total 11,677  16,439  prices in contract 
      

Finance costs      

The Siam Commercial Bank 

Public Company Limited 

 

503 

  

2,368 

 As mutually agreed 

prices in contract   

 

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

 

 2020  2019 

 (in thousand Baht) 

Investments in leasehold properties     

GLAND office Leasehold Real Estate Investment Trust 

(Under liquidation process) 

 

7,051,000 

  

- 

  

Cash equivalents    

The Siam Commercial Bank Public Company Limited 580,840  88,466 

    

Rental and service income receivables    

Central Pattana Public Company Limited and its subsidiaries 222,286  87,547 

The Siam Commercial Bank Public Company Limited 5,917  74 

Grand Canal Land Public Company Limited 443  - 

Sterling Equity Company Limited 336  - 

Central Group of Companies 73,124  37,936 

Total 302,106  125,557 

    

Trade accounts payable    

Central Pattana Public Company Limited and its subsidiaries 108,715  107,331 

CPN REIT Management Company Limited 26,116  23,159 

Grand Canal Land Public Company Limited 10,455  - 

Sterling Equity Company Limited 3,899  - 

Central Group of Companies 110  563 

Total 149,295  131,053 

    

Other accounts payable    

SCB Asset Management Company Limited 7,091  6,316 

Central Pattana Public Company Limited and its subsidiaries 274  11 

The Siam Commercial Bank Public Company Limited  130  62 

Central Group of Companies 7,334  5,716 

Total 14,829  12,105 

    

Deposits received from tenants    

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

Central Pattana Public Company Limited and its subsidiaries 18,456  18,263 

Grand Canal Land Public Company Limited 3,049  - 

Central Group of Companies 138,517  151,280 

Total 186,888  196,409 
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 2020  2019 

 (in thousand Baht) 

Lease liabilities    

Central Pattana Rama 2 Company Limited 17,727,116  - 

    

Other liabilities    

Central Pattana Public Company Limited and its subsidiaries 6,262  1,261 

The Siam Commercial Bank Public Company Limited and 

its subsidiaries 

 

1,910 

  

1,924 

Grand Canal Land Public Company Limited 77  - 

Sterling Equity Company Limited 29  - 

Central Group of Companies 17,656  14,137 

Total 25,934  17,322 

 

14 Unitholders’ equity and Retained earnings  

 

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 28,653.38 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 capital surplus 

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 Baht 

0.2879 per unit, amounting to Baht 636.97 million which had paid the repayment from capital reduction 

to the unitholders in March 2018. And the Board of Directors’ Meeting of the REIT manager held on 

10 November 2020, the Board of Director approved the capital reduction of the Trust by reducing the 

value of the unit trusts of Baht 0.2100 per unit, amounting to Baht 464.62 million which had paid the 

repayment from capital reduction to the unitholders in December 2020. The capital reduction was in 

accordance with the Trust established agreement. 
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 2020  2019 
 Par     Par    

 value Number  Amount  value Number  Amount 

  

(in Baht) 

(in million units/ 

million Baht) 

  

(in Baht) 

(in million units/ 

million Baht) 

Trust registered 

capital and 

capital received 

from unitholders 

 

 

        

unit trusts at 

beginning of the 
year 

 

 

13.1149 

 

 

2,212 

  

 

29,016 

  

 

13.1149 

 

 

2,212 

  

 

29,016 
Less Capital   

           reduction of   

           the Trust 

 

 

(0.2100) 

 

 

2,212 

  

 

  (464) 

  

 

- 

 

 

- 

  

 

- 

Unit trusts at the 
end of the year 

  

2,212 

  

28,552 

   

2,212 
  

29,016 

 

Movement of retained earnings (deficit) for the year ended 31 December was as follows: 
 

 2020  2019 

 (in million Baht) 

At 1 January  469  763 

Net profit on investments 1,537  3,756 

Net loss on investments (10)  (1) 

Loss on changes in fair value of investments (1,223)  (436) 

Distributions to unitholders (1,497)  (3,613) 

At 31 December  (724)  469 

 

15 Distributions to unitholders 
 

The Trust has the distributed dividends to unitholders 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. 
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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 2020 and 2019, the Board of Directors’ of the REIT manager approved the appropriation 

of distribution which paid to its unitholders as follows: 

 

Dividend 

announcement date 

 

For the period 

Amount  

per unit 

 

Total amount 

  (Baht per unit) (in million Baht) 

Year 2020    

21 February 2020 1 October 2019 - 31 December 2019 0.4060 898 

13 May 2020 1 January 2020 - 31 March 2020 0.2707 599 

Total   1,497 
    

Year 2019    

26 February 2019 1 October 2018 - 31 December 2018 0.4163 921 

14 May 2019 1 January 2019 - 31 March 2019 0.4055 897 

8 August 2019 1 April 2019 - 30 June 2019 0.4055 897 

8 November 2019 1 July 2019 - 30 September 2019 0.4060 899 

Total   3,614 

 

16 Information on investment purchase and sale transactions 

 

The Trust’s purchase and sale transactions during the year ended 31 December 2020, excluding 

investments in cash at banks, amounted to Baht 11,722 million which was 40.39% of the average net 

asset values during the period. (2019: Baht 3,474 million which was 11.58% of the average net asset 

values during the year). 

 

17 Segment information 
 

The Trust’s reportable operating segment was only investments in leasehold properties and securities, 

which operated in only one geographical segment, i.e. Thailand by recognise revenue over the time. 

 

18 Information on fair value level and fair value measurement of investments 

 

The following table shows fair value categorised by measurement approach: 

 

 Level 1  Level 2  Level 3  Total 

 (in million Baht) 

At 31 December 2020  

Investments in leasehold properties at 

fair value 

 

- 

  

- 

  

68,270 

  

68,270 

Investments measured at fair value 

through profit or losses 

 

- 

  

1,073 

  

- 

  

1,073 

        

At 31 December 2019        

Investments in leasehold properties at 

fair value 

 

- 

  

- 

  

44,472 

  

44,472 

Investments measured at fair value 

through profit or losses 

 

- 

  

902 

  

- 

  

902 
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The financial instruments traded in non-active markets and measured at obviously quoted market prices, 

buying and selling prices offered by traders or optional price references with supporting observable data 

will be categorised as level 2. These financial instruments comprised worth-investing corporate and 

government debt instruments.  
 

Investments categorised in level 3 have significant unobservable data as they are not actively traded. 

 

19 Events after the reporting period 

  
 At the Board of Directors’ Meeting of the REIT manager held on 5 February 2021, the Board of 

Directors approved the distribution payment in the form of capital reduction to existing unitholders prior 

to the capital increase for the operation period from 1 October 2020 to 31 December 2020 at the rate of 

Baht 0.2612 per unit, amounting to Baht 577.90 million which will be repaid from capital reduction to 

the unitholder in March 2021. The capital reduction is in accordance with the Trust established 

agreement. 

 

On 5 February 2021, the Trust had borrowed loan from a financial institution in short-term loan credit 

facility of Baht 2,700 million for repayment of borrowing that will be matured in February 2021. 

 

The Trust invested in additional assets’ investment according to the approval from Extraordinary 

General Meeting No 1/2019 by issuance and offering of the additional trust units in totaling not 

exceeding 355,557,300 units and offering final price Baht 18.50 per unit. The additional trust units will 

be offered to the existing unitholders of the CPNREIT and GLANDRT during 8 - 10 February 2021 and 

offered to the public investors on 11 and 15 - 16 February 2021 in order to invest in CentralMarina 

project and CentralPlaza Lampang project and to repayment borrowing that invested in The Ninth 

Towers office building project and Unilever House office building project. 

 

Impact of COVID-19  

 

The COVID-19 pandemic continued subsequent to the expiration of the guidance as increasingly 

affected cases were found and spread all over Thailand. In response to the situation, Thailand has 

enacted measures to monitor and control the spread, encouraging people to keep social distancing, avoid 

crowded gathering and travel less. Meanwhile, according to information from the World Health 

Organization (WHO), vaccines for COVID-19 have become available and are being rolled out around 

the world. However, it is still not possible to predict for how long and to what extent the vaccines will 

provide protection and when the spread will be over. 

 

As the situation is highly uncertain and fluid, it is currently not possible to determine the impact of the 

continued pandemic, government measures and roll out of the vaccination on the business of the Trust. 

Management is closely monitoring the situation and managing to lessen the impact as much as possible. 
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20 Reclassification of accounts 

 

 Certain accounts in the statement of financial position for the year 2019 have been reclassified to 

conform to the presentation in the interim financial statements for the year ended 31 December 2020. 

Other significant reclassifications were as follows: 

   

 2019  
Before 

reclassification 

  

Reclassification 

 After 

reclassification 

 (in million Baht) 

Statement of financial position       

Accrued rental and service receivables 144  60  204 
Accrue interest 4  (4)  - 

Prepaid expenses -  26  26 

Other assets 263  (82)  181 

   -   

 

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

classification is more appropriate to the Trust’s business. 
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