 (Unaudited but reviewed)

BA Airport Leasehold Real Estate Investment Trust
Notes to interim financial statements
[bookmark: _Hlk116926656]For the three-month period ended 31 March 2024
1.	Description of BA Airport Leasehold Real Estate Investment Trust
[bookmark: _Hlk86540390]		BA Airport 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 in accordance with the trust deed executed on 5 September 2022 by Bangkok REIT Management Company Limited as the trust settlor and Kasikorn Asset Management Company Limited as the trustee. On 5 September 2022, the Trust was established as a closed-end real estate investment trust with an indefinite term. The Trust initially offered unit trusts to public in order to raise fund to make an initial investment in the leasehold rights over the land, structures, and components of certain parts of properties used in the operation of the airport in the Samui Airport. Samui Airport is located in Bo Phud, Koh Samui, Surat Thani. 
		The Trust has a policy to seek benefits from the leasehold of Samui Airport project invested through letting out the properties and providing related services to Bangkok Airport Management Company Limited, the lessee, who will operate the airport. However, the lessee is currently in the process of applying for the Public Aerodrome Operation Certificate. The lessee, therefore, appointed Bangkok Airways Public Company Limited, its parent company, to temporarily manage and operate the airport.
		On 13 September 2022, the Stock Exchange of Thailand approved the listing of the Trust’s units, and the trading commencement from 14 September 2022.
	The Trust is managed by Bangkok REIT Management Company Limited (“the trust manager”) and Kasikorn Asset Management Company Limited is the trustee.
	As at 31 March 2024, Bangkok Airways Public Company Limited, a major unitholder, held 25% of the Trust’s units in issue.
2.	Basis of preparation of interim financial information
	This interim financial information is 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 and approved by the Securities and Exchange Commission of Thailand. The Trust has chosen to present condensed interim financial information in accordance with TAS 34, Interim Financial Reporting. However, the Trust has presented the statement of financial position, including details of investments, statements of comprehensive income, changes in net assets, and cash flows in the same format as that will be used for the annual financial statements.
	The interim financial information is intended to provide information additional to that included in the latest annual financial statements. Accordingly, they focus on new activities, events and circumstances so as not to duplicate information previously reported. This interim financial information should therefore be read in conjunction with the financial statements for the period ended 31 December 2023 of the Trust.
	The interim financial information in Thai language is the official financial information of the Trust. The interim financial information in English language has been translated from the interim financial information in Thai language.
[bookmark: _Hlk116926794]3.	Distribution policy
	The Trust has significant policies regarding distributions to unitholders as follows:
(1) The trust manager shall pay distributions to unitholders, in aggregate, not less than 90% of adjusted net profits for the year. In this regard, payment of distributions is to be made to the trust unitholders not more than four times per annum in accordance with the applicable laws. The benefits to be paid to the trust unitholders shall begin in the first accounting period of the Trust if sufficient profits are available in such accounting period. If the trust manager views it proper, such as in case of the capital increase of the trust, payment of distributions may be made to the trust unitholders more than four times per annum.
	The adjusted net profit means the net profit of the Trust less reserves for repair, maintenance, or improvement of the trust’s real estate according to the plan, including the repayment of loan or obligation from borrowing of the Trust and the distribution payment to unitholders with the first priority to obtain benefits or return of capital (if any).
In the case that the Trust has retained earnings calculated basing on the adjusted net profit of each year for any accounting periods, the trust manager may pay the distributions to the trust unitholders from such retained earnings.
(2)	In the case that the Trust has accumulated losses, the trust manager will not pay the distributions to the trust unitholders.
(3)	In the case that the distributions to be declared during the year or the quarter are less than or equal to Baht 0.10 per unit trust, the trust manager shall reserve the right not to pay the distributions at that time and accumulate such distributions to pay in the next period.
4.	Significant accounting policies
	The interim financial statements are prepared by using the same accounting policies and methods of computation as were used for the financial statement for the year ended         31 December 2023.


5.	Segment information
	Currently, the Trust only operates in one business segment which is the investment in the leasehold of Samui Airport properties and only in Thailand. As a result, all of the revenues, operating profits and assets as reflected in these financial statements pertain to the aforementioned reportable operating segment and geographical area.
[bookmark: _Hlk116926867]6. 	Investments at fair value
6.1	Movements of the investment in leasehold real estate
	(Unit: Thousand Baht)

	Beginning balance as at 1 January 2024
	14,206,200

	Amortisation
	(1,566)

	Gain on change in fair value of investment
	2,366

	Ending balance as at 31 March 2024
	14,207,000


[bookmark: _Hlk86538401]6.2	Movements of the investments in bank fixed deposits
	
	(Unit: Thousand Baht)

	Beginning balance as at 1 January 2024
	
	22,941

	Addition
	
	2,389

	Ending balance as at 31 March 2024
	
	25,330



The Trust acquired 24-month fixed deposits that serve as interest reserve accounts, which must contain at least the accumulated interest for one month as specified in the long-term loan agreement. The Trust is obligated to set aside the interest reserve account and maintain it until the final installment date.
6.3	Fair value measurement
The Trust engaged an independent appraiser to appraise the fair value of the investment in leasehold real estate as at 31 March 2024 using the income approach. The fair value of the investment as at 31 March 2024 amounted to Baht 14,207 million, which resulted in a gain on revaluation of investment amounting to Baht 2.37 million for the current period.
A key assumption used in the valuation of investment in leasehold real estate as at 31 March 2024 is the discount rate of 8.0% per annum. An increase in the discount rate would cause the fair value of the investment to decrease.
	The fair value of investments in bank fixed deposits has been determined using the sum of principal and accrued interest as of the measurement date. Accrued interest is separately presented in “Accrued interest receivable” in the statement of financial position.
	As at 31 March 2024 and 31 December 2023, the Trust had measured and presented the fair value of the investments in leasehold real estate using the level-3 fair value and for bank fixed deposit using the level-2 fair value. There were no transfers between the fair value hierarchies, and no changes in valuation techniques during the period.
7.	Cash at bank
	
	31 March 2024
	31 December 2023

	
	Principal
	Interest rate
	Principal
	Interest rate

	
	(Thousand Baht)
	(% per annum)
	(Thousand Baht)
	(% per annum)

	
	
	
	(Audited)

	Kasikorn Bank Public Company Limited
	
	
	

	        Current account
	8,724
	-
	31
	-

	        Saving account
	203,679
	0.55
	201,824
	0.55

	Total cash at bank
	212,403
	
	201,855
	



[bookmark: _Hlk116927281]8.	Long-term loans
Movements of long-term loans during the period are as follows:
	
	
	
	(Unit: Thousand Baht)

	
	Balance as at
	
	
	Balance as at

	
	1 January 2024
	Repayment
	Amortisation
	31 March 2024

	Long-term loans from financial institutions
	4,336,950
	(5,437)
	-
	4,331,513

	Less: Deferred borrowing costs and amortisation
	(16,466)
	-
	1,030
	(15,436)

	Net
	4,320,484
	(5,437)
	1,030
	4,316,077


[bookmark: _Hlk116927323]As at 31 March 2024, the principal of the loans that will become due within 12 months is Baht 37.0 million (31 December 2023: Baht 21.8 million).
The long-term loans are secured by the business collateral agreement of Samui Airport   long-term lease agreement, conditional rights in the insurance policy and the deposit account of the Trust.
Under the long-term loan agreement, the Trust is required to comply with various covenants and conditions, such as maintaining financial ratios in accordance with the rates stipulated in the agreement. 


9. 	Retained earnings
(Unit: Thousand Baht)
	Beginning balance as at 1 January 2024
	227,745

	Add:  Net investment income
	203,202

		 Gain on change in fair value of investment
	2,366

	Less:	 Distribution to unitholders (Note 10)
	(189,039)

	Ending balance as at 31 March 2024
	244,274


10.	Distribution to unitholders
[bookmark: _Hlk95155228]	The Trust announced the payment of distribution during the three-month period ended                   31 March 2024 as follow:
	Announcement date
	Period
	Per unit
	Total

	
	
	(Baht)
	(Thousand Baht)

	15 February 2024
	1 October 2023 to 31 December 2023 and retained earnings
	0.1830
	189,039


11.	Related party transactions
During the period, the Trust had significant business transactions with related parties, which have been concluded on the commercial terms and bases agreed upon in the ordinary course of business between the Trust and related parties. There were no significant changes in the transfer pricing policy of transactions with related parties during the current period. Below is a summary of those transactions.
		
	
	(Unit: Thousand Baht)

	
	
	For the three-month period ended

	
	Note
	31 March 2024
	31 March 2023

	Major unitholder
	
	
	

	Service expenses
	
	12,500
	12,500

	Distributions paid
	10
	47,260
	63,297

	The subsidiary of major unitholder
	
	
	

	Income from investment in leasehold real estate
	6
	283,434
	280,562

	Income from service agreement
	
	13,125
	13,125

	Distributions paid
	10
	1,931
	-

	Trust manager
	
	
	

	Trust management fee
	
	5,810
	5,827

	Trustee
	
	
	

	Trustee fee
	
	4,615
	4,577

	Major shareholder of the trustee
	
	
	

	Acquisition of investment in bank fixed deposit
	6
	2,389
	-

	Repayment of long-term loan
	8
	4,313
	-

	Interest income
	6, 7
	461
	286

	Interest expenses
	8
	54,770
	46,182



The Trust has the following significant outstanding balances with its related parties.
	
	(Unit: Thousand Baht)

	
	31 March 2024
	31 December 2023

	
	
	(Audited)

	Major unitholder
	
	

	Accrued expenses
	4,458
	4,458

	Subsidiary of major unitholder
	
	

	Investment in leasehold real estate
	14,207,000
	14,206,200

	Lease receivable
	95,000
	92,500

	Service fee receivable
	4,681
	4,681

	Trust manager
	
	

	Accrued trust management fee
	1,978
	1,981

	Trustee
	
	

	Accrued trustee fee
	1,577
	1,581

	Major shareholder of the trustee
	
	

	Investments in bank fixed deposits
	25,330
	22,941

	Cash at bank
	212,403
	201,855

	Accrued interest receivable
	627
	166

	Long-term loan
	3,419,902
	3,423,184

	Accrued interest expenses
	1,766
	2,363


	The balances of lease and service fee receivables as at 31 March 2024 are not yet due.
12.	Commitments 
	The Trust is committed to pay fees to counterparties under the agreements as described    in Note 13 to the financial statements for the year ended 31 December 2023.


13.	Event after the reporting period
On 25 April 2024, the meeting of the trust manager’s Board of the Directors No. 3/2024 passed a resolution to pay a distribution of Baht 0.1810 per unit, totaling of Baht 186.97 million to the unitholders from the operating results of the period from 1 January 2024 to 31 March 2024.
14.	Approval of interim financial statements
	These interim financial statements were authorised for issue by the authorised director of the trust manager on 25 April 2024.
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