(Unaudited but reviewed)


Impact Growth Real Estate Investment Trust
Notes to interim financial statements

For the three-month and six-month periods ended 30 September 2020
1.  
General information

1.1
Description of Impact Growth Real Estate Investment Trust

Impact Growth 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 22 September 2014 between RMI Company Limited as the Trust Settlor and Kasikorn Asset Management Company Limited as the Trustee. On 22 September 2014, the Trust was established as a specific closed-end real estate investment trust with an indefinite term in order to invest in specific properties. The Trust’s objectives are to mobilise funds raised from general investors and loans from financial institutions to invest in ownership in land and buildings, including utility systems and equipment, of the IMPACT Muang Thong Thani, specifically IMPACT Arena, IMPACT Exhibition Center, IMPACT Forum, and IMPACT Challenger.


On 1 October 2014, the Stock Exchange of Thailand approved the listing of the Trust’s investment trusts and permitted their trading from 1 October 2014 onwards.


The Trust is managed by RMI Company Limited (“the REIT Manager”), Kasikorn Asset Management Company Limited acts as the Trustee and Impact Exhibition Management Company Limited acts as the Property Manager.

As at 30 September 2020 and 31 March 2020, the Trust’s major unitholder is Impact Exhibition Management Company Limited, which holds 50.00%.
1.2
Coronavirus disease 2019 Pandemic


The Coronavirus disease 2019 pandemic is continuing to evolve, resulting in an economic slowdown and adversely impacting most businesses and industries in terms of supply chains, consumer spending, limited or suspended production, operational delays, and more.


This situation affects the Trust’s business activities as the Trust has temporarily suspended the operation which impact service income since the end of March - May 2020, impacting the operating results and cash flows at present, and is may expected to do so in the future. However, the impact cannot be reasonably estimated at this stage. The Trust’s management has continuously monitored ongoing developments and assessed the financial impact in respect of the valuation of assets, provisions and contingent liabilities, and will record the impact when it is possible to do so.

2.
Distribution policy

The Trust has a policy to pay distributions to unitholders as follows:

(1) The REIT Manager shall pay distributions to unitholders that, in aggregate, amount to not less than 90% of adjusted net profit for the year, with such distributions to be divided into a year-end distribution and an interim distribution (if any). The REIT Manager shall pay distributions to unitholders not more than 4 times a year, unless the Trust increases capital. Such distributions are to be made from the year ended 31 March 2015 onwards.
The adjusted net profit means the net profit of the Trust determined on a cash basis including loan repayments made in accordance with loan agreements (if any).

(2) In case the Trust has accumulated losses, the REIT Manager will not pay the distributions to the unitholders.


In considering the payment of interim distribution, if the value of interim distribution per unit to be paid is lower than or equal to Baht 0.10, the REIT Manager reserves the right not to pay distribution at that time and to bring such distribution forward for payment together with the next distribution payment.

3.
Basis of preparation of interim financial statements
    
These interim 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 and approved by the Securities and Exchange Commission of Thailand. The Fund has chosen to present condensed interim financial statements in accordance with TAS 34, Interim Financial Reporting.  However, the Fund has presented the statement of financial position, including details of investments, 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 statements are intended to provide additional information 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. These interim financial statements should therefore be read in conjunction with the latest annual financial statements.

The interim financial statements in Thai language are official statutory financial statements of the Trust. The interim financial statements in English language have been translated from the Thai language interim financial statements.
4. 
Accounting Guidance
4.1
Accounting Guidance for Property Funds, Real Estate Investment Trusts, Infrastructure Funds and Infrastructure Trusts effective in the current year

         Prior to the current year, the Fund prepared its financial statements in accordance with Thai financial reporting standards enunciated under the Accounting Professions Act B.E. 2547 (TFRSs) and in accordance with the basis and format specified in Accounting Standard No.106 “Accounting for Investment Business”. However, as TFRSs related to financial instruments are effective for accounting periods beginning on or after 1 January 2020, TAS 106 “Accounting for Investment Business” is cancelled. The Association of Investment Management Companies has, therefore, issued the Accounting Guidance for Property Funds, Real Estate Investment Trusts, Infrastructure Funds  and Infrastructure Trusts (“the Accounting Guidance”), which has been approved by the Securities and Exchange Commission of Thailand (“SEC”), to be adopted by  property funds, real estate investment trusts, infrastructure funds and infrastructure trusts established under the SEC’s regulations. 

The Accounting Guidance stipulates that an entity adopting the guidance not refer to other financial reporting standards promulgated by the Federation of Accounting Professions of Thailand (“TFAC”) in respect of matters covered by the Accounting Guidance, while for those matters not covered by the Accounting Guidance, the entity is to follow the financial reporting standards issued by TFAC that are effective in that financial reporting period.

The Accounting Guidance stipulates rules regarding the classification and measurement of various transactions and balances, including investment properties, leases, consolidated financial statements, revenue and expenses, as well as financial instruments.  It requires all financial assets to be measured at fair value through profit or loss and that the costs attributable to issuing equity be deducted from owners’ equity. In addition, the Accounting Guidance specifies the components of the financial statements and their presentation format, as well as the notes to the financial statements.  The Accounting Guidance contains certain different requirements from those of the previous financial reporting standards that the entity had adopted. Upon initial application, the entity can either adopt the change retrospectively, or adjust the cumulative effect of the change against retained earnings on the initial application date, with no requirement to restate the comparative information. In addition, any costs of issuing equity previously recorded as deferred expense and being amortised over a period of no longer than 5 years, in accordance with TAS 106, can continue to be amortised over the remaining period.

The adoption of the new Accounting Guidance in this period has no significant impact on the Fund’s financial statements, except as follows: 

-    The Trust is not required to present certain financial information, such as financial ratios, in the format previously prescribed by TAS 106.
4.2
Accounting Guidance on Temporary Relief Measures for Accounting Alternatives in Response to the Impact of the COVID-19 Pandemic

The Federation of Accounting Professions announced Accounting Guidance on Temporary Relief Measures for Accounting Alternatives in Response to the Impact of the COVID-19 Pandemic. Its objectives are to alleviate some of the impact of applying certain financial reporting standards, and to provide clarification about accounting treatments during the period of uncertainty relating to this situation.

On 22 April 2020, the Accounting Guidance was announced in the Royal Gazette and it is effective for the financial statements prepared for reporting periods ending between               1 January 2020 and 31 December 2020. 

The Company has elected to apply the temporary relief measures on accounting alternatives by not to use information relating to the COVID-19 situation that may affect financial forecasts used in measuring the fair value of investments in properties.
5.
Significant accounting policies

The interim financial statements are prepared using the same accounting policies and methods of computation as were used for the financial statements for the year ended                  31 March 2020.
6.
Investments in securities at fair value through profit or loss

	
	(Unit: Thousand Baht)

	
	For the six-month period ended                        30 September 2020
	For the                           year ended                        31 March 2020

	Balance beginning of the period/year
	-
	553,986

	Additions
	400,000
	700,370

	Disposals
	(79,942)
	(1,263,138)

	Gains on revaluation of investments in securities 
	546
	8,782

	Balance end of the period/year
	320,604
	-


7.
Investments in properties at fair value
	


	(Unit: Thousand Baht)

	
	For the six-month period ended                       30 September 2020
	For the year ended                31 March 2020

	Investments in properties at beginning of the period/year
	19,658,000
	19,650,000

	Add: Net unrealised gains from the revaluation of investments during the period/year
	-
	8,000

	Investments in properties at end of the period/year
	19,658,000
	19,658,000




The Trust hired an independent appraiser to appraise the fair value of the investments in properties using the income approach. The main assumptions used in the valuation are service rate, occupancy rate, reversionary yield, and discount rate. Trust has revalued such investments in properties to be as fair value and has recorded net unrealised gains from such investments in the statement of income.



In addition, the Trust has mortgaged such properties as collateral against loan agreements with the financial institutions, as described in Note 10.
8.

Cash and cash at banks
As at 30 September 2020 and 31 March 2020, the Trust has the details of cash and cash at banks as follows:
	
	Principal (Thousand Baht)
	Interest rate per annum (%)

	
	30 September          2020
	31 March 2020
	30 September          2020
	31 March 2020

	Cash
	641
	141
	        -
	-

	Savings accounts
	
	
	
	

	Kasikorn Bank Public Company Limited
	358,512
	682,203
	                   0.20
	0.20

	Bank of Ayudhya Public Company Limited
	3,189
	3,404
	             0.10
	0.10

	Current accounts
	
	
	
	

	Kasikorn Bank Public Company Limited
	35
	41
	                 -
	-

	Bank of Ayudhya Public Company Limited
	2
	2
	                 -
	-

	Total cash at banks
	361,738
	685,650
	
	

	Total cash and cash at banks
	362,379
	685,791
	
	


The Trust has pledged and assigned rights of claim in bank accounts with outstanding balances as at 30 September 2020 totaling approximately Baht 362 million (31 March 2020: Baht 686 million) with the financial institutions to secure long-term loans, in accordance with conditions stipulated in the long-term loan agreements. However, the Trust is able to withdraw these deposits for payments in accordance with the purpose of each account.

9.
Receivables from service
The outstanding balances of receivables from service as at 30 September 2020 and                  31 March 2020 are aged on the basis of due dates, as follows:

	
	(Unit: Thousand Baht)

	Age of receivables
	30 September 2020
	31 March 2020

	Not yet due
	70,481
	48,132

	Past due
	
	

	    Up to 3 months
	32,054
	828

	    3 - 6 months
	-
	-

	    6 - 12 months
	-
	-

	    Over 12 months
	-
	1,627

	Total
	102,535
	50,587

	Less : allowance for doubtful accounts
	-
	(1,627)

	Total
	102,535
	48,960


10.
Long-term loans

(Unit: Thousand Baht)

	
	30 September 2020
	31 March 2020

	1.
A long-term credit facility amounting to Baht 1,900 million carry interest at floating rates not exceeding MLR - 1.50% per annum, with interest payable monthly and principal repayment for 72 installments on monthly basis as from April 2016
	1,878,833
	1,881,208

	2.
A long-term credit facility amounting to Baht 2,000 million carry interest indicated in loan agreement plus fixed interest rate with interest payable monthly and principal to be paid in full within 2024
	2,000,000
	2,000,000

	Total
	3,878,833
	3,881,208

	Less: deferred amortisation on front end fee
	(1,615)
	(1,808)

	Total
	3,877,218
	3,879,400

	Less: current portion of long-term loans
	(4,750)
	(4,750)

	Long-term loans - net of current portion
	3,872,468
	3,874,650


All long-term loans are secured by mortgage of land and buildings, including utility systems and equipment of IMPACT Muang Thong Thani in which the Trust has invested, including the conditional assignment of rights under insurance policies, right under related contracts and rights over bank accounts of the Trust.

The loan agreements contain covenants, which, among other things, require the Trust to maintain certain financial ratios such as loan-to-total assets and interest coverage ratios.

As at 30 September 2020 and 31 March 2020, the Trust has unutilised credit facilities with two financial institutions amounting to Baht 280 million.
Maturity of long-term borrowing from financial institution are as follows:
(Unit: Thousand Baht)

	
	30 September 2020
	31 March 2020

	Within in 1 year
	4,750
	4,750

	Over 1 - 5 years
	3,872,468
	3,874,650

	Total
	3,877,218
	3,879,400


11.
Retained earnings
	
	(Unit: Thousand Baht)

	
	For the six-month period ended                     30 September 2020
	For the year ended             31 March 2020

	Accumulated net investment income
	6,483,269
	5,262,229

	Net realised gains on investments
	34,362
	25,579

	Accumulated net unrealised gains on investments
	64,152
	56,152

	Less:  Distribution to unitholders
	(6,188,918)
	(4,869,642)

	Retained earnings at beginning of the period/year
	392,865
	474,318

	Add:  Increase in net assets resulting from operations during the period/year
	112,203
	1,237,823

	Less: Distribution to unitholders during the period/year
	(74,121)
	(1,319,276)

	Retained earnings at end of the period/year
	430,947
	392,865


12.
Distribution to unitholders
Distribution to unitholders during the six-month period ended 30 September 2020 and 2019 consisted of the following:
	For the six-month period ended 30 September 2020

	Declaration date
	For the period as from
	Per unit
	Total

	
	
	(Baht)
	(Thousand Baht)

	21 May 2020
	             1 January 2020 - 31 March 2020
	0.05
	74,121

	Total distribution to unitholders
	
	74,121


	For the six-month period ended 30 September 2019

	Declaration date
	For the period as from
	Per unit
	Total

	
	
	(Baht)
	(Thousand Baht)

	27 May 2019
	1 January 2019 - 31 March 2019
	0.19
	281,631

	8 August 2019
	1 April 2019 - 30 June 2019
	0.20
	296,454

	Total distribution to unitholders
	
	578,085


13.
Expenses
13.1
REIT management fee
The REIT Manager is entitled to receive a monthly REIT management fee from the Trust at a rate not exceeding 2.00% per annum (exclusive of value added tax, specific business tax or any other similar taxes) of the Trust’s total asset value as calculated by the REIT Manager and verified by the Trustee.
13.2
Trustee’s fee
The Trustee is entitled to receive a monthly remuneration at a rate not exceeding 1.00% per annum (exclusive of value added tax, specific business tax or any other similar taxes) of the Trust’s total asset value as calculated by the REIT Manager and verified by the Trustee.
13.3
Registrar’s fee
The expenses for the work of the Trust Unit Registrar shall be at a rate not exceeding 0.50% per annum (exclusive of value added tax, specific business tax or any other similar taxes) of the Trust’s total asset value as calculated by the REIT Manager and verified by the Trustee.
13.4
Property management fee
Fees are payable to the Property Manager which is summarised as follows (the rate excludes value added tax, specific business tax or any other similar taxes):
(1) The base fee is calculated as percentage of the Trust’s total revenue, excluding revenue from other investment, at the rate of 1.00% for the first year, 1.75% for the second year, 4.50% for the third year and 5.50% per annum for the fourth year onwards. This is calculated and charged on a monthly basis.
(2) The incentive fee is calculated as percentage of the Trust’s net property income before deducting the Trust’s expenses, at the rate of 1.25% for the first year, 1.75% for the second year, 5.75% for the third year and 6.75% per annum for the fourth year onwards. This is calculated and charged on an annual basis.
Net property income means property income minus property expenses which include the base fee for the Property Manager, but exclude insurance premium, property tax, Trust expenses, contingent expenses finance cost (if any), and significant extraordinary expenses of the Trust.
However, the first year means the period from the date of incorporation to 31 March 2015 and the total property management fee shall not exceed 2.00% per annum of the Trust's total asset value. 
14.
Related party transactions

The relationships of related parties are as follows:
	Name of related parties
	Relationship

	RMI Company Limited
	REIT Manager

	Impact Exhibition Management Company Limited
	Major unitholder,  parent company of the REIT Manager and the Property Manager

	Bangkok Land Public Company Limited
	Parent company of the Property Manager

	Kasikorn Asset Management Company Limited
	Trustee

	Kasikorn Bank Public Company Limited      
	Parent company of the Trustee

	Muang Thai Life Assurance Public Company Limited
	Related company of Trustee’s parent and unitholder


During the three-month and six-month periods ended 30 September 2020 and 2019, the Trust had significant business transactions with its related parties, which have been agreed upon in the ordinary course of business between the Trust and its related parties. The pricing policies and amount for particular type of transactions are as follows:
	
	(Unit: Thousand Baht)

	
	For the three-month period ended
	

	
	30 September 2020
	30 September 2019
	Pricing policy

	Service income
	
	
	

	Impact Exhibition Management  Company Limited 
	87,141
	218,237
	Contract prices, depending         on area and term of service

	Bangkok Land Public Company Limited
	72
	67
	Contract prices, depending          on area and term of service

	Kasikorn Bank Public Company Limited
	53
	79
	Contract prices, depending           on area and term of service

	Muang Thai Life Assurance Public Company Limited
	-
	60
	Contract prices, depending         on area and term of service

	Interest income
	
	
	

	Kasikorn Bank Public Company Limited      
	134
	395
	At 0.20% and 0.62% per annum

	Cost of service
	
	
	

	Impact Exhibition Management  Company Limited 
	1,706
	3,507
	Actual paid

	REIT management fee
	
	
	

	RMI Company Limited 
	25,612
	26,020
	As detailed in Note 13.1

	Trustees’ fee
	
	
	

	Kasikorn Asset Management             Company Limited 
	13,073
	13,110
	As detailed in Note 13.2

	Property management fee
	
	
	

	Impact Exhibition Management            Company Limited 
	38,712
	59,364
	As detailed in Note 13.4

	Administrative expenses
	
	
	

	Impact Exhibition Management           Company Limited 
	2,444
	2,314
	Actual paid

	Finance cost
	
	
	

	Muang Thai Life Assurance Public Company Limited
	4,386
	5,543
	As detailed in Note 10


(Unit: Thousand Baht)
	
	For the six-month period ended                   
	

	
	30 September 2020
	30 September 2019
	Pricing Policy

	Service income
	
	
	

	Impact Exhibition Management             Company Limited 
	96,457
	372,370
	Contract prices, depending         on area and term of service

	Bangkok Land Public Company Limited


	145
	137
	Contract prices, depending        on area and term of service

	Kasikorn Bank Public Company Limited

	132
	158
	Contract prices, depending         on area and term of service

	Muang Thai Life Assurance Public Company Limited
	-
	3,032
	Contract prices, depending          on area and term of service

	Interest income
	
	
	

	Kasikorn Bank Public Company Limited
	265
	785
	At 0.20% and 0.62% per annum

	Cost of service
	
	
	

	Impact Exhibition Management            Company Limited 
	1,745
	4,691
	Actual paid

	REIT management fee
	
	
	

	RMI Company Limited 
	50,756
	51,868
	As detailed in Note 13.1

	Trustee’s fee
	
	
	

	Kasikorn Asset Management                 Company Limited 
	26,004
	26,076
	As detailed in Note 13.2

	Property management fee
	
	
	

	Impact Exhibition Management              Company Limited 
	39,553
	115,969
	As detailed in Note 13.4

	Administration expenses
	
	
	

	Impact Exhibition Management              Company Limited 
	4,767
	4,630
	Actual paid

	Finance cost
	
	
	

	Muang Thai Life Assurance Public Company Limited      
	9,248
	11,094
	As detailed in Note 10


As at 30 September 2020 and 31 March 2020, the Trust has the following significant outstanding balances with its related parties as follows:
	
	(Unit: Thousand Baht)

	
	30 September 2020
	31 March 2020

	Cash at bank
	
	

	Kasikorn Bank Public Company Limited
	358,547
	682,244

	Receivables from service
	
	

	Impact Exhibition Management Company Limited
	83,039
	41,662

	Kasikorn Bank Public Company Limited
	86
	-

	Receivables from interest
	
	

	Kasikorn Bank Public Company Limited
	142
	397

	Trade payables
	
	

	Impact Exhibition Management Company Limited
	1,478
	1,036

	Accrued expenses
	
	

	Impact Exhibition Management Company Limited
	39,357
	121,985

	RMI Company Limited
	44,203
	16,912

	Kasikorn Asset Management Company Limited
	17,942
	8,526

	Unearned income
	
	

	Impact Exhibition Management Company Limited
	10,775
	2,607

	Security deposits
	
	

	Impact Exhibition Management Company Limited
	1,960
	1,559

	Bangkok Land Public Company Limited
	47
	47

	Kasikorn Bank Public Company Limited
	75
	75

	Other liabilities
	
	

	Muang Thai Life Assurance Public Company Limited
	2,160
	2,650

	Long-term loans
	
	

	Muang Thai Life Assurance Public Company Limited
	494,583
	495,208


Loan from related party
As at 30 September 2020 and 31 March 2020, the balance of loan between the Trust and related Company and the movement is as follow:

	
	(Unit: Thousand Baht)

	Loan from related party
	Balance as at                 31 March 2020
	Increase               during the period
	Decrease  during the period
	Balance as at                 30 September 2020

	Muang Thai Life Assurance Public Company Limited
	495,208
	-
	(625)
	494,583

	Total
	495,208
	-
	(625)
	494,583


15.
Information on investment purchase and sales transactions

The Trust had investment purchase and sales transactions during the six-month period ended 30 September 2020, excluding investments in cash at banks, amounting to Baht 480 million which is 2.99% of the average net asset values during the period

The Trust had investment purchase and sales transactions during the six-month period ended 30 September 2019, excluding investments in cash at banks, amounting to Baht 601 million which is 3.71% of the average net asset values during the period.

16.
Commitments
16.1
Service agreement commitments

16.1.1
As at 30 September 2020 and 31 March 2020, the Trust is committed to pay fees to counterparties under the terms and conditions as specified in Note 13.

16.1.2
As at 30 September 2020 and 31 March 2020, the Trust has a commitment in respect of payments in accordance with the service agreement as follows:
	
	(Unit: Million Baht)

	
	30 September 2020
	31 March 2020

	Payable
	
	

	
In up to 1 year
	60
	73

	
In over 1 and up to 5 years
	54
	34


16.2
Guarantees

As at 30 September 2020 and 31 March 2020, the Trust has bank guarantees issued by a bank on behalf of the Trust approximately Baht 36.4 million to a government agency in order to guarantee the electricity usage.

17.
Segment information
Operating segment information is reported in a manner consistent with the Trust’s internal reports that are regularly reviewed by the chief operating decision maker in order to make decisions about the allocation of resources to the segment and assess its performance.
The one main reportable operating segment of the Trust is to provide the service on the properties in which the Trust has invested and the single geographical area of its operations is Thailand. Segment performance is measured based on operating profit or loss, on a basis consistent with that used to measure operating profit or loss in the financial statements.         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.
18.
Fair value hierarchy

As at 30 September 2020 and 31 March 2020, the Trust had assets that were measured at fair value using different levels of inputs as follows:

	(Unit: Thousand Baht)

	
	30 September 2020

	
	Fair values

	
	Level 1
	Level 2
	Level 3
	Total

	Assets measured at fair value
	
	
	
	

	Investments in properties
	-
	-
	19,658,000 
	19,658,000

	Investments in securities
	-
	320,604
	-
	320,604


	(Unit: Thousand Baht)

	
	31 March 2020

	
	Fair values

	
	Level 1
	Level 2
	Level 3
	Total

	Assets measured at fair value
	
	
	
	

	Investments in properties
	-
	-
	19,658,000
	19,658,000


        During the current period, there was no transfer within the fair value hierarchy.
19.
Events after the reporting period


At the Board of Directors Meeting No.5/2020 of the REIT Manager held on 12 November 2020, the Board of Directors approved the appropriation of distribution of Baht 0.12 per unit, totaling amounting to Baht 177.9 million which are from the operation of the period start from 1 July 2020 to 30 September 2020. Such distribution will be paid to its unitholders in December 2020
20.
Approval of interim financial statements

These interim financial statements were authorised for issue by the REIT Manager’s Board of Directors on 12 November 2020.
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