
Independent Auditor’s Report  
 
 
To the Unitholders of Future Park Leasehold Property Fund  
 
 
My opinion 
 
In my opinion, the financial statements of Future Park Leasehold Property Fund (“the Fund”) 
present fairly, in all material respects, the Statement of assets and liabilities of the Fund as at 31 December 
2019, and its financial performance and its cash flows for the year then ended in accordance with 
Thai Financial Reporting Standards (TFRSs).  
 
What I have audited 
 
The financial statements of the Fund comprise: 
 

• the statement of assets and liabilities as at 31 December 2019; 
• the details of investments as at 31 December 2019; 
• the statement of operations for the year then ended; 
• the statement of changes in net assets for the year then ended; 
• the statement of cash flows for the year then ended; 
• the statement of significant financial information and ratios for the year then ended; and 
• the notes to the financial statements, which include a summary of significant accounting policies.  

 
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 Fund in accordance with the 
Federation of Accounting Professions under the Royal Patronage of his Majesty the King’s Code of 
Ethics for Professional Accountants together with the ethical requirements that are 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 year. I determine one key audit matter: valuation of 
investment in properties. The matter was addressed in the context of my audit of the financial 
statements as a whole, and in forming my opinion thereon, and I do not provide a separate opinion 
on this matter. 
 

Key audit matter How my audit addressed the key audit matter 

Valuation of investment in properties  

Refer to Note 4 to the financial statements 
for critical accounting estimates assumptions 
and judgements and Note 6 to the financial 
statements for investment in properties. 
 
As at 31 December 2019, the Fund’s investment 
in properties was presented at the fair value 
at Baht 6,776 million. The unrealised loss 
from investment valuation was recognised at 
Baht 99 million in the Statement of Operations. 
The fair value of investment in properties is 
recognised on valuations by independent valuer. 
 
I focused on this area because the valuation 
of investment in properties was necessary 
significant Management Company’s judgements 
and estimates in relation to the valuation of 
the investment in properties. The valuation is 
determined by using Income Approach method 
which is measured by estimated cash flow 
projections from the rental income of current 
and future leases under the current market 
conditions and also the related cash outflows. 
 
The significant judgements in relation to 
assumptions were:  
 

• Growth rate of rental income and occupancy 
rate 

• Estimated rental and other income and 
expenses 

• Discount rate 
 
 
 

 

I held discussions with the authorised management 
of the Management Company and independent 
valuer to understand the basis used for valuation 
of investment in properties. 
 
I assessed the competence, independency, and 
objectivity of the valuer firm and verified the qualifications 
of valuer. 
 
I assessed the assumptions and checked validity 
of data used in valuation of the investment in 
properties as following: 

 
• I tested the property information in the valuation 

by evaluating a sample of inputs with the supporting 
documentation as follows; 

 
- The growth rate of rental income and occupancy 

rate by agreeing historical information which 
was identified within an acceptable range 

- The estimated future net cash flows received 
from leasehold properties which was estimated 
from rental and other income, and expenses 
throughout the leasehold period 

- The discount rate by benchmarking to reflects 
current market assessments which was 
identified within an acceptable range 

 
• I recomputed the calculation of valuation of 

investment in properties based on the expected 
future cash flows received from leasehold 
properties by the discounted rate which reflected 
current market assessments to check the accuracy 
of data captured in the accounting records. 

• I considered the key drivers are the sensitivity 
analysis and the likelihood of such movement. 

 
As a result of all the above procedures performed, 
I viewed that the authorised management of the 
Management Company judgements and estimates 
in relation to the valuation of investment in properties 
were properly applied within an acceptable range 
of reasonable estimates. 

  



 

Other information 
 

Management Company 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 Company. 
 
Responsibilities of Management Company for the financial statements 
 

Management Company is responsible for the preparation and fair presentation of the financial 
statements in accordance with TFRSs, and for such internal control as Management Company 
determine 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 Company is responsible for assessing the 
Fund’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 Company either 
intends to liquidate the Fund or to cease operations, or has no realistic alternative but to do so. 
 
Management Company is responsible for overseeing the Fund’s financial reporting process.  
 
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 
scepticism 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 Fund’s internal control.  

• Evaluate the appropriateness of accounting policies used and the reasonableness of 
accounting estimates and related disclosures made by Management Company. 



 

• Conclude on the appropriateness of Management Company’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 Fund’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 Fund 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.  

 
I communicate with Management Company 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 Company with a statement that I have complied with relevant 
ethical requirements regarding independence, and to communicate with them all relationships and 
other matters that may reasonably be thought to bear on my independence, and where applicable, 
related safeguards. 
 
From the matters communicated with the Management Company, I determine those matters that 
were of most significance in the audit of the financial statements of the current year 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.  
 
 
PricewaterhouseCoopers ABAS Ltd. 

 
 
 
 
 
 
 
 
Sinsiri  Thangsombat 
Certified Public Accountant (Thailand) No. 7352 
Bangkok 
13 February 2020 
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Future Park Leasehold Property Fund

2019 2018

Notes  Baht  Baht

Assets

Investments at fair value 

(at cost in 2019: Baht 6,866.65 million and 

2018: Baht 6,754.34 million) 6, 13 7,145,442,054 7,132,223,062

Cash and cash equivalents 7 65,213,067 50,260,685

Rental receivables, net 41,547,816 48,778,804

Other accounts receivable 852,594 921,433

Other assets 22,991,115 7,375,210

Total assets 7,276,046,646 7,239,559,194

Liabilities

Other accounts payable 21,028,208 30,172,635

Deposits received from customers 363,077,652 348,088,352

Accrued expenses 34,920,316 36,164,441

Other liabilities 27,629,616 11,715,564

Total liabilities 446,655,792 426,140,992

Net assets 6,829,390,854 6,813,418,202

Net assets represented by

Capital received from unitholders 8 5,633,161,000 5,633,161,000

Retained earnings 8 1,196,229,854 1,180,257,202

Net asset value (Baht 12.8962 per unit in 2019

and Baht 12.8660 per unit in 2018

based on 529,566,100 units outstanding) 6,829,390,854 6,813,418,202

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

(Mr. Winai Hirunpinyopard)

Managing director

_____________________________________________     

Statement of Assets and Liabilities

As at 31 December 2019
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Future Park Leasehold Property Fund

Leased areas Cost Fair value % of

Type of investments by the Fund Baht Baht  fair value

Investment in properties (Note 6)

Leasehold on buildings

Future Park Rangsit Shopping Mall

Location 94 Phaholyothin Road, 

Tambon Prachatipat, Thanyaburi

Pathumthanee.

- Leasehold right on buildings 56,822.26 sq.m. 4,990,080,000

- Right for using areas to generate benefits 48,791.00 sq.m. 1,046,363,000

- Related acquisition costs 42,695,493

- Renovation costs 418,799,698

Total investment in properties 6,497,938,191 6,776,000,000 94.83

Cost Fair value % of

Maturity Baht Baht  fair value

Investment in securities

Bonds

Bank of Thailand: BOT 29/182/62 16 January 2020 23,906,451 23,986,077 0.34

Bank of Thailand: BOT 42/91/62 16 January 2020 49,826,087 49,971,044 0.70

Bank of Thailand: BOT 30/182/62 23 January 2020 29,857,079 29,974,116 0.42

Bank of Thailand: BOT 31/182/62 30 January 2020 55,750,245 55,936,447 0.78

Bank of Thailand: BOT 36/182/62 5 March 2020 199,399,108 199,594,407 2.79

Bank of Thailand: BOT 49/90/62 5 March 2020 9,973,719 9,979,963 0.14

Total bonds 368,712,689 369,442,054 5.17

Total investments in securities 368,712,689 369,442,054 5.17

Total investments 6,866,650,880 7,145,442,054 100.00

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

Details of Investments

As at 31 December 2019

2019
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Future Park Leasehold Property Fund

Leased areas Cost Fair value % of

Type of investments by the Fund Baht Baht  fair value

Investment in properties (Note 6)

Leasehold on buildings

Future Park Rangsit Shopping Mall

Location 94 Phaholyothin Road, 

Tambon Prachatipat, Thanyaburi

Pathumthanee.

- Leasehold right on buildings 56,905.74 sq.m. 4,990,080,000

- Right for using areas to generate benefits 48,690.21 sq.m. 1,046,363,000

- Related acquisition costs 42,695,493

- Renovation costs 416,566,706

Total investment in properties 6,495,705,199 6,873,000,000 96.37

Cost Fair value % of

Maturity Baht Baht  fair value

Investment in securities

Fixed deposit

Bangkok Bank: 1.50% per annum 1 February 2019 30,000,000 30,000,000 0.42

Total fixed deposit 30,000,000 30,000,000 0.42

Bonds

Bank of Thailand: BOT 35/182/61 28 February 2019 24,851,592 24,942,524 0.35

Bank of Thailand: BOT 36/182/61 7 March 2019 149,175,665 149,656,201 2.10

Bank of Thailand: BOT 2/364/61 6 June 2019 14,890,941 14,899,386 0.21

Bank of Thailand: BOT 49/182/61 6 June 2019 39,717,358 39,724,951 0.55

Total bonds 228,635,556 229,223,062 3.21

Total investments in securities 258,635,556 259,223,062 3.63

Total investments 6,754,340,755 7,132,223,062 100.00

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

Details of Investments

As at 31 December 2019

2018

7



2019 2018

Notes Baht Baht

Investment income

Rental and service income 1,052,681,773 1,017,143,814

Interest income 6,143,099 4,325,006

Other income 3,884,003 5,837,189

Total income 1,062,708,875 1,027,306,009

Expenses 

Management fee 10, 11 9,622,505 9,626,695

Trustee fee 10 1,781,945 1,782,721

Registrar fee 10 1,983,710 1,985,772

Property management fees 10, 11 94,004,234 95,344,944

Professional fee 1,381,030 1,205,546

Property tax expenses 23,009,696 21,990,387

Marketing and administrative expenses 11 53,813,346 60,265,746

Insurance expenses 7,025,464 7,153,133

Interest expense 11                        -  2,646,335

Tax expenses 13,824 -

Other expenses 2,026,760 1,755,801

Total expenses 194,662,514 203,757,080

Net investment income 868,046,361 823,548,929

Net loss from investment

Net unrealised loss from investment valuation (99,260,777) (93,708,760)

Total net loss from investment (99,260,777) (93,708,760)

Increase in net assets from operations 768,785,584 729,840,169

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

Statement of Operations

For the year ended 31 December 2019

Future Park Leasehold Property Fund
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2019 2018

Note Baht Baht

Increase in net assets from operation 

during the year

Net investment income 868,046,361 823,548,929

Net unrealised loss from investment valuation (99,260,777) (93,708,760)

Increase in net assets from operations 768,785,584 729,840,169

Dividend payment 9 (762,257,445) (731,860,352)

Increase(Decrease) in net assets during the year 6,528,139 (2,020,183)

Net assets at the beginning of the year 6,813,418,202 6,815,438,385

Change in accounting policies 9,444,513 -

Restated assets at the beginning of the period 6,822,862,715 6,815,438,385

Net assets at the end of the year 6,829,390,854 6,813,418,202

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

Statement of Changes in Net Assets

For the year ended 31 December 2019

Future Park Leasehold Property Fund
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2019 2018

Notes Baht Baht

Cash flows from operating activities

Increase in net assets from operation during the year 768,785,584 729,840,169

Adjustments to reconcile net increase in net assets from

   operations to net cash provided by (used in) operating activities:

   Interest income (213,061) (585,229)

   Interest expense 11 - 2,646,335

   Discount on investment in securities (5,930,038) (3,739,777)

   Payment for renovation cost 6 (2,232,992) (1,744,729)

   Purchases of investment in securities (1,035,316,739) (851,261,253)

   Maturity of investment in securities 931,000,000 885,000,000

   Decrease (increase) in rental receivables 7,230,988 (4,061,942)

   Decrease in other accounts receivable 68,839 20,938

   (Increase) in other assets (6,583,172) (38,083)

   (Decrease) in other accounts payable (9,144,427) (3,690,411)

   Increase in deposits received from customers 14,989,300 4,112,708

   (Decrease) increase in accrued expenses (1,244,125) 1,970,213

   Increase (decrease) in other liabilities 15,914,052 (3,431,970)

   Net unrealised loss from investment valuation 6 99,260,777 93,708,760

Cash flows from operating activities 776,584,986 848,745,729

   Interest received 624,841 585,229

Net cash provided by operating activities 777,209,827 849,330,958

Cash flows from financing activities

Borrowings payment - (100,000,000)

Dividend payment 9 (762,257,445) (731,860,352)

Interest payment - (2,737,432)

Net cash used in financing activities (762,257,445) (834,597,784)

Net increase in cash and cash equivalents 14,952,382 14,733,174

Cash and cash equivalents at the beginning of the year 50,260,685 35,527,511

Cash and cash equivalents at the end of the year 65,213,067 50,260,685

  

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

Statement of Cash Flows

For the year ended 31 December 2019

Future Park Leasehold Property Fund
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Future Park Leasehold Property Fund

Statement of Significant Financial Information and Ratios

For the year ended 31 December 2019

2019 2018 2017 2016 2015 2014

Baht Baht Baht Baht Baht Baht

Information on operating results (per unit)

Net assets value at the beginning of the year 12.8660 12.8698 12.7862 12.6200 12.3103 12.0318

Change in accounting policies 0.0178 - - - - -

Income from investing activities:

Net investment income 1.6392 1.5551 1.5557 1.4739 1.3801 1.3839

Net unrealised gain (loss) from 

investment valuation (0.1874) (0.1769) (0.0561) (0.0067) 0.1656 0.1216

Less  Dividend payment (1.4394) (1.3820) (1.4160) (1.3010) (1.2360) (1.2270)

Total income from investing activities 0.0124 (0.0038) 0.0836 0.1662 0.3097 0.2785

Net asset value at the end of year 12.8962 12.8660 12.8698 12.7862 12.6200 12.3103

Ratio of net profit to average net assets

during the year (%) 11.26 10.70 11.64 11.52 12.41 12.34

Significant financial ratios and additional 

significant information

Net assets at the end of the year (Baht) 6,829,390,854 6,813,418,202 6,815,438,385 6,771,155,635 6,683,137,717 6,519,117,061

Ratios of total expenses to average net 

assets during the year (%) 2.85 2.99 2.98 3.07 3.19 3.28

Ratios of investment income to average net 

assets during the year (%) 15.57 15.06 15.06 14.64 14.27 14.62

Ratios of weighted average investment

purchases and sales during the year 

to average net assets during the year (%)* 1.50 0.85 1.41 1.64 1.33 2.47

Weighted average net asset value during the 

year (Baht) 6,826,046,346 6,821,928,723 6,820,396,768 6,743,776,037 6,596,842,441 6,460,319,403

Additional information

*

The notes to the financial statements on pages 12 to 25 form an integral part of these financial statements.

The value of investment purchases and sales during the year does not include cash at bank, promissory note and investments bought/sold under a

resale/repurchase agreement, and is calculated by a weighted average basis over the accounting year.
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Future Park Leasehold Property Fund 
Notes to the Financial Statements  
For the year ended 31 December 2019 
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1. Business nature of Future Park Leasehold Property Fund 
 
 
Future Park Leasehold Property Fund (“the Fund”) is a closed-end property fund, set up for 
specific purpose. The Fund was established and registered as a fund on 23 November 2006 with 
no project life stipulated.  The Fund’s stated objective being to seek funds from investors, investing 
mostly in property or property leasehold rights and generating benefit from such property. 
 
The Fund is managed by BBL Asset Management Company Limited (“the Management Company”). 
The Krung Thai Bank Public Company Limited has been appointed to be the Trustee. Rangsit 
Plaza Company Limited acts as the Property Manager. 
 
These financial statements was authorised for issue by the authorised management of the 
Management Company on 13 February 2020. 
 
 

2. Accounting policies 
 
 
The principal accounting policies adopted in the preparation of these financial statements are 
set out below: 
 
 
2.1 Basis of preparation 

 
These financial statements have been prepared in accordance with Thai generally accepted 
accounting principles under the Accounting Act B.E. 2543, being those Thai Financial 
Reporting Standards issued under the Accounting Professions Act B.E. 2547, and the 
financial reporting requirements of the Securities and Exchange Commission.  In addition, the 
financial statements have been prepared under the basis and format as required by the Thai 
Accounting Standard No.106 “Accounting for Investment Companies.  The primary financial 
statements (i.e. statement of assets and liabilities, statements of operations, changes in net 
assets, cash flows and significant financial information and ratios) are prepared in the full 
format as required by the Securities and Exchange Commission. 
 
The financial statements have been prepared under the historical cost convention except as 
disclosed in the accounting policies below. 
 
The preparation of financial statements in conformity with Thai generally accepted 
accounting principles requires use of certain critical accounting estimates. It also requires 
management to exercise its judgment in the process of applying the Group’s accounting 
policies.  The area involving a higher degree of judgment or complexity, or area where 
assumption and estimates are significant to the financial statements are disclosed in note 4. 
 
An English version of the financial statements have been prepared from the statutory 
financial statements that are in the Thai language. In the event of a conflict or a difference 
in interpretation between the two languages, the Thai language statutory financial statements 
shall prevail. 
 
 



Future Park Leasehold Property Fund 
Notes to the Financial Statements  
For the year ended 31 December 2019 
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2 Accounting policies (Cont’d) 
 
 
2.2 New and amended financial reporting standards that are relevant and have significant 

impacts to the Fund 
 
2.2.1 The Fund has applied the following standard and amendments for the first time 

for their annual reporting commencing 1 January 2019 
 
a) Thai Financial Reporting Standard no.15 (TFRS 15), Revenue from contracts 

with customers 
 
The standard provides principle and approach of revenue recognition under 
five-step process. The underlying principle is that the Fund will recognise 
revenue to depict the transfer of goods or services to customers at an 
amount that the Fund expects to be entitled to in exchange for those goods 
or services. It replaces the principles of transferring the significant risks and 
rewards of ownership of the goods or services to the buyer in accordance 
with TAS 11, Construction contracts, TAS 18, Revenue and related interpretations. 
 

b) Thai Financial Reporting Standard no.1 (TFRS 1), First-time adoption of 
Thai Financial Reporting Standards 
 
TFRS 1 addresses the treatment when the Fund adopts, for the first time, 
Thai Financial Reporting Standards (TFRSs) as a basis for preparing its 
financial statements. TFRS 1 grants specific optional exemptions and mandatory 
exceptions from TFRSs’ general requirements. It also requires certain disclosures 
explaining how the transition from previous GAAP to TFRSs affects the 
Fund’s financial position, financial performance and cash flows. 
 
The authorised management of the Management Company assessed and considered 
that the above new financial reporting standards do not have a significant impact on 
the Fund. 
 

2.2.2 New and amended financial reporting standards that are effective for accounting 
period beginning or after 1 January 2020 
 
a) Financial instruments 

 
The new financial reporting standards relate to financial instruments are: 
 

TAS 32  Financial instruments: Presentation 

TFRS 7 Financial Instruments: Disclosures 

TFRS 9 Financial Instruments 

TFRIC 16 Hedges of a Net Investment in a Foreign Operation 

TFRIC 19 Extinguishing Financial Liabilities with Equity Instruments 
 
These new standards address the classification, measurement and derecognition 
of financial assets and financial liabilities, impairment of financial assets, hedge 
accounting, and presentation and disclosure of financial instruments.   



Future Park Leasehold Property Fund 
Notes to the Financial Statements  
For the year ended 31 December 2019 
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2 Accounting policies (Cont’d) 

 
 

2.2 New and amended financial reporting standards that are relevant and have significant 
impacts to the Fund (Cont’d) 

 
2.2.2 New and amended financial reporting standards that are effective for accounting 

period beginning or after 1 January 2020 (Cont’d) 
 

b) TFRS 16 Leases 
 
Where the Fund is a lessee, TFRS 16, Leases will result in almost all leases 
being recognised on the balance sheet as the distinction between operating 
and finance leases is removed. A right-of-use asset and a lease liability will 
be recognised, with exception on short-term and low-value leases. 
 
The authorised management of the Management Company is currently assessing 
the impacts from these standards. 

 
 

2.3 Cash and cash equivalents 
 
Cash and cash equivalents include cash on hand, savings and current account deposits 
with banks and other short-term highly liquid investment with maturity of three months or 
less from the date of acquisition which are not used as collateral. 
 
 

2.4 Investment valuation 
 
Investment in properties 
 
Investment in properties are stated at fair value with no depreciation charge.  The Management 
Company measured their fair value as at first Statement of assets and liabilities date at the 
acquisition cost of the property.  At the subsequent balance sheet dates they are presented 
at fair value which is based on appraisal value by independent valuer approved by the 
Securities and Exchange Commission.  The Management Company will conduct appraisal 
of properties every two years from the date of the appraisal for purchase or lease of the 
properties and will conduct a review of appraisal every year after the date of the latest 
appraisal.  The Management Company will not appoint any Appraiser to appraise the 
property or leased property for more than 2 consecutive times. 
 
Investments in securities  
 
Investments in fixed deposit with maturity of three months or more from the date of acquisition 
and debt securities are stated at fair value. The fair value is based on the latest yield quoted 
by The Thai Bond Market Association at the balance sheet date, or a bid yield of freed by a 
finance institution (Market Maker) if there was no yield on that date or, otherwise, are stated at 
fair value calculated by the Management Company, which follows the guideline in the 
announcement of The Association of Investment Management Companies. 
 
Unrealised gains or losses from investment valuation are recognised in the statements of 
operations. 
 
On disposal of an investment, the difference between the net disposal proceeds and the 
carrying amount is charged or credited to the statements of operations.  When disposing of 
part of the Fund’s holding of a particular investment in debt or equity securities, the carrying 
amount of the disposed part is determined by the weight average carrying amount of the 
total holding of the investment. 
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2 Accounting policies (Cont’d) 

 
 
2.5 Rental receivable 

 
Rental receivable are carried at the original invoice amount and subsequently measured at 
the remaining amount less any allowance for doubtful receivables based on a review of all 
outstanding amounts at the year end.  The amount of the allowance is the difference between 
the carrying amount of the rental receivable and the amount expected to be collectible.   
Bad debt are written-off during the year in which they are identified and recognised in 
statement of operation within the Fund’s expenses. 
 
 

2.6 Borrowings 
 
Borrowings are recognised initially at the fair value, net of transaction costs incurred. Borrowings 
are subsequently stated at amortised cost using the effective yield method. 
 
 

2.7 Revenues and expenses recognition 
 
Rental and service income are recognised on an accrual basis. 
 
Interest income is recognised using the effective interest method. 
 
Other incomes and expenses are recognised on an accrual basis. 
 
 

2.8 Income taxes 
 
The Fund is exempted from Thailand corporate income tax. No provision for corporate income 
tax has been made in the accompanying financial statements. 
 
 

2.9 Segment reporting 
 
Operating segments are reported in a manner consistent with the internal reporting 
provided to the chief operating decision-maker. The chief operating decision-maker, who is 
responsible for allocating resources and assessing performance of the operating segments, 
has been identified as board of directors that makes strategic decisions. 
 
 

3. Dividend payment policy 
 
 
The Management Company will consider to pay dividends to unitholders not less than 2 times 
per year, provided that: 
 
1) if the Fund has net profits in each year, the Management Company shall pay not less than 

90 percent of the net profits of the year as dividends to unitholders. 
 
2) if the Fund has accumulated profits, the Management Company may pay dividends to 

unitholders out of the accumulated profits. 
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3. Dividend payment policy (Cont’d) 
 
 
Such net profits and accumulated profits shall be as actually derived and shall not include the 
following: 
 
1) unrealised gain or losses from the appraisal of properties, securities and/or assets of the Fund; 
 
2) the Fund’s establishment and offering expenses (if any), which is booked as deferred 

expenses and amortised as expenses during the period expected to be benefited from such 
expenses. 

 
In considering the payment of dividends, if the value of interim dividends per unit to be paid is 
lower than or equal to Baht 0.10, the Management Company reserves the right not to pay 
dividends at that time and to bring such dividends forward for payment together with the year end 
dividend payment. 
 
The Management Company has amended the Fund project regarding criteria for dividend payment 
and capital reduction in accordance with the resolution of the unitholders. The amendment becomes 
effective since 29 April 2010 onwards. The amendment could be summarised as follows: 
 
Dividend payment 
 
Regulations and policy on and criteria for paying dividends to unitholders are as follows: 
 
1) If the Fund has net profit in each year, the Management Company shall pay dividend to 

unitholders at the rate of no less than 90 percent of the net profit not including unrealised 
profit from appraisal or reviewed appraisal of real estate or leasehold rights to real estate 
for the said year. 

 
2) If the Fund has accumulated profits, the Management Company may pay dividend to 

unitholders out of the accumulated profits. Provided that dividend payment under (1) shall 
not increase the Fund's accumulated loss for the accounting period when dividend is paid. 

 
Conditions and criteria for paying dividends to unitholders can be summarised as follows: 
 
1) In the event that any one person or group of persons holds more than one-third of the 

Fund's total investment units sold, the Management Company shall not pay dividend to the 
said person or group of persons for the portion exceeding one-third of the total investment 
units sold, or for the portion exceeding 50 percent of total number of investment units sold if 
such person or group of persons are those whom specified by the SEC except where the 
Office of the SEC or any related agency will specify, order or exempt as others. In this case, 
the Management Company shall use the unpaid dividend for the Fund's benefit or in 
accordance with the notification of the Office of the SEC. 

 
2) In considering paying dividend to any one person or group of persons holds more than one-

third of the Fund's total investment units sold, the number of investment units for which 
each investor in the said group is entitled to receive dividend shall be calculated on a pro 
rata basis of their unitholding, except where the Office of the SEC or any related agency will 
specify, order or exempt as others. 

 
On 13 May 2011, the Office of the SEC was approved the Fund to amend “procedure for handling 
dividends unplayable to unitholders” as follows: 
 
The Management Company shall bequeath dividends unpayable to unitholders, if any, to the 
state as public revenue, and this shall be deemed to have been acknowledged and approved 
by all unitholders. Pending such process, the Management Company shall keep an account of 
such dividends which are to be separated from the other assets of the Fund and not included in 
the calculation of the Fund’s net asset value. 
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3. Dividend payment policy (Cont’d) 
 
 
Capital reduction 
 
1) Where the Fund has excess liquidity resulting from  

 
(a) The disposal of the real estate or the leasehold rights to the real estate and/or 
(b) From decrease in value of the real estate or the leasehold rights to the real estate 

decreases from the appraised value or reviewed appraisal, and/or  
(c) From gradually amortised deferred debit. 
 
If the Management Company intends to pay the excess liquidity to the unitholders, the 
Management Company will do so by reducing the registered capital of the Fund. 
 

2) The Management Company reserves the right to reduce the registered capital at its discretion. 
 
 
4. Critical accounting estimates, assumptions and judgments 

 
 
Estimates assumptions and judgements are continually evaluated and are based on historical 
experience and other factors, including expectations of future events that are believed to be 
reasonable under the circumstances. 
 
Investment in properties 
 
The fair value of investment in properties is carried based on valuations by independent valuer 
using income approach method which is measured by discounted cash flow projections from 
the rental income of current and future leases under the current market conditions and also the 
related cash outflows. The discount rate reflects current market assessments of the time value 
of money and risk adjusted which is at the rate of 11% per annum. 
 
 

5. Capital risk management 
 
 
The Fund’s objectives when managing capital are to safeguard the Fund’s ability to continue as a 
going concern in order to provide returns for unitholders and benefits for other stakeholders and to 
maintain an optimal capital structure to reduce the cost of capital. 
 
In order to maintain or adjust the capital structure, the Fund may adjust the amount of dividends paid 
to unitholders, return capital to unitholders, issue new shares or sell assets to reduce debt (if any). 
 
 

6. Investment in properties 
 
 
The Fund had initially invested in a leasehold right of partially Future Park Rangsit Project’s 
building with an area of 52,573.09 square metres, the right to use some part of common areas 
of 48,190.51 square metres (of which 7,583 square metres could generate income) and the 
right to use exterior wall of the building of Future Park Rangsit project to generate income from 
rental, service, lease and other etc.  The lease term is from 24 November 2006 to 31 December 
2026 (total of 20 years 1 month 7 days).  The Fund paid for the said leasehold right for the 
entire lease term on the execution of the agreement totaling Baht 4,536.44 million.  
 
On 22 November 2012, the Fund registered for the amendment of the current useable area of 
approximately 53,065.66 square metres and the right to use some part of common areas of 
47,697.94 square metres (of which 8,276.88 square metres could generate income).  
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6. Investment in properties (Cont’d) 

 
 
On 26 December 2012, the Fund has entered in an agreement on extension of the leasehold 
right of Future Park Rangsit Project’s building with an area of 53,065.66 square metres, the 
right to use some parts of common area of 47,697.94 square metres and the right to use 
exterior wall of the building including any related assets as necessary for the use of the building 
and for utilization or seeking the benefit of the building for 15 years (from 2027 to 2041) and 
additionally invested to increase an area of approximately 3,840.08 sq.m. for the leasehold right 
of Future Park Rangsit Project’s building and the right to use some parts of common area of 
992.27 square metres of approximately 29 years ending 2041 altogether at the total value of 
Baht 1,500 million which was paid on the execution of the agreement dated 26 December 2012. 
The Fund commits to pay monthly area and equipment rental fee, and the right to use to 
generate income from 2027 to 2041 in amounting to Baht 430 million per annum (VAT included) 
and Baht 75.88 million per annum (VAT include) respectively. These fee will be increased 
annually by 3%.  
 
On 30 April 2019, the Fund registered for the amendment of the current useable are of 
approximately 56,822.26 square metres and the right to use some part of common areas of 
48,791.00 square metres (of which 8,709.92 square metres could generate income). 
 
During 2019 and 2018, the Fund conducted an independent valuer to revalue the Fund’s 
investments in properties by using the income approach. As a result, the fair value of investment 
in properties as at 31 December 2019 resulting in amounting to Baht 6,776 million (2018: Baht 
6,873 million) with a net unrealised loss from investment valuation of Baht 99.23 million (2018: unrealised 
loss from investment valuation of Baht 93.74 million) which is recognised in the statements of operations. 
 
The movements in the fair value of investment in properties can be analysed as follow: 
 
 2019 2018 

 Baht Baht 
   

Beginning balance 6,873,000,000 6,965,000,000 
Additions during the year 2,232,992 1,744,729 

Net unrealised loss from investment in properties valuation (99,232,992) (93,744,729) 
   

Ending balance 6,776,000,000 6,873,000,000 

 
The sensitivity analysis for significant assumptions used in investment in properties valuation 
can be analysed as follow: 
 

 

 
 
 

Change in 

Change in  
fair value  
increase 

(decrease) 

 assumption Baht 
   

Discount rate Increase 1% (433,000,000) 
Discount rate Decrease 1% 486,000,000 
Rental growth rate Increase 1% 773,000,000 
Rental growth rate Decrease 1% (690,000,000) 
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7. Cash and cash equivalents 

 
 

As at 31 December 2019 and 2018, the Fund has the details of cash and cash equivalents as 
follow: 
 

Bank Principal Interest rate per annum 

 2019 2018 2019 2018 

 Baht Baht % % 
     

Cash on hand 34,800 52,200 - - 
     

KTB Public Company limited 
     Saving accounts 37,086,684 

 
3,579,002 0.375 

 
0.375 

TMB Bank Public Company Limited     
     Saving accounts 24,544,152 42,372,452 0.125 0.125 
     Current accounts 3,526,931 4,257,031 - - 
Bangkok Bank Public Company    
   Limited 

    

     Saving accounts 500 - 0.375 - 

     Current accounts 20,000 - - - 
     

Total cash at banks 65,178,267 50,208,485   
     

Total cash on hand and at banks 65,213,067 50,260,685   
 
 

8. Unitholders’ equity 
 
 

As of 31 December 2019 and 2018, the Fund’s registered, issued and paid-up units were 529,566,100 
units with a par value of Baht 10 per unit.  
 

Movements in capital account are as follows: 
 

 2019 2018 

 Number of  Number of  

 units Baht units Baht 
     

Unit registered, issued     

   and paid-up 529,566,100 5,633,161,000 529,566,100 5,633,161,000 
     

Beginning balance 529,566,100 5,633,161,000 529,566,100 5,633,161,000 

Issue of units - - - - 
     

Ending balance 529,566,100 5,633,161,000 529,566,100 5,633,161,000 

 

Movements in retained earnings are as follows: 
 2019 2018 
 Baht Baht 
   

Accumulated net investment income 7,870,475,395 7,046,926,464 
Accumulated net unrealised gains from investments 377,284,924 470,993,685 
Accumulated net gains arising from investments 40,035 40,035 
Less: Accumulated dividend paid to unitholders (7,067,543,152) (6,335,682,799) 
   

Beginning balance 1,180,257,202 1,182,277,385 
Add: Change in accounting policies 9,444,513 - 
     Net investment income 868,046,361 823,548,929 
Less: Net unrealised loss from investment valuation (99,260,777) (93,708,760) 
 Dividend paid to unitholders (Note 9) (762,257,445) (731,860,352) 

   

Ending balance of the year 1,196,229,854 1,180,257,202 
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9. Dividends 

 
 
The details of dividends for the year ended 31 December 2019 are as follow: 
 

   Per unit Total 
No. The operation during the year Payment date Baht Million Baht 

     

1 1 October 2018 to 31 December 2018 18 March 2019 0.3570 189.06 
2 1 January 2019 to 31 March 2019 12 June 2019 0.3580 189.58 
3 1 April 2019 to 30 June 2019 13 September 2019 0.3620 191.70 

4 1 July 2019 to 30 September 2019 13 December 2019 0.3624 191.91 
     

    762.25 

 
The details of dividends for the year ended 31 December 2018 are as follow: 
 

   Per unit Total 
No. The operation during the year Payment date Baht Million Baht 

     

1 1 October 2017 to 31 December 2017 14 March 2018 0.3370 178.46 
2 1 January 2018 to 31 March 2018 11 June 2018 0.3470 183.76 
3 1 April 2018 to 30 June 2018 11 September 2018 0.3470 183.76 

4 1 July 2018 to 30 September 2018 13 December 2018 0.3510 185.88 
     

    731.86 

 
 

10. Expenses 
 
 
The management fee, trustee fee, registrar fee and property management fee, are calculated by the 
Management Company as follows: 
 
Management fee 
 
The Management Company is entitled to receive a monthly management fee from the Fund at a 
rate not exceeding 0.135% per annum (exclusive of value added tax, specific business tax or 
any other similar tax) of the net asset value of the Fund as calculated by the Management 
Company and verified by the Trustee. 
 
Trustee fee 
 
The Trustee is entitled to receive a monthly remuneration at a rate not exceeding 0.025% per 
annum (exclusive of value added tax, specific business tax or any other similar tax) of the net asset 
value of the Fund as calculated by the Management Company and verified by the Trustee.  
The foregoing does not include other expenses as actually incurred such as the expenses for the 
inspection of assets of the Fund. 
 
Registrar fee 
 
The fee for the Investment Unit Registrar shall be at a rate not exceeding 0.032% per annum 
(exclusive of value added tax, specific business tax or any other similar tax) of the registered 
value of investment unit of the Fund as calculated by the Management Company and verified by 
the Trustee. 
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10. Expenses (Cont’d) 
 
 
Property Management fees 
 
Fees and expenses of the Property Manager shall be payable to the Property Manager on a 
monthly basis according to the Property Management Agreement between the Fund and the 
Property Manager. The details can be summarised as follows: 
 
1 Fee for rental collection on behalf of the Fund at the rate not exceeding 3% of net rental 

and service income.   
 

2 Leasing Commission for procuring tenants and management of all tenants of the Fund upon 
entering into new lease agreements with new tenants or renewal of lease agreements is 
calculated at the rate of 0.5 - 1.5 times of the monthly rental fees and 4% of the daily rental 
fees depending on the type and period (terms) of lease agreements. 

 
3 Property Management fee is calculated at the rate not exceeding 0.15% of net asset value 

of the Fund calculated as at the last business day of previous month. 
 

4 Incentive fee for the Property Manager is calculated at the rate of not exceeding 2.35% of 
net property income. Net property income means net revenue from property deducted by 
property costs and expenses from procuring benefits from the properties. 

 
 
11. Related party transactions 

 
 
Enterprises and individuals that directly, or indirectly through one or more intermediaries, control, 
or are controlled by, or are under common control with, the Fund, including holding entities, 
subsidiaries and fellow subsidiaries are related parties of the Fund. Associates and individuals 
owning, directly or indirectly, an interest in the voting power of the Fund that gives them significant 
influence over the enterprise, key management personnel, including directors and officers of the 
Fund and close members of the family of these individuals and entities associated with these 
individuals also constitute related parties.  
 
In considering each possible related party relationship, attention is directed to the substance of 
the relationship, and not merely the legal form. 
 
As at 31 December 2019, types of relationship of related companies of the Fund are as follows: 
 

Name of companies Type of relationship 
  

Rangsit Plaza Company Limited 
 

The major unitholder which held 33.33% in the Fund 
   and the Property Manager 

BBL Asset Management Company Limited The Fund’s Management Company 
Bangkok Bank Public Company Limited 
 

The major shareholder of Management Company 
   and the unitholder which held 5.28% in the Fund 
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11. Related party transactions (Cont’d) 

 
 
The following significant transactions were carried out with related parties: 
 
 
a) Revenue 
 

For the years ended 31 December 2019 2018 
 Baht Baht 
   

Rangsit Plaza Company Limited   
   Rental income 12,262,192 33,417,976 
 
 

b) Expenses 
 
For the years ended 31 December 2019 2018 
 Baht Baht 
   

BBL Asset Management Company Limited   
   Management fee 9,622,505 9,626,695 
   

Rangsit Plaza Company Limited   
   Property management fees 94,004,234 95,344,944 
   Marketing and administrative expenses 6,892,715 2,222,861 
   
Bangkok Bank Public Company Limited   
   Interest expense - 2,646,335 

 
 
c) Dividend paid 
 

 2019 2018 
For the years ended 31 December Baht Baht 
   

Rangsit Plaza Company Limited 254,077,822 243,945,777 
   
Bangkok Bank Public Company Limited 40,260,018 38,654,540 

 
 
d) Outstanding balances arising from sales/purchases of services 
 

As at 31 December 2019 2018 
 Baht Baht 
   

Rangsit Plaza Company Limited:   
   Rental receivables 138,302 4,896 
   Other accounts receivables 403,068 516,848 
   Other accounts payable 17,031,323 18,373,052 
   Accrued expenses 7,561,896 9,028,344 
   
BBL Asset Management Company Limited   
   Accrued expenses 837,973 836,013 
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12. Financial instruments 

 
 
As at 31 December 2019, the principal financial risks faced by the Fund are interest rate risk 
and credit risk. 
 
 
12.1 Interest rate risk 

 
Interest rate risk is the risks associated with the effects of fluctuations in the prevailing 
levels of market interest rates on its financial instruments. The financial assets that 
potentially subject the Fund to the interest rate risk is investment in bonds and deposit 
with banks.  

 
 
12.2 Credit risk 

 
Credit risk is the risk that counterparties might not discharge their obligation causing the 
Fund to incur a financial loss. Credit risk arises from risk in the collectability of lease rental 
from counterparties.   
 
The Fund has no significant concentrations of credit risk due to the Fund has a large 
number of tenants in various businesses.  Additionally, the Fund has a policy to collect in 
advance rental deposits from customers as a collateral in case of default.  The Management 
Company is of opinion that the Fund does not have credit risk other than that provided in the 
allowance for doubtful accounts as presented in the financial statements. The estimate for 
allowance for doubtful accounts encompasses consideration of past collection experiences, 
customers’ deposits and other factors such as the local economic conditions. 

 
 
13. Fair value measurement  

 
 
13.1 Fair value estimation 

 
The Fund uses the market approach to measure its assets and liabilities that are required 
to be measured at fair value by relevant financial reporting standards, except that the cost 
approach or income approach is used when there is no active market or when a quoted 
market price is not available. 
 
In applying the above-mentioned valuation techniques, the Fund endeavors to use 
relevant observable inputs as much as possible. TFRS 13 Fair Value Measurement 
establishes a fair value hierarchy categorising such inputs into three levels as follows: 
 
Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities  
Level 2: Inputs other than quoted prices included within level 1 that are observable for 

the asset or liability, either directly (that is, as prices) or indirectly (that is, derived 
from prices) 

Level 3: Inputs for the asset or liability that are not based on observable market data 
(that is, unobservable inputs)  
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13. Fair value measurement (Cont’d) 
 
 
13.1 Fair value estimation (Cont’d) 

 
The following table presents the financial assets that are measured at fair value at 31 December 
2019: 
 
 Level 1 Level 2 Level 3 Total 

 Baht Baht Baht Baht 
     

Investment in properties - - 6,776,000,000 6,776,000,000 

Investment in securities - 369,442,054 - 369,442,054 
     

Total - 369,442,054 6,776,000,000 7,145,442,054 

 
The following table presents the financial assets that are measured at fair value at 31 December 
2018: 
 
 Level 1 Level 2 Level 3 Total 

 Baht Baht Baht Baht 
     

Investment in properties - - 6,873,000,000 6,873,000,000 

Investment in securities 30,000,000 229,223,062 - 259,223,062 
     

Total 30,000,000 229,223,062 6,873,000,000 7,132,223,062 

 
During the year, there were no transfers within the fair value hierarchy. 
 
 

13.2 Valuation techniques used to derive level 1 fair values 
 
Level 1 investment in securities comprise of fixed deposits which are fair valued by 
reference to the current market interest rate. 
 
There were no changes to the valuation techniques during the year. 
 
 

13.3 Valuation techniques used to derive level 2 fair values 
 
Level 2 investment in securities comprise of Bank of Thailand bonds which are fair valued 
by using the yield curve which is announced by the Thai Bond Market Association. 
 
There were no changes to the valuation techniques during the year. 
 
The carrying amounts of the Fund’s other financial assets and liabilities as at 31 December 
2019 as presented in the financial statements approximate to their fair value since they 
are due in a short-period and their interest rate approximately subject to current market 
interest rate. 
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13. Fair value measurement (Cont’d) 

 
 
13.4 Valuation techniques used to derive level 3 fair values 

 
The Management Company valued the investment in properties by engaging independent 
professionally qualified valuer (“Independent Valuer”) who holds a recognised relevant 
professional qualification and have recent experience in the locations and segments of 
the investment properties valued. The Independent Valuer reports directly to the Management 
Company. For financial reporting purposes, the Management Company reviews the valuations 
performed by the independent valuer. The Management Company review valuation 
processes and results in each accounting period, in line with the Fund’s reporting date.  
 
The valuation of the fair value of investment in properties is carried based on valuations 
by independent valuers using income approach method which is measured by discounted 
cash flow projections which reflects rental income from current leases and assumptions 
about rental income from future leases in the light of current market conditions. The fair 
value also reflects any cash outflows that could be expected in respect of the property. 
The discount rate reflects current market assessments of the time value of money and 
risk adjusted which is at the rate of 11% per annum. The valuation is used significant 
unobservable inputs. The fair value of the investment is within level 3 of the fair value hierarchy. 
 
There were no changes to the valuation techniques during the year. 
 
 

14. Information regarding sale and purchase of investment 
 
 
During 2019, the Fund has sold and purchased investments excluding cash at bank amounting 
to Baht 1,936 million representing 28.37% of the weighted average net asset value during the year. 
 
During 2018, the Fund has sold and purchased investments excluding cash at bank amounting 
to Baht 1,736 million representing 25.45% of the weighted average net asset value during the year. 
 
 

15. Segment information 
 
 
The Fund operates in only one business segment which is the investment in property and the 
business is only operated in Thailand. Therefore, the presentation of segment information is as 
same as presentation in financial statements. 
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