Bualuang Office Leasehold Real Estate Investment Trust

Condensed notes to the interim financial statements

For the three-month and six-month periods ended 30 June 2023 (Unaudited)
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The accompanying condensed notes are an integral part of these interim financial statements.
These interim financial statements were approved by the authorised director of the REIT manager on 
11 August 2023.
1 General information
Bualuang Office Leasehold Real Estate Investment Trust (“the Trust”) is a real estate investment trust established under the Trust for Transaction in Capital Market Act, B.E. 2550 (“the Act”) in 
accordance with the Trust Deed signed on 6 February 2018 between BBL Asset Management 
Company Limited (“The REIT Manager”) as the Trust Settlor and KrungThai Asset Management Public Company Limited as the Trustee. True Properties Company Limited is Property manager. On 6 
February 2018, the Trust was established as a specific closed-end real estate investment trust with an indefinite term. The Trust’s objectives are to raise funds from investors and use funds to invest in the major leasehold properties by lease and/ or sublease under 2 projects including True Tower 1 Project and True Tower 2 Project.
The Trust’s dividend payment policy is in accordance with condition and procedures as specified in the prospectus.

2 Basis of preparation of the interim financial statements

(a) 
Statement of compliance

The condensed interim financial statements are presented in the same format as the annual financial statements together with notes to the interim financial statements on a condensed basis (“interim financial statements”) in accordance with Thai Accounting Standard No. 34 Interim Financial Reporting and the accounting guidance for Property Fund, Real Estate Investment Trust, Infrastructure Fund and Infrastructure Trust issued by the Association of Investment Management Companies (“AIMC”) as approved by The Securities and Exchange Commission. In case of transactions not covered by this accounting guidance the Trust applied Thai Financial Reporting Standard (“TFRS”) as announced by Federation of Accounting Professions (“Accounting Guidance”).
The interim financial statements do not include all of the financial information required for full annual financial statements but focus on new activities, events and circumstances to avoid repetition of information previously reported. Accordingly, these interim financial statements should be read in conjunction with the financial statements of the Trust for the year ended 31 December 2022. 
(b) 
Use of judgment, estimates and accounting policies
In preparing these interim financial statements, judgments and estimates are made by the REIT manager in estimating fair value of assets in accordance with the Trust’s accounting policy. Actual results may differ from these estimates. The accounting policies, methods of computation and the key sources of estimation uncertainty were the same as those that described in the financial statements for the year ended 31 December 2022.
3 Related parties 
Relationships with related parties, pricing policies and significant agreements with related parties have no material changes from the financial statements for the year ended 31 December 2022.
Significant transactions for the three-month and six-month periods ended 30 June 2023 and 2022 with related parties were as follows:
	For the three-month period ended 30 June
	2023
	
	2022

	
	(in thousand Baht)

	Income
	
	
	

	Rental and service income
	
	
	

	      True Corporation Public Company Limited
	 41,513 
	
	47,321

	      True Internet Corporation Co., Ltd.
	 24,607 
	
	28,613

	      True Move H Universal Communication Co., Ltd.
	 49,977 
	
	23,405

	      True Internet Data Center Co., Ltd.
	 10,846 
	
	9,482

	      True Distribution and Sales Co.,Ltd.
	 7,683 
	
	6,172

	      True Visions Group Co., Ltd.
	 4,691 
	
	6,834

	      True GS Co., Ltd.
	 4,574 
	
	4,384

	Other related parties
	 12,438 
	
	21,502

	Total
	 156,329 
	
	147,713


	
	
	
	

	Interest income
	
	
	

	Other related parties
	162
	
	38

	
	
	
	

	Other income 
	
	
	

	      Other related parties
	2,542
	
	2,302

	
	
	
	

	Expenses
	
	
	

	Management fees
	
	
	

	BBL Asset Management Company Limited
	3,466
	
	3,419

	
	
	
	

	Trustee fees
	
	
	

	KrungThai Asset Management Public Company Limited
	2,229
	
	2,205

	
	
	
	

	Property management fees
	
	
	

	True Properties Company Limited
	15,979
	
	12,997

	
	
	
	

	Finance costs
	
	
	

	Bangkok Bank Public Company Limited
	11,978
	
	9,480


	For the six-month period ended 30 June
	2023
	
	2022

	
	(in thousand Baht)

	Income
	
	
	

	Rental and service income
	
	
	

	      True Corporation Public Company Limited
	 83,614 
	
	91,426

	      True Move H Universal Communication Co., Ltd.
	 87,627 
	
	45,649

	      True Internet Corporation Co., Ltd.
	 47,672 
	
	57,130

	      True Internet Data Center Co., Ltd.
	 20,249 
	
	18,880

	      True Distribution and Sales Co.,Ltd.
	 15,816 
	
	13,090

	      True GS Co., Ltd.
	 8,929 
	
	9,751

	      True Visions Group Co., Ltd.
	 8,634 
	
	13,805

	Other related parties
	 28,289 
	
	42,155

	Total
	 300,830 
	
	291,886

	Interest income
	
	
	

	Other related parties
	301
	
	75

	
	
	
	

	Other income 
	
	
	

	      Other related parties
	4,829
	
	4,594

	
	
	
	

	Expenses
	
	
	

	Management fees
	
	
	

	BBL Asset Management Company Limited
	6,887
	
	6,773

	
	
	
	

	Trustee fees
	
	
	

	KrungThai Asset Management Public Company Limited
	4,430
	
	4,371

	
	
	
	

	Property management fees
	
	
	

	True Properties Company Limited
	28,101
	
	26,663

	
	
	
	

	Finance costs
	
	
	

	Bangkok Bank Public Company Limited
	23,388
	
	19,027


Balances as at 30 June 2023 and 31 December 2022 with related parties were as follows:

	
	30 June
	
	31 December

	
	2023
	
	2022

	
	(in thousand Baht)

	Cash at financial institutions
	
	
	

	Bangkok Bank Public Company Limited
	 102,653 
	
	96,109

	Krung Thai Bank Public Company Limited
	 115,182 
	
	16,852

	Total
	217,835
	
	112,961

	
	
	
	

	Receivables on accrued rental and service income
	
	
	

	Rental and service receivables
	
	
	

	True Move H Universal Communication Co., Ltd.
	44,130
	
	1,704

	True Corporation Public Company Limited
	36,026
	
	859

	True Internet Corporation Co., Ltd.
	14,279
	
	2,783

	True Distribution & Sales  Co., Ltd.
	9,021
	
	130

	True Internet Data Center Co., Ltd.
	2,094
	
	2,141

	Other related parties
	23,470
	
	8,415

	
	129,020
	
	16,032

	Accrued income under operating lease
	
	
	

	Other related parties
	10,328
	
	8,642

	
	10,328
	
	8,642

	Total
	139,348
	
	24,674

	
	
	
	

	Receivables on accrued interest income
	
	
	

	       Other related parties
	7
	
	6

	
	
	
	

	Prepaid expenses
	
	
	

	        True Properties Company Limited
	8,714
	
	13,074

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	Trade accounts payable
	
	
	

	Other related parties
	625
	
	518

	
	
	
	

	Other payables and accrued expenses
	
	
	

	BBL Asset Management Company Limited
	12,817
	
	8,817

	Other related parties
	2,210
	
	2,211

	Total
	15,027
	
	11,028

	
	
	
	

	Rental and service income received in advance
	
	
	

	True Move H Universal Communication Co., Ltd.
	 6,670 
	
	 6,172 

	True Internet Corporation Co., Ltd.
	 3,124 
	
	 3,123 

	True Internet Data Center Co., Ltd.
	 1,945 
	
	 181 

	True Corporation Public Company Limited
	 878 
	
	 11,174 

	Other related parties 
	 3,076 
	
	 4,705 

	Total
	15,693
	
	25,355

	
	
	
	

	Deposits from rental and services
	
	
	

	True Corporation Public Company Limited
	44,843
	
	44,843

	True Internet Corporation Co., Ltd.
	20,832
	
	21,597

	True Move H Universal Communication Co., Ltd.
	19,868
	
	19,868

	True Visions Group Co., Ltd.
	7,174
	
	7,174

	True Internet Data Center Co., Ltd.
	6,657
	
	6,657

	True Distribution & Sales Co., Ltd.
	5,681
	
	5,681

	True GS Co., Ltd.
	3,886
	
	3,886

	Other related parties
	21,214
	
	21,229

	Total
	130,155
	
	130,935

	
	
	
	

	Long-term borrowings
	
	
	

	Bangkok Bank Public Company Limited
	844,100
	
	869,400


4 Investments in leasehold properties at fair value
Movements of investments in leasehold properties for six-month periods ended 30 June 2023 and 2022 were as follows:
	
	2023
	
	2022

	
	(in thousand Baht)

	Investments in leasehold properties - at cost
	
	
	

	Investments in leasehold properties
	
	
	

	    at the beginning of the period
	4,587,342
	
	4,578,010

	Less Decrease in tools, fixtures, equipment and
	
	
	

	          utility systems during the period
	(70)
	
	(117)

	Investments in leasehold properties 
	
	
	

	     at the end of period
	4,587,272
	
	4,577,893

	  Investments in leasehold properties 

     as at 31 December 2022 - at cost
	
	
	
4,587,342

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	Net gain on changes in fair value of investments in 
   leasehold properties
	
	
	

	Net gain on changes in fair value of investments in 
   leasehold properties at the beginning of the period
	135,016
	
	51,216

	Net gain on changes in fair value of investments in 

  leasehold properties during the period
	70
	
	117

	(Less) Add Value included in accrued income under operating lease
	(1,686)
	
	72

	
	(1,616)
	
	189

	Net gain on changes in fair value of investments in 
   leasehold properties at the end of the period
	133,400
	
	51,405

	
	
	
	

	Investments in leasehold properties at the end of the period
	4,720,672
	
	4,629,298

	Investments in leasehold properties 
	
	
	

	    as at 31 December 2022
	
	
	4,722,358


The fair value of investments in leasehold properties was determined by independent professional valuers, at income approach by using discounted future cash flows, according to the independent professional valuers’ report dated 4 August 2022, and was categorised as a Level 3 fair value.

	Significant unobservable inputs
	Inter-relationship between 
key unobservable inputs and fair value measurement

	· Expected market rental growth (30 June 2023 and 
31 December 2022: 3.25%).
· Occupancy rate 
(30 June 2023 and 
31 December 2022: 98.00%).
· Risk-adjusted discount rates 
(30 June 2023 and 

31 December 2022: 9.50%).
	The estimated fair value increase (decrease) if:

· Expected market rental growth were higher (lower);

· The occupancy rates were higher (lower); or
· The risk-adjusted discount rate were lower (higher).


5 Investments measured at fair value through profit or loss
Movements of investments measured at fair value through profit or loss for the six-month periods ended 30 June 2023 and 2022 were as follows:
	
	2023
	
	2022

	
	(in thousand Baht)

	
	

	At the beginning of the period
	 276,730 
	
	208,022

	Additions
	219,210
	
	277,493

	Disposals
	 (417,000)
	
	(237,337)

	Amortisation of discount on investments in bonds
	1,048
	
	185

	Net (loss) gain on changes in fair value of investments
	
	
	

	   measured at fair value through profit or loss
	(1)
	
	14

	At the end of the period
	79,987
	
	248,377

	At 31 December 2022
	
	
	276,730


6 Cash and cash equivalents

The Trust’s details of cash and cash equivalents are as follow:
	
	30 June 2023
	
	31 December 2022

	
	Amount
	
	Interest rate
	
	Amount
	
	Interest rate

	
	(in thousand Baht)
	
	(% per annum)
	
	(in thousand Baht)
	
	(% per annum)

	
	
	
	
	
	
	
	

	Cash on hand
	60
	
	-
	
	619
	
	-

	Cash at banks - current accounts
	5,900
	
	-
	
	8,667
	
	-

	Cash at banks - savings accounts
	217,848
	
	0.25 - 0.50
	
	112,415
	
	0.05 - 0.35

	Total
	223,808
	
	
	
	121,701
	
	


7 Receivables on accrued rental and service income

The following table provides information about the exposure to credit risk and ECLs for receivables on accrued rental and service income. 

	
	Trade accounts
	
	Trade accounts
	
	

	
	receivable
	
	receivable
	
	Total

	At 30 June 2023
	- other parties
	
	- related parties
	
	carrying amounts

	
	
	
	(Note 3)
	
	

	
	(in thousand Baht)

	
	

	Within credit terms
	194
	
	68,588
	
	68,782

	Overdue:
	
	
	
	
	

	Less than 3 months
	1
	
	26,547
	
	 26,548 

	3 - 6 months
	-
	
	33,538
	
	 33,538 

	6 - 12 months
	-
	
	347
	
	 347 

	Total
	195
	
	129,020
	
	129,215

	Accrued income under operating lease
	-
	
	10,328
	
	10,328

	
	195
	
	139,348
	
	139,543

	Less allowance for expected credit loss 
	-
	
	-
	
	-

	Net
	195
	
	139,348
	
	139,543


	
	Trade accounts
	
	Trade accounts
	
	

	
	receivable
	
	receivable
	
	Total

	At 31 December 2022
	- other parties
	
	- related parties
	
	carrying amounts

	
	
	
	(Note 3)
	
	

	
	(in thousand Baht)

	
	

	Within credit terms
	176
	
	4,981
	
	5,157

	Overdue:
	
	
	
	
	

	Less than 3 months
	4
	
	6,285
	
	6,289

	3 - 6 months
	-
	
	2,405
	
	2,405

	6 - 12 months
	-
	
	2,361
	
	2,361

	Total
	180
	
	16,032
	
	16,212

	Accrued income under operating lease
	-
	
	8,642
	
	8,642

	
	180
	
	24,674
	
	24,854

	Less allowance for expected credit loss 
	-
	
	-
	
	-

	Net
	180
	
	24,674
	
	24,854


The normal credit terms granted for rental and service receivables of the Trust range from 30 days to 
45 days. 
8 Long-term borrowings

Long-term borrowings as at 30 June 2023 and 31 December 2022 were classified as follows: 

	
	30 June
	
	31 December

	
	2023
	
	2022

	
	(in thousand Baht)

	
	
	
	

	Current portion of long-term borrowings
	50,600
	
	50,600

	Long-term borrowings
	793,500
	
	818,800

	Total
	844,100
	
	869,400


Movements of long-term borrowings for the six-month periods ended 30 June 2023 and 2022 were as follows:
	
	2023
	
	2022

	
	(in thousand Baht)

	
	
	
	

	At the beginning of the period 
	869,400
	
	920,000

	Decrease
	(25,300)
	
	(25,300)

	At the end of the period
	844,100
	
	894,700

	As at 31 December 2022
	
	
	869,400


On 8 February 2018, the Trust borrowed loans of Baht 920.0 million from Bangkok Bank Public Company Limited (“the bank”). The principal is payable due at the term of agreements for a period of 10 years which repayable during 2022 to 2028. The loan bears interest at MLR-2 to MLR-1 per annum (Interest rate at 30 June 2023: 5.85% per annum and 31 December 2022: 4.85% per annum). 
The principal and interest are semi-annually payable. The borrowings were secured by the followings:

1) Leasehold rights of True Tower 1 building.

2) 
Rights of received all rental income.

3) 
Insurances including all risk insurances and business interruption insurances in which identified   the bank as beneficiary together with the borrower.
Under the borrowing agreement, the Trust must maintain financial conditions which stipulated in the borrowing agreement such as maintenance interest bearing debt to operating profit before interest expenses and financial costs, income tax, depreciation, amortisation adjust by non-cash items (Interest Bearing Debt to EBITDA ratio) to be not more than 4 times etc.
As at 30 June 2023 and 31 December 2022, the Trust had no unutilised credit facilities.
9 Retained earnings

Movements of retained earnings for the six-month periods ended 30 June 2023 and 2022 were as follows:
	
	Note
	
	2023
	
	2022

	
	
	
	(in thousand baht)

	
	
	
	

	At the beginning of the period
	
	
	458,903
	
	308,612

	Add Net profit on investments
	
	
	171,026
	
	172,935

	       Net (loss) gain on changes in fair value
	
	
	
	
	

	         of investments in leasehold properties
	4
	
	(1,616)
	
	189

	       Net (loss) gain on changes in fair value 
	
	
	
	
	

	         of investments measured at fair value 
	
	
	
	
	

	         through profit or loss
	5
	
	(1)
	
	14

	Less Distribution to trust unitholders
	10
	
	(131,946)
	
	(135,927)

	At the end of the period
	
	
	496,366
	
	345,823

	At 31 December 2022
	
	
	
	
	458,903


10 Distribution to trust unitholders

	For the six-month period ended 30 June 2023

	The operation for the period
	Approved date
	Payment date
	Amount 
per unit
	Amount

	
	
	
	(in Baht)
	(in thousand Baht)

	
	
	
	
	

	1 October 2022 - 31 December 2022

	24 February 2023
	24 March 2023
	0.1771
	65,308

	1 January 2023- 31 March 2023
	12 May
 2023
	9 June
 2023
	0.1807
	66,638

	
	
	
	
	131,946


	For the six-month period ended 30 June 2022

	The operation for the period
	Approved date
	Payment date
	Amount 
per unit
	Amount

	
	
	
	(in Baht)
	(in thousand Baht)

	
	
	
	
	

	1 October 2021 - 31 December 2021


	25 February

2022
	25 March

2022
	0.1915
	70,621

	1 January 2022 - 31 March 2022
	17 May

2022
	14 June
2022
	0.1771
	65,306

	
	
	
	
	135,927


11 Information on investment purchase and sale transactions

The Trust’s purchase and sale transactions for the six-month period ended 30 June 2023, excluding investments in cash at banks, amounted to Baht 566.3 million which was 13.80% of the average net asset values during the period (30 June 2022: Baht 0.1 million which was 0.003% of the average net asset values during the period).

12 Segment information and disaggregation of revenue
The Trust’s main operations are derived from rental and service income from investing in properties 
and leasehold rights, seeking the benefits from properties, and properties for rent. The Trust has only one geographical segment because they operate only in Thailand. 

Disaggregation of revenues, timing of revenue recognition and results, based on TFRS 15 Revenue from 
Contracts with Customers, in the interim financial statements for the three-month and six-month periods ended 30 June 2023 and 2022 were as follows:

	For the three-month period end 30 June
	2023
	
	2022

	
	(in thousand Baht)

	Type of revenues
	
	
	

	Revenue from rendering of services
	98,948
	
	89,612

	Total income
	161,885
	
	150,912

	
	
	
	

	Timing of revenue recognition
	
	
	

	Overtime
	98,948
	
	89,612


	For the six-month period end 30 June
	2023
	
	2022

	
	(in thousand Baht)

	Type of revenues
	
	
	

	Revenue from rendering of services
	195,081
	
	176,883

	Total income
	319,706
	
	298,669

	
	
	
	

	Timing of revenue recognition
	
	
	

	Overtime
	195,081
	
	176,883


13 Information on fair value level and fair value measurement of investment
	Fair value categorised by measurement approach
	Level 1
	
	Level 2
	
	Level 3
	
	Total

	
	(in million Baht)

	At 30 June 2023
	
	
	
	
	
	
	

	Investments in leasehold properties at fair value
	-
	
	-
	
	4,721
	
	4,721

	Investments measured at fair value  
through profit or loss
	
-
	
	
80
	
	
-
	
	
80

	
	
	
	
	
	
	
	

	At 31 December 2022
	
	
	
	
	
	
	

	Investments in leasehold properties at fair value
	-
	
	-
	
	4,722
	
	4,722

	Investments measured at fair value  
through profit or loss
	
-
	
	
277
	
	
-
	
	
277


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 government debt instruments and fixed deposits.
Investments categorised in level 3 have significant unobservable data as they are not actively traded. Valuation method and significant assumptions were disclosed in note 4.
14 Commitments with non-related parties

The Trust is committed to pay service charges and fees to counterparties under the terms and conditions as specified in the Trust Deed.
15 Event after the reporting period

At the Meeting of Real Estate Investment Committee of BBL Asset Management Company Limited, acting as a REIT Manager of Bualuang Office Leasehold Real Estate Investment Trust held on 11 August 2023, the Board of Directors approved the appropriation of the operation for the period from 1 April 2023 to 30 June 2023 of Baht 0.1807 per unit, amounting to Baht 66.6 million, which will be paid to 
its unitholders in September 2023.
6

