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H@ﬁﬁﬁm@ﬂ%&iﬂﬂﬂf;ﬂw%ﬁ ; 8.7000 UMW
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yardunindgnasenuaanias ; 7.5216 U

(04 FUN 31 FUNAN 2562)
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5 11 ANTIAN 2562 25 1N3AN 2562 0.1700
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7 7 ANTAN 2563 21 {N3AN 2563 0.175
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GROUP ORGANISATION STRUCTURE — E3 CAPITAL PARTNERS GROUP
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ASSET MARAGENDYT

Trustee Opinion

One Asset Management Limited

9" 24" Floor, Siam Piwat Tower,

989 Rama 1 Road, Pathumwan,
Bangkok 10330

Tel 0-2659-8888 Fax 0-2659-8860-1

February 14, 2020

To Trust Unitholders of MFC Industrial Real Estate Investment Trust

One Asset Management Limited, the Trustee of MFC Industrial Real Estate Investment Trust
(“the REIT”) which was managed by MFC Asset Management Public Company Limited performed our
duties as the Trustee of the REIT for the period during 1 January 2019 to 31 December 2019.

In our opinion, MFC Asset Management Public Company Limited performed duties in
managing the REIT appropriately according to the objective specified in trust management project as
well as complying with applicable laws, regulations and in the manner which protect the interest of

the REIT and Trust Unitholders.

Yours sincerely,

QW’Z Fle 4 A

At o e (Mr.Pote Harinasuta)(Mr.Sakda Manavapat)
One Asset Management Limited
Acting as the Trustee of MFC Industrial Real Estate Investment Trust
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REPORT OF THE INDEPENDENT CERTIFIED PUBLIC ACCOUNTANTS

TO THE UNITHOLDERS
MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST

Opinion

We have audited the consolidated financial statements of MFC Industrial Real Estate
Investment Trust and its subsidiary (the “Trust and its subsidiary”) and the Trust’s financial
statements of MFC Industrial Real Estate Investment Trust (the “Trust”), which comprise
the consolidated and Trust’s balance sheets and schedules of investments as at December 31, 2019,
and the related consolidated and Trust’s statements of profit or loss, profit or loss and other
comprehensive income, changes in net assets, cash flows and significant financial information for
the year then ended, and notes to the financial statements, including a summary of significant
accounting policies.

In our opinion, the accompanying consolidated and Trust’s financial statements present
fairly, in all material respects, the financial position of MFC Industrial Real Estate
Investment Trust and its subsidiary and of MFC Industrial Real Estate Investment Trust as
at December 31, 2019, and financial performance, cash flows and significant financial
information for the year then ended in accordance with Thai Financial Reporting Standards
(“TFRSs”™).

Basis for Opinion

We conducted our audit in accordance with Thai Standards on Auditing (“TSAs”). Qur
responsibilities under those standards are further described in the Auditor’s Responsibilities for
the Audit of the Consolidated and Trust’s Financial Statements section of our report. We are
independent of the Trust and its subsidiary in accordance with the Federation of Accounting
Professions’ Code of Ethics for Professional Accountants together with the ethical requirements
that are relevant to the audit of the consolidated and Trust’s financial statements, and we have
fulfilied our other ethical responsibilities in accordance with these requirements. We believe that
the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
opirion.

Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited {TTTLY), its global network of member firms, and their related entities, DTTL (also referred (o as “Delolite Global") and
each of its membeer firms and their affiliated entities are legally separate and independert entitles, DTTL does not provide services to clients. Please see www deloitte.comyabout to larn more,
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Key Audit Matters

Key audit matters are those matters that, in our professional judgment, were of most
significance in our audit of the consolidated and Trust’s financial statements of the current
period. These matters were addressed in the context of our audit of the consolidated and
Trust’s financial statements as a whole, and in forming our opinion thereon, and we do not

provide a separate opinion on these matters.

Key Audit Matters

Audit Responses

Valuation of investment in a subsidiary

The Trust’s key investment strategy
involves the holding in a real estate
company, which is managed by the Trust.
The Trust invested in 100 percent of
common shares of APUK Limited which is
a subsidiary of the Trust. The investment in
a subsidiary represents a material item of
total assets in the Trust’s balance sheet.

The investment in a subsidiary is stated at
its fair value. Valuation of investment in a
subsidiary is a key audit matter because the
valuation process is measured based on
operating results of the subsidiary, which is
a key factor in determining the valuation of
investment in a subsidiary. As a result, the
operating results of the subsidiary shall be
fairly presented in all material respects in
accordance with Thai Financial Reporting
Standards.

The accounting policy and detail of
investment in a subsidiary were disclosed in
Note 34.1 and Note 5 to the financial
statements, respectively.

Key audit procedures included

Obtained an understanding of the Trust’s design
and implementation of the key internal controls
over the valuation of investment in a subsidiary

Performed operating effectiveness testing of
key internal controls over the valuation of
investment in a subsidiary

Performed substantive procedures as follows:

Communicated with the component
auditor by informing our requirements and
determining scope of audit of the financial
information of the subsidiary

Evaluated the qualifications and competence
of the component auditor to determine
whether there were any matters that might
have affected their objectivity or limited the
scope of their works and also reviewed their
works

Examined the valuation of investment in a
subsidiary by reviewing audit results from
the component auditor and reperformed the
translation of the subsidiary’s financial
statements to ensure the accuracy and
appropriateness of the valuation of
investment in a subsidiary

Considered the adequacy and appropriateness
of the disclosure of fair value measurement
of the investment in a subsidiary in Note to
the financial statements.
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Key Aundit Matters

Audit Responses

Valuation of investment in property

The Trust and its subsidiary own an
investment in property comprising data
warehouse which was developed into Data
Center in London, United Kingdom. The
investment in property represents a material
item of total assets in the consolidated
balance sheet of the Trust and its subsidiary.

The investment in property is stated at its
fair value based on independent valuation
by external appraisers. Valuation of
investment in property is a key audit
matter as the valuation process involves
significant judgment in determining the
appropriate valuation methodology to be
used and the underlying assumptions to be
applied.

The accounting policy and detail of
investment in property were disclosed in
Note 3.4.2 and Note 6 to the financial
statements, respectively.

Key audit procedures included

Obtained an understanding of the Trust and its
subsidiary’s design and implementation of the
key internal controls over the valuation of
investment in property

Performed operating effectiveness testing of
key internal controls over the valuation of
investment in property

Performed substantive procedures as follows:

- Evaluated the qualification, competence and

independence of the external appraisers

- Evaluated the appropriateness of key
assumptions and valvation methodology used
by the external appraisers in the valuation of
investment in property

- Considered the adequacy and appropriateness
of the disclosure of fair value measurement of
investment in property in Note to the financial
statements.

Impairment of goodwill

Impairment of goodwill is a key audit
matter because goodwill represents a
material item of total assets in the
consolidated balance sheet of the Trust and
its subsidiary. The goodwill has been
recognized in the financial statements as a
consequence of the acquisitive nature of the
Trust.

The impairment assessment of goodwill
requires judgments and a number of key
assumptions from the Trust’s management
relevant to its projections of future
operating performance, future plans for
management and use of assets, and
determination of an appropriate discount
rate in order to comply with the
requirements of Thai Financial Reporting
Standards.

The accounting policy of goodwill was
disclosed in Note 3.5 to the financial
‘statements.

Key audit procedures included

Obtained an understanding of the Trust’s design
and implementation of the key internal controls
over the impairment assessment of goodwill

Performed opeérating effectiveness testing of
key internal controls over the impairment
assessment of goodwill

Performed substantive procedures as follows:

- Examined the supporting documents in
relation to the management’s consideration
of the impairment assessment of goodwill

- Evaluated the appropriateness of key
assumptions and methodology used by the
Trust’s management in assessing the
impairment of goodwill.
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Other Information

Management is responsible for the other information. The other information comprises
information in the annual report, which is expected to be made available to us after the date
of this auditor’s report.

Our opinion on the consolidated and Trust’s financial statements does not cover the other
information and we do not express any form of assurance conclusion thereon.

In connection with our audit of the consolidated and Trust’s financial statements, our
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 our knowledge obtained in the audit, or otherwise appears to be
materially misstated.

When we read the annual report, if we conclude that there is a material misstatement
therein, we are required to communicate the matter to those charged with governance and
the management of the Trust.

Responsibilities of Management and Those Charged with Governance for the
Consolidated and Trust’s Financial Statements

Management is responsible for the preparation and fair presentation of the consolidated and
Trust’s financial statements in accordance with TFRSs, and for such internal control as
management determines is necessary to enable the preparation of consolidated and Trust’s
financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the consolidated and Trust’s financial statements, management is responsible
for assessing the Trust and its subsidiary and the Trust’s ability to continue as a going
concern, disclosing, as applicable, matters related to going concern and using the going
concern basis of accounting unless management either intends to liquidate the Trust or to
cease operations, or has no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Trust’s financial
reporting process.

Auditor’s Responsibilities for the Audit of the Consolidated and Trust’s Financial
Statements

Our objectives are to obtain reasonable assurance about whether the consolidated and
Trust’s 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 our 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 consolidated and Trust’s financial statements.
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As part of an audit in accordance with TSAs, we exercise professional judgment and
maintain professional skepticism throughout the audit. We also:

Identify and assess the risks of material misstatement of the consolidated and Trust’s
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 our opinion. The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting from error, as fraud
may involve collusion, forgery, intentional omissions, misrepresentations, or the
override of internal control.

Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of
expressing an opinion on the effectiveness of the Trust and its subsidiary’s internal
control.

Evaluate the appropriateness of accounting policies used and the reasonableness of
accounting estimates and related disclosures made by management.

Conclude on the appropriateness of management’s use of the going concetn basis of
accounting and, based on the audit evidence obtained, whether a material uncertainty
exists related to events or conditions that may cast significant doubt on the Trust and its
subsidiary’s and the Trust’s ability to continue as a going concern. If we conclude that
a material uncertainty exists, we are required to draw attention in our auditor’s report to
the related disclosures in the financial statements or, if such disclosures are inadequate,
to modify our opinion. Our conclusions are based on the audit evidence obtained up to
the date of our auditor’s report. However, future events or conditions may cause the
Trust and its subsidiary and the Trust to cease to continue as a going concern.

Evaluate the overall presentation, structure and content of the consolidated and Trust’s
financial statements, including the disclosures, and whether the consolidated and
Trust’s financial statements represent the underlying transactions and events in a
manner that achieves fair presentation.

Obtain sufficient appropriate audit evidence regarding the financial information of the
entities or business activities within the Trust and its subsidiary to express an opinion
on the consolidated financial statements. We are responsible for the direction,
supervision and performance of the group audit. We remain solely responsible for our
audit opinion.

We communicate with those charged with governance regarding, among other matters, the
planned scope and timing of the audit and significant audit findings, including any
significant deficiencies in internal control that we identify during our audit.

We also provide those charged with governance with a statement that we 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 our
independence, and where applicable, related safeguards.
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From the matters communicated with those charged with governance, we determine those
matters that were of most significance in the audit of the consolidated and Trust’s financial
statements of the current period and are therefore the key audit matters. We describe these
matters in our auditor’s report unless law or regulation precludes public disclosure about
the matter or when, in extremely rare circumstances, we determine that a matter should not
be communicated in our report because the adverse consequences of doing so would
reasonably be expected to outweigh the public interest benefits of such communication.

A//Vawgamk gm@wm

Nisakorn Songmanee
Certified Public Accountant (Thailand)
BANGKOK Registration No. 5035
Febtuary 26, 2020 DELOITTE TOUCHE TOHMATSU JAIYOS AUDIT CO., LTD,



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY
BALANCE SHEET

AS AT DECEMBER 31, 2019

UNIT : BAHT
Notes CONSOQOLIDATED THE TRUST'S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
ASSETS
Investment in a subsidiary at fair value
{at cost ; Baht 522,165,400) 5 - - 693,233,475 740,595,748
Investment in property at fair value
(at cost : Baht 1,370,807,052} 6 979,060,833 £,043,749,536 - -
Investment in securities at fait value
{at cost as at December 31, 2019 : Baht 29,851,609
and as at December 31, 2018 : Baht 44,943 464} 7 29,950,422 44 981,118 29,950,422 44981118
Cagh and cash equivalents 8 71,308,551 48,335,893 29,058,609 15,718,147
Accounts receivable

From interest 1,791 974 1,791 974

From others 724,598 393,472 147,615 152,862
Deposits at bank under restrictions of use 9 62,411,708 61,751,971 - -
Derivative assets - : 1,208,093 - 1,208,093
Goodwill 47,554,732 47,554,732 - -
TOTAL ASSETS 1,191,012,635 1,248,175,789 752,391,912 802,656,942

LIABILITIES
Accounts payable

From rental 18,534,535 19,262,560 - -

From interest 3,635,659 3,778,462 - -

From others 2,081,293 1,301,039 - -
Accrued expenses 2,171,845 2,227,430 1,972,083 2,019,822
Capital reduction payable to unitholders 12 17,062,500 16,575,00¢ 17,062,500 16,575,000
Value added tax payable 3,878,184 4,851,590 - -
Income tax payable 12,212,885 6,503,978 - .
Deposit under lease agreement 10 38,436,433 36,544,562 - -
Long-term borrowing il 359,641,672 373,069,048 - .
TOTAL LIABILITIES 457,655,306 464,113,669 19,034,583 18,594,822
NET ASSETS 733,357,329 784,062,120 733,357,329 784,062,120

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY

BALANCE SHEET (CONTINUED)

AS AT DECEMBER 31, 2019

UNIT : BAHT
Nates CONSOLIDATED THE TRUST'S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
NET ASSETS:
Capital received from trust unitholders 12 848,250,000 285,300,000 848,250,000 885,300,000
Retained carnings (deficit) 12 143,146,220 132,536,874 {114,892,671) (101,237,880)
NET ASSETS BEFORE OTHER
COMPONENTS OF UNITHOLDERS 991,396,220 1,017,836,874 733,357,326 784,062,120
OTHER COMPONENTS OF UNITHOLDERS
Exchange differences on translating financial
statements of a foreign operation {258,038,5¢1) {233,774,754) - -
NET ASSETS 733,357,329 784,062,120 733,357,329 784,062,120
Net assets value per unit 7.52 8.04 7.52 3.04
Investment unit sold at the end of the year {units) 12 97,500,000 97,500,000 97,500,000 97,500,000

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY

THE SCHEDULE OF INVESTMENTS

AS AT DECEMBER 31, 2019

INVESTMENT IN PROPERTY
DATA CENTER BUILDING,
LONDON, UNITED KINGDOM
Total investment in property

INVESTMENT IN SECURITIES
DEBT SECURITIES
YIELD RATE AT |.44% PER ANNUM
MATURITY DATE : 27 FEBRUARY 2020
Total investment in securities
Total investments

INVESTMENT IN A SUBSIDIARY
COMMON SHARES OF APUK LIMITED,
BAILIWICK OF GUERNSEY
Teotal investment in a subsidiary

INVESTMENT IN SECURITIES
DEBT SECURITIES
YIELD RATE AT L.44% PER. ANNUM
MATURITY DATE : 27 FEBRUARY 2020
Total investient in securities
Total investments

Notess THE CONSOLIDATED SCHEDULE OF INVESTMENTS

Cost Fair Value % of
(Baht) {Baht) Investments
6 1,370,807,052 979,060,833 97.03
1,370,807,052 979,060,833 97.03
7 29,851,609 29,950,422 2.97
29,851,609 29,950,422 2.97
1,400,658,661 1,009,011,255 140.00

THE TRUST'S SCHEDULE OF INVESTMENTS

Cost Fair Value % of
{Baht) (Baht) Investments
5 922,165,400 693,233,475 95.86
922,165,400 693,233,475 95.86
7 29,851,609 29,950,422 4,14
29,851,609 29,950,422 4.14
952,017,009 723,183,897 100.00

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY

THE SCHEDULE OF INVESTMENTS

AS AT DECEMBER 31, 2018

INVESTMENT IN PROPERTY
DATA CENTER BUILDING,
LONDON, UNITED KINGDOM
Total investment in property

INVESTMENT I[N SECURITIES
DEBT SECURITIES
YIELD RATE AT 1.205% PER ANNUM
MATURITY DATE : 2 JANUARY 2019
YIELD RATE AT 1.33% PER ANNUM
MATURITY DATE : 17 JANUARY 2019
Total investment in securities
Total investments

INVESTMENT IN A SUBSIDIARY
COMMON SHARES OF APUK LIMITED,
BAILIWICK OF GUERNSEY
Total investment in a subsidiary

INVESTMENT I[N SECURITIES
DEBT SECURITIES
YIELD RATE AT 1.205% PER ANNUM
MATURITY DATE : 2 JANUARY 2019
YIELD RATE AT {.33% PER ANNUM
MATURITY DATE : 17 JANUARY 2019
Total investment in securities
Total investinents

Notes THE CONSOLIDATED SCHEDULE OF INVESTMENTS

Cost Fair Value % of
{Baht) {Baht) Investments
6 1,370,807,052 1,043,749,536 95.87
1,370,807,052 1,043,749,536 95.87
7 14,992,575 14,999,386 1.38
29,950,889 29,981,732 2.75
44,943,464 44,981,118 4,13
1,415,750,516 1,088,730,654 100.00
THE TRUST'S SCHEDULE OF INVESTMENTS
Cost Fair Value % of
{Baht) (Baht) Investments
5 922,165,400 740,595,748 94.27
922,165,400 740,595,748 94.27
7 14,992,575 14,999,386 1.1
29,950,889 29,981,732 3.82
44 943 464 44 981,118 5.73
967,108,864 785,576,866 100.00

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY

STATEMENT OF PROFIT OR LOSS

FOR THE YEAR ENDED DECEMBER 31, 2019

UNIT : BAHT
Notes CONSOLIDATED THE TRUST'S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018

Investment income
Rental income 82,938,492 88,705,333 - -
Unrealized gain on remeasuring fair value of derivatives - 1,208,093 - 1,208,093
Realized gain on remeasuring fair value of derivatives - 670,460 - 670,460
Dividend income - - 42 491,661 47,753,740
Other Income 10,557 - - -
Interest income 256,996 492,265 256,996 475908
Total income 83,206,045 91,076,151 42,748,657 50,108,204
Expenses
Management fee 13 2,568,000 2,568,000 2,568,000 2,568,000
Trustee fee 13 2,542978 2,658,150 2,542,978 2,658,150
Property management fee 13 4,125,195 4,435,139 - -
Registrar fee 13 402,990 418,634 402,990 418,634
Professional fee 3,872,901 3,812,845 2,117,643 2,206,686
Other expenses 1,824,570 2,009,872 649,944 560,300
Realized loss on remeasuring fair value of derivatives 777.354 - 777,354 -
Finance costs 19,506,030 21,219,589 B -
Income tax expense 14 11,772,510 12,400,311 - -
Total expenses 47,392,528 49,522 540 9,058,809 8,411,770
Net investment gain 35,813,517 41,553,611 33,685,748 41,696,431
Net gain (loss) from investments
Unrealized loss on remeasuring fair value of

investment in a subsidiary 5and 12 - - {47,362,273) (1,790,722)
Unrealized gain (loss) on remeasuring fair value of

investment in property 6and |2 (25,221,905) 44,838,095 - -
Realized loss on sale of investment in securities 7and 12 - (1,073) - (1,073)
Unrealized gain (loss) on remeasuring fair value of

investment in securities 7and 12 17,734 (5,314) 17,734 (5,814)
Total realized and unrealized gain (loss) from investments {25,204,171) 44,831,208 (47,344,539 (1,797,609
Increase (decrease) in net assets from operations 10,609,346 86,384,819 {13,654,791) 39,898,822

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY
STATEMENT OF PROFIT OR LGSS AND OTHER COMPREHENSIVE INCOME

FOR THE YEAR ENDED DECEMBER 31, 2019

UNIT : BAHT
CONSOLIDATED THE TRUST'S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
Increase (decrease) in net assets from operations 10,609,344 86,384,819 (13,654,791 39,898,822
Other comprebensive loss, net of tax
Components of other comprehensive loss that
will be reclassified to profit or [oss
Exchange differences on translating
financial statements of a foreign operation (24,264,137) (46,485,997 - -
Total comprehensive increase (decrease) in net assets
from operations for the year (13,654,791) 39,898,822 (13,654,791) 39,898,822

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY
STATEMENT OF CHANGES IN NET ASSETS

FOR THE YEAR ENDED DECEMBER 31, 2019

UNIT : BAHT
Notes CONSOLIDATED THE TRUST'S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
Increase (decrease) in net assets
from operations during the year
Net investment gain 2 315,813,517 41,553,611 33,689,748 41,696,431
Unrealized loss on remeasuring fair value of
investment in a subsidiary S5and 12 - - {47,362,273) (1,790,722)
Unrealized gain {Joss) on remeasuring fair value of
investment in property 6and 12 (25,221,905} 44,838,095 - -
Realized 105 on sale of investment in securities 7and 12 - (1,073) - {1,073)
Unrealized gain (loss} on remeasuring fair value of
investment in securities 7and 12 17,734 (5,814} 17,734 (5.814)
Increase (decrease} in net assets resulting
from operations during the year 10,609,346 86,384,819 {12,654,791}) 39,898,822
Decrease in net assets from other '
comprehensive of nnitholders during the year
Exchange differences on translating financial
statements of a foreign operation (24,264,137) (46,485,957) - -
Decrease in net assets from operations
Decrease in invesiment trust unit value
from capital reduction 12 (37.050,000) (36,075,000} (37,050,000 {36,075,000)
Increase (decrease) in net assets during the year : (50,704,791) 3,823822 (30,704,791) 3,823,822
Net assets at the beginning of the year 784,002,120 780,238,298 784,062,120 780,238,298
Net assets at the end of the year 733,357,329 784,062,120 733357329 784,062,120

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY

STATEMENT OF CASH FLOWS

FOR THE YEAR ENDED DECEMBER 31, 2019

UNIT : BAHT

Notes CONSOLIDATED

FINANCIAL STATEMENTS

THE TRUST'S
FINANCIAL STATEMENTS

2019 2018 2019 2018
CASH FLOWS FROM OPERATING ACTIVITIES
Increase {decrease) in net assets from aperations 10,609,346 80,384,819 (13,634,791) 39,808,822
Adjustments 1o reconcile increase (decrease)
in net assets from operations to net cash provided by
{used in) operating activities:
Purchase of investment in securities 7 {29,851,609) (312,586,903) {29,851,609) (312,586,903}
Sale of investment in securities 7 45,000,000 284,960,799 45,000,000 284,990,799
Unrealized loss on remeasuring fair value of

investment io a subsidjary - - 47,362,273 1,790,722
Unrealized (gain) loss on remeasuring fair value of

investment in property 25,221,905 {44,838,095) - -
Realized loss on sale of investment in securities - 1,073 - 1,073
Unrealized (gain)} Joss on remeasuring fair value of

investment in securities (17.734) 5814 (17.734) 5814
Unrealized gain on remeasuring fair value of derivatives - (1,208,093) - {1,208,093)
Realized (gain) loss on remeasuring fair valve of derivatives 777,354 (670,460} 771,354 (670,460)
Dividend income - - (42,491,661) (47,753,740}
Interest income {256,996) {462,265) (256,996) (475,908)
Finance costs 19,506,050 21,219,589 - -

Income tax expense 11,772,510 12,400,311 - -
82,760,826 45,206,589 6,866,836 {36,007 874)
(Increase) decrease in accounts receivable

From rental - (96,795} - -

From others {155,878) 5,653 5,247 2,721
Increase in deposit at bank under restrictions of use (2,998,089) {5,842,600) - -
Increase (decrease) in accounts payable

From rental 23,331 804,796 - -

From others 829,589 (528,975} - -
Increase (decrease} in accrued expenses (47,598} 16,519,397 {47,739) 17,818,575
Decrease in value added tax payable {811,447) (1,285,694) - -
Increase in deposit under lease agreement 3,294,968 3,681,976 - -
Proceeds from dividend income - - 42,922 400 48,679,580
Proceeds from interest incoms 156,217 63,271 156,218 46,913
Finance costs paid (18,826,003} (21,579,056) - -

Income tax paid (5,684,287} (11,662,048} - -
Net cash provided by operating activities 58,541,629 25,286,508 49,902,562 29839915

Notes to the financial statements form an integral part of these statements



MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY

STATEMENT OF CASH FLOWS (CONTINUED)

FOR THE YEAR ENDED DECEMBER 31, 2019

UNIT : BAHT
Notes CONSOLIDATED THE TRUST'S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
CASH FLOWS FROM FINANCING ACTIVITIES
Cash paid for decrease in trust unit value
from capital reduction (36,562,500) {36,075,000) {36,562,500) (36,075,000)
Net cash used in financing activities (36,562,500) {36,075,000) {36,562,500 (36,075,000}
Net increase (decrease) in cash and cash equivalents 21,979,129 (10,788,462) 13,340,462 (6,235,085)
Exchange differences on translating
financial statements of a foreign operation 593,529 1,511,080 - -
Cash and cash equivalents as at January [, 48,335,893 57,613,305 15,718,147 21,953,232
Cash and cash equivalents as ai December 31, 8 71,308,551 48,335,893 20,058,609 15,718,147

Notes to the financiat statements form an integral part of these statements
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MFC INDUSTRIAL REAL ESTATE INVESTMENT TRUST AND ITS SUBSIDIARY
NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED DECEMBER 31, 2019

1.

THE TRUST’S GENERAL INFORMATION AND OPERATIONS

MFC Industrial 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 signed on December 11, 2015 between MFC Asset Management Public
Company Limited as the Trust Settlor and One Asset Management Limited as the Trustee.
The establishment of the Trust was approved by the Securities and Exchange Commission
(“SEC”). The Trust’s stated objective is to raise capital from public investors, to purchase all
common shares of APUK Limited located in Guernsey, United Kingdom, which holds the

~ ownership of warehouse property in London, United Kingdom, that has been developed into

Data Center and generated benefits from such property in which the Trust invests or possesses
whatsoever lease, or other process for the benefits of the property and creates the revenues
and returns to the Trust and the unitholders. The objectives include both direct and indirect
investments in various instruments along with other real estate investments as stipulated in the
securities laws or other relevant laws.

On December 23, 2015, the Stock Exchange of Thailand approved the listing of the Trust’s
investment trust units and permitted their trading from December 23, 2015 onwards.

The Trust is managed by MFC Asset Management Public Company Limited (the “REIT

- Manager”), while One Asset Management Limited acts as the Trustee, and E3 Ops UK

Limited, which was registered in the United Kingdom acts as the Property Manager instead of
E3 Management Limited since January 1, 2018, onwards.

As at December 31, 2019 and 2018, the Trust has registered capital value in the amount of
Baht 848.25 million (divided into 97,500,000 trust units with a par value of Baht 8.70

- each) and Baht 885.30 million (divided into 97,500,000 trust units with a par value of Baht

9.08 each), respectively (see Note 12). The Trust does not define maturity and redemption of
the trust units.

BASIS FOR PREPARATION AND PRESENTATION OF THE FINANCIAL STATEMENTS
2.1 Basis for preparation of the financial statements

2.1.1 The Trust maintains its accounting records in Thai Baht and prepares its statutory
financial statements in the Thai language in conformity with Thai Financial
Reporting Standards and accounting practices generally accepted in Thailand.

2.1.2 The consolidated and Trust’s financial statements have been prepared in
compliance with Thai Accounting Standard No. 106 “Accounting for Investment
Companies” and the Regulation of The Stock Exchange of Thailand (SET) dated
October 2, 2017, regarding the preparation and submission of financial statements
and reports for the financial position and results of operations of the listed
companies B.E. 2560.

2.1.3 The financial statements have been prepared under the historical cost convention
except as disclosed in the significant accounting policies (see Note 3).
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Basis for preparation of the consolidated financial statements

2.2.1 The consolidated financial statements are prepared by including the financial
statements of the Trust and its subsidiary as at December 31, 2019 and 2018 as

follows:
Subsidiary Registration Type of business Percentage
of holding
(%)
Direct subsidiary
APUK Limited Bailiwick of Guernsey Real estate 100.00

222 The Trust included financial statements of its subsidiary in preparing the
consolidated financial statement since the Trust has control both directly and
indirectly over the subsidiary’s financial and operating policies to the date
which the Trust loses control over the subsidiary.

2.2.3 The consolidated financial statements are the consolidation between the Trust and
its subsidiary’s accounts by eliminating intercompany transactions and balances
including unrealized gain (loss) from these financial statements. The significant
accounting policies of the subsidiary are adjusted to comply with the Trust in
preparation of the consolidated financial statements.

Thai Financial Reporting Standards affecting the presentation and disclosure in the
current period financial statements

During the year, the Trust and its subsidiary have adopted the revised and new financial
reporting standards and guidelines on accounting issued by the Federation of
Accounting Professions which become effective for fiscal years beginning on or after
January 1, 2019. These financial reporting standards were aimed at alignment with the
corresponding International Financial Reporting Standards, with most of the changes
directed towards revision of wording and terminology, and provision of interpretations
and accounting guidance to users of standards. The adoption of these financial
reporting standards does not have any material impact on the Trust and its subsidiary’s
financial statements.

Thai Financial Reporting Standards announced in the Royal Gazette but not yet effective

The Federation of Accounting Professions has issued the Notification regarding Thai
Accounting Standards, Thai Financial Reporting Standards, Thai Accounting
Standards Interpretation and Thai Financial Reporting Standard Interpretation, which
have been announced in the Royal Gazette and will be effective for the financial
statements for the period beginning on or after January 1, 2020 onwards. These
financial reporting standards were aimed at alignment with the corresponding
International Financial Reporting Standards, with most of the changes directed towards
revision of wording and terminology, and provision of interpretations and accounting
guidance to users of standards.
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The Trust and its subsidiary’s management will adopt such TFRSs in the preparation of
the Trust and its subsidiary’s financial statements when it becomes effective. The Trust
and its subsidiary’s management has assessed the impact of these TFRSs and
considered that the adoption of these financial reporting standards does not have any
material impact on the financial statements of the Trust and its subsidiary in the period
of initial application, except the financial reporting standards as follows:

Group of Financial Instruments Standards

Thai Accounting Standards (“TAS”)

TAS 32 Financial Instruments: Presentation

Thai Financial Reporting Standards (“TFRS”)

TFRS 7 Financial Instruments: Disclosures

TFRS 9 Financial Instruments

Thai Financial Reporting Standard Interpretations (“TFRIC”)

TFRIC 16 Hedges of a Net Investment in a Foreign Operation

TFRIC 19 Extinguishing Financial Liabilities with Equity Instruments

These group of Standards make stipulations relating to the classification of financial
instruments and their measurement at fair value or amortized cost; taking into
account the type of instrument, the characteristics of the contractual cash flows and
the Company’s business model, the calculation of impairment using the expected
credit loss method, and the concept of hedge accounting. These include stipulations
regarding the presentation and disclosure of financial instruments. These Standards
will supersede the Standards and Interpretations relating to the financial instruments
upon its effective date.

The Trust and its subsidiary’s management is in the process to assess the impact of
these Financial Instruments Standards on the financial statements of the Trust and
its subsidiary in the period of initial application.

Thai Financial Reporting Standards No. 16 “Leases”

This TFRS provides a comprehensive model for the identification if lease arrangements
and their treatment in the financial statements of both lessees and lessors.

This TFRS will supersede the following lease Standards and Interpretations upon its
effective date, which are Thai Accounting Standard No.17 “Leases”, Thai Accounting
Standard Interpretation No.15 “Operating Lease - Incentives”, Thai Accounting
Standard Interpretation No.27 “Evaluating the Substance of Transactions involving the
Legal Form of a Lease” and Thai Financial Reporting Standard Interpretation No.4

“Determining whether on Arrangement contains a Lease”. '

For lessee accounting, there are significant changes to lease accounting in this TFRS by
removing the distinction between operating and finance leases under TAS 17 and
requiring a lessee to recognize a right-of-use asset and a lease liability at
commencement for all leases, except for short-term- leases and leases of low value
assets. However, the lessor accounting treatment continues to require a lessor to

classify a lease either as an operating lease or a finance lease, using the same concept as
TAS 17.
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The Trust and its subsidiary’s management is in the process to assess the impact of
this TFRS on the financial statements of the Trust and its subsidiary in the period of
initial application.

3. SIGNIFICANT ACCOUNTING POLICIES

3.1

3.2

3.3

3.4

Revenue and expense recognition

3.1.1 Rental income under operating lease agreement is recognized in the
statement of profit or loss on a straight-line basis over the lease term.

3.1.2 Dividend income is recognized in the statement of profit or loss when the right
to receive the dividend is established. Dividend from investments in
marketable securities will be recognized on the date of dividend declaration.

3.1.3 Gain (loss) on sales of investment is presented as realized gain or loss in the
statement of profit or loss.

3.1.4 The premium and discount on debt securities are amortized by the effective
interest rate method.

3.1.5 Other incomes and expenses are recognized based on an accrual basis.
Cash and cash equivalents

Cash and cash equivalents consist of cash on hand and all types of deposits at
financial institutions with original maturities of 3 months or less, excluding
deposits at financial institutions used as collateral.

Deferred expenses

Deferred expenses comprise the capital unit issuance costs as actual paid and other
directly related expenses as incurred. Deferred expenses are amortized as an
expense over a period of | year on a straight line basis.

Investment measurements
3.4.1 Investment in a subsidiary

Investment in a subsidiary is recognized as assets with the cost of investment at
the date on which the Trust has the rights on investment. Costs of investment
comprise of the purchase price and all direct expenses which the Trust paid to get
the investment.

Investment in a subsidiary is presented at fair value. Unrealized gain or loss
arising from remeasurement of investment to be fair value is reflected in the

statement of profit or loss on the measurement date.

The weighted average method is used to determine the cost of investment sold.
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3.4.2 Investment in property

Investment in property is stated at fair value with no depreciation charge. The
initial cost of property has been stated at fair value of the acquisition price.

The fair value of investment in property in the financial statements is based
on the appraisal value determined by the independent professional appraisers.

Unrealized gain or loss arising from remeasurement of fair value of
investment in property is recognized in the statement of profit or loss for the
period in which it arises.

3.4.3 Investment in securities

Investment in debt securities traded in active market is presented at fair
value, using yield rate from the Thai Bond Market Association on the date
of investment measurement.

Unrealized gain or loss arising from remeasurement of fair value of
investment in securities is reflected in the statement of profit or loss on the
measurement date.

The weighted average method is used to determine the cost of each security sold.
Business combinations and goodwill

Business combinations are accounted by using the acquisition method. The Trust
(acquirer) measures the cost of the acquisition by using the fair value at the
acquisition date of consideration transferred, and the amount of any non-controlling
interest in the acquiree for each business combination, the acquirer measures the
non-controlling interest, if any, in the acquiree either at fair value or at the
proportionate share of the acquiree’s identifiable net assets.

Acquisition-related costs are accounted as expenses in the periods in which the
costs are incurred and the services are received.

Goodwill is initially recorded at cost, being the excess of cost of business
combination over the fair value of the net identifiable assets, of the acquired business.

Goodwill is subsequently carried at cost less any impairment losses with impairment
being tested annually and when circumstances indicate that the carrying value may be
impaired.

For the purpose of impairment testing, goodwill acquired in a business combination
is allocated to each of cash generating units (or group of cash-generating units) that
are expected to benefit from the synergies of the combination. The Trust estimates
the recoverable amount of each cash-generating unit (or group of cash-generating
units). Where the recoverable amount of the cash-generating unit is less than the
carrying amount, an impairment loss is recognized in the statement of profit or loss.
Impairment losses relating to goodwill cannot be reversed in future periods.
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Provisions

Provisions are recognized as liabilities in the balance sheet when the Trust and its
subsidiary are probable that an obligation has been incurred as a result of a past event,
it is possible that an outflow of economic benefits will be required to settle the obligation
and the amount of the obligation can be reasonably estimated.

Income tax expense

In the Trust’s financial statements, no provision for corporate income tax has been
recorded because the Trust is exempted from Thailand corporate income tax.

In the consolidated financial statements, income tax expense represents the current
income tax expense of the subsidiary. Income tax expense is based on tax paid and
accrued for the period.

The Trust and its subsidiary recorded foreign currency transactions at the following
exchange rates:

3.8.1  Foreign currency transactions

- Foreign currency transactions are translated into Baht currency at
exchange rates prevailing at the transaction dates.

- Assets and liabilities denominated in foreign currencies outstanding at
the balance sheet date are translated into Baht currency at the
exchange rates determined by the Bank of Thailand.

- Gains or losses on foreign exchange rate arising from setilements and
conversion are recognized as income or expense in the statement of
profit or loss.

3.8.2  Foreign operations

- Assets and liabilities of foreign operations are tramnslated to Baht
currency using the exchange rate at the reporting date.

- Income and expenses of foreign operations are translated to Baht
currency using the exchange rate at the close of the transaction date.

- Exchange differences from translating financial statements of foreign
operations between revaluation are recorded in the statement of profit or
loss and other comprehensive income and presented as exchange
differences on translation financial statement of a foreign operation under
other components of trust unitholders until the investment is sold out.

- When the debt repayments that are receivables or payables with
foreign operations, the transaction is not expected to have a repayment
plan or no possibility to pay in the near future. Gains and losses on
exchange rates of financial transaction will be considered as part of a
net investment in a foreign operation and recognized in other
comprehensive income and are presented on exchange differences
other components of unitholders until the investment is sold out.
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3.10

3.11

3.12

Leases
Operating leases

Leases in which substantially all the risks and rewards of ownership of assets remain
with the Trust and its subsidiary are accounted for as operating leases. Recognition of
revenue from lease is disclosed in Note 3.1.1.

Financial instruments

The Trust and its subsidiary entered into Interest Rate Swap Contracts and Forward
Foreign Exchange Contracts in asset and liability management activities to control
exposure to fluctuations in interest rates and foreign exchange rates.

The carrying amounts of the Interest Rate Swap Contracts and Forward Foreign
Exchange Contracts are adjusted for remeasuring fair value at each balance sheet
date with the unrealized gain or loss results included in income or expenses in the
statement of profit or loss for the period.

Fair value measurements

In estimating the fair value of an asset or a liability, the Trust and its subsidiary take
into account the characteristics of the asset or liability if a producer or supplier of a
marketable good would take those characteristics into the consideration the price that
would be received to sell and asset or paid to transfer a liability at the measurement date,
regardless of whether that price is directly observable or estimated using another
valuation technique. Fair values for disclosure in the financial statements are categorized
into Level 1, 2 or 3 based on the degree to which the inputs to the fair value
measurements as follows:

Level 1 Inputs are quoted prices (unadjusted) in active markets for identical assets
or liabilities that the entity can access at the measurement date.

Level 2 Inputs are inputs, other than quoted prices included within Level 1, which
are observable for the asset or liability, either directly or indirectly.

Level 3 Inputs are unobservable inputs for the asset or liability.

Use of management’s judgments and key sources of estimation uncertainty
3.12.1  Use of management’s judgments

The preparation of financial statements in conformity with Thai Financial
Reporting Standards (TFRSs) requires the Trust and its subsidiary’s
management to exercise various judgments in order to determine the
accounting policies, estimates and assumptions that affect the reported
amounts of assets and liabilities, the disclosure of contingent assets and
liabilities at the date of the financial statements and the reported amounts
of revenue and expense during the year. Although these estimates are
based on management’s reasonable consideration of current events,
actual results may differ from these estimates.
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3.12.2  Key sources of estimation uncertainty

The Trust and its subsidiary have estimates with the assumptions concerning
the future. Although these estimates are based on management’s reasonable
consideration of current events, actual results may differ from these estimates.
The estimates and assumptions that have a significant risk of causing a
material adjustment to the carrying amounts of assets and liabilities within the
next financial year are outlined below.

Fair value measurement and valuation processes

In estimating the fair value of an asset or liability, the Trust and its
subsidiary use market observable data to the extent it is available. Where
Level 1 inputs are not available, the Trust and its subsidiary engage third
party qualified valuers to perform the valuation.

Information about valuation techniques and inputs used in determining
the fair value of various assets and liabilities are disclosed in Note 17.5.

INVESTMENT TRADING INFORMATION

For the years ended December 31, 2019 and 2018, the Trust purchased and sold investment
. in securities amounting to Baht 74.85 million or 9.81% of the average net asset value
during the period and Baht 597.58 million or 76.95% of the average net asset value during
the period, respectively.

INVESTMENT IN A SUBSIDIARY AT FAIR VALUE

On December 15, 2015, the Trust has acquired total issued shares capital of APUK Limited
(a non-cellular limited liability company incorporated under the laws of Bailiwick of
Guernsey) amounting to 21,232,191 ordinary shares {or 100% of APUK’s total issued
shares) with purchase price at GBP 16.90 million or equivalent to Baht 922,165,400,

Investment in a subsidiary at fair value as at December 31, 2019 and 2018 consists of:

{Unit : Baht)
THE TRUST'S FINANCIAL STATEMENTS
2019 2018 2019 2018

Cost / Book value Fair value
Investment in a subsidiary
Investment in a subsidiary 022,165,400 922,165,400 693,233,475 740,595,748
Less Unrealized loss on remeasuring fair value

of investment in a subsidiary (228,931,925) (181,569,652) - -

Total investment in a subsidiary 693,233,475 740,595,748 693,233,475 740,595,748
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The movements of investment in a subsidiary for the years ended December 31, 2019 and 2018
are as follows:

(Unit ;: Baht)
THE TRUST'S
FINANCIAL STATEMENTS
2019 2018
Book value as at January 1, 740,395,748 742,386,470
Unrealized loss on remeasuring fair value of
investment in a subsidiary (see Note 12) (47,362,273) (1,790,722)

Book value as at December 31, 693,233,475 740,595,748

INVESTMENT IN PROPERTY AT FAIR VALUE

Investment in property consists of land and Data Center buildings located in London,
the United Kingdom which are owned by APUK Limited (the “subsidiary”) as following
details:

1) Land and buildings of Unit C, Anchorage Point, Anchor and Hope Lane, Greenwich,
London, SE7 78Q, United Kingdom, including components of the Land and Buildings.

2)  Equipment and systems, which are components of the buildings for operating the Data
Center, including tools and equipment for electricity transformers (3 Megawatts), air
conditioning system, plumbing system, network communications, wastewater treatment
systems, efc.

Investment in property at fair value as at December 31, 2019 and 2018 consists of:

{Unit : Baht}
CONSOLIDATED FINANCIAL STATEMENTS

2019 2018 2019 2018
Cost { Book value Fair value

Investment in property
Investment in propetty 1,370,807.052 1,370,807,052 979,060,833 1,043,749,536
Add Unrealized gain (loss) on remeasuring

vatue of investment in property {1,772,845) 23,449,060 - -
Less Exchange differences on translation {389,973,374) {350,506,576) - -
Total investment in property 979,060,833 1,043,749,536 979,060,833 1,043,749,536

The movements of investment in property for the years ended December 31, 2019 and 2018
are as follows:

{Unit : Baht)

CONSOLIDATED
FINANCIAL STATEMENTS
2018 2018
Book value as at January 1, 1,043,749,536  1,071,780.,436
Unrealized gain (loss) on remeasuring fair value of investment
in property (see Note 12) (25,221,905) 44,338,095
Exchange differences on translation (39,466,798) {72,868,995)

Book value as at December 31, 979,060,833  1,043,749,536
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As at December 31, 2019 and 2018, the subsidiary has mortgaged land and Data Center
buildings for conditional collaterals under a long-term borrowing agreement with a foreign
financial institution (see Note 11).

The property was latest revalued on November 5, 2019 by independent professional

appraisers. The appraisal value was GBP 25.05 million.

INVESTMENT IN SECURITIES AT FAIR VALUE

Investment in securities at fair value as at December 31, 2019 and 2018 consists of:

{Unit : Baht)
CONSOLIDATED AND THE TRUST'S
FINANCIAL STATEMENTS

2019 2018 2018 2019
Cost / Book value Fair value
Investment in securities
Investment in debt securities 29,851,609 44943464 29950,422 44,981,118
Add Amortized discount on investment
in securities during the year 81,079 38,561 - -
Add Unrealized gain (loss) on remeasuring
fair value of investment in securities 17,734 (907 - -
Total investment in securities 29,950,422 44,981,118 29,950,422 44,981,118

The movements of investment in securities for the years ended December 31, 2019 and 2018
are as follows:

(Unit : Baht)
CONSOLIDATED AND THE TRUST'S
FINANCIAL STATEMENTS

2019 2018

Book value as at Januvary 1, 44,981,118 16,962,513
Amount of purchase of securities 29,851,609 312,586,903
Amount of sale of securities (45,000,000) (284,990,799)
Amortized discount on investment in securities 99,961 429,388
Realized loss on sale of investment in securities

(see Note 12) - (1,073)
Unrealized gain (loss} on remeasuring fair value of

investment in securities (see Note 12) 17,734 (5,814)
Book value as at December 31, 29,950,422 44,981,118

CASH AND CASH EQUIVALENTS
Cash and cash equivalents as at December 31, 2019 and 2018 consist of:

CONSOLIDATED FINANCIAL STATEMENTS

2019 2018
Amount Interest rate Amount Interest rate
{Baht) p.a. (%) (Baht) p.a. (%)
Deposit at bank - savings account
Siam Commercial Bank PLC. 29,058,609 0.375 15,718,147 0.375
Deposit at bank - current account
HSBC Bank PLC. 42.249,942 - 32,617,746 -
Total cash and cash equivalents 71,308,551 48,335,893
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THE TRUST’S FINANCIAL STATEMENTS

2019 2018
Amount Interest rate Amount Interest rate
{Baht) p.a. (%) (Baht) p.a. (%)
Deposit at bank - savings account
Siam Commercial Bank PLC. 29,058,609 0.375 15,718,147 0.375
Total cash and cash equivalents 29,058,609 15,718,147

As at December 31, 2019 and 2018, APUK Limited (the “subsidiary”) has pledged its deposit
account at bank amounting to GBP 1.08 million or equivalent to Baht 42.25 million and
GBP 0.80 million or equivalent to Baht 32.62 million, respectively, for conditional
collaterals under a long-term borrowing agreement with a foreign financial institution.
However, the subsidiary does not have any restrictions for using such deposit account
because the subsidiary can maintain financial ratios and other requirements according to
the conditions in the long-term borrowing agreement (see Note 11).

DEPOSITS AT BANK UNDER RESTRICTIONS OF USE

Deposits at bank under restrictions of use as at December 31, 2019 and 2018 consist of:

(Unit : Baht)
CONSOLIDATED
FENANCIAL STATEMENTS
2019 2018
Deposit at bank under restrictions of use as collateral
under Escrow Agreement 37,607,812 35,743,817
Deposit at bank under restrictions of use according to
the conditions in the borrowing agreement 24,803,896 26,008,154
Total deposits at bank under restrictions of use 62,411,708 61,751,971

As at December 31, 2019 and 2018, APUK Limited (the “subsidiary”) has outstanding
deposit at bank under restrictions of use under Escrow Agreement (see Note 10) in the
amount of GBP 0.96 million or equivalent to Baht 37.61 million and GBP 0.88 million or
equivalent to Baht 35.74 million, respectively, in the consolidated balance sheet of the

- Trust and its subsidiary.

In addition, as at December 31, 2019 and 2018, the subsidiary has outstanding deposit at
bank under restrictions of use in the amount of GBP 0.63 million or equivalent to Baht
24.80 million and GBP 0.64 million or equivalent to Baht 26.01 million, respectively,

according to the conditions in the long-term borrowing agreement with a financial

institution (see Note 11).

DEPOSIT UNDER LEASE AGREEMENT

As at December 31, 2019 and 2018, APUK Limited (the “subsidiary”) has outstanding
deposit under lease agreement of Data Center building in London, the United Kingdom
according to the Escrow Agreement in the amount of GBP 0.96 million or equivalent to
Baht 38.44 million and GBP 0.88 million or equivalent to Baht 36.54 million, respectively.
Such deposit under lease agreement is used for repair and maintenance of assets to be in a
ready-to-use condition for BIS Limited (the “lessee”). However, the subsidiary has the
obligation to return the residual balance on the due date of the agreement to the lessee.
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LONG-TERM BORROWING

| Long-term borrowing as at December 31, 2019 and 2018 consist of:

{Unit : Baht)
CONSOLIDATED
FINANCIAL STATEMENTS
2019 2018
Long-term borrowing from a foreign financial institution 359,641,972 373,069,048
Total long-term borrowing 159,641,972 373,069,048

As at December 31, 2019 and 2018, APUK Limited (the “subsidiary”) has a long-term
borrowing agreement with a financial institution in the United Kingdom (the “lender”) as
follows:

Type Amount Terms of repayment Interest rate Collateral
Long-term GBP 9.10 Principal repayment 5.00% per 1. Mortgage of land and
borrowing Million scheduled within 7 years | annum Data Center buildings

from September 22, 2017 located in London, the
(Borrowing date} United Kingdom

2. APUK Limited’s
common shares of
21,232,191 shares

3. Bank account

Such long-term borrowing agreement includes certain conditions consisting of maintaining
a minimum loan to value ratio and historic interest cover ratio as determined and using
cash provided by rental income before each interest payment date (see Note 9).

As at December 31, 2019 and 2018, the subsidiary can maintain such financial ratios and
other requirements according to the conditions as specified in the agreement.

UNITHOLDERS® EQUITY

As at December 31, 2018, there are 97,500,000 trust units of Baht 9.08 par value registered,
issued and paid-up.

On May 14, 2019, the Property Investment Committee of MFC Asset Management Public
Company Limited, as the REIT manager, approved the capital reduction No.6 of par value
at the rate of Baht 0.205 per trust unit (from par value at Baht 9.08 per trust unit to Baht
8.875 per trust unit) totaling Baht 19,987,500. The Trust repaid the capital reduction of
trust unit value to unitholders on June 13, 2019,

Subsequently, on December 23, 2019, the Property Investment Committee of MFC Asset
Management Public Company Limited, as the REIT manager, approved the capital
reduction No.7 of par value at the rate of Baht 0.175 per trust unit (from par value at Baht

- 8.875 per trust unit to Baht 8.70 per trust unit) totaling Baht 17,062,500.
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Therefore, as at December 31, 2019, there are 97,500,000 trust units of Baht 8.70 par
value registered, issued and paid-up. The Trust unpaid the capital reduction of the trust
unit value to unitholders. Therefore, the Trust presented capital reduction payable to
unitholders in the amount of Baht 17,062,500 in the consolidated and the Trust’s balance
sheet as at December 31, 2019. The Trust repaid the capital reduction of the trust unit
value to unitholders on January 17, 2020.

The movements in trust units and trust unit value for the years ended December 31, 2019
and 2018 are as follows:

CONSOLIDATED AND THE TRUST'S FINANCIAL STATEMENTS

2019 2018
Number of Amount Number of Amount
trust units {Baht) trust units {Baht)
Trust units registered, issued and paid-up 97,500,000 848,250,000 97,500,000 885,300,000
Beginning balance 97,500,000 885,300,000 97,500,060 921,375,000
Reduction of trust unit value - (37,050,000) - (36,075,000}
Ending balance 97,500,000 848,250,000 97,500,000 885,300,000

The movements in retained earnings (deficit) for the years ended December 31, 2019 and
2018 are as follows:
{Unit : Baht)

CONSOLIDATED THE TRUST’S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
_ Beginning balance as at January |, 132,536,874 46,152,055 (101,237,880) (141,136,702)
Net investment gain 35,813,517 41,553,611 33,689,748 41,696,431
Unrealized loss on remeasuring fair value
of investment in a subsidiary(see Note 5) - - (47,362,273) (1,790,722)

Unrealized gain {loss) on remeasuring fair
value of investment in property (see Note 6)  (25,221,905) 44,838,095 - -
Realized loss on sale of investment in

securities (see Note 7) - (1,073) - (1,073)
Unrealized gain (loss) on remeasuring fair
value of investment in securities (see Note 7) 17,734 (5,814) 17,734 (5,814)

Ending balance as at December 31, 143,146,220 132,536,874 (114,892,671} (101,237,880)
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FEES

Management fee, trusiee fee, property management fee and registrar fee are summarized
as follows:

Fees Conditions
Management fee Not more than 2% per annum of total asset value of the Trust*, which is
computed in Baht currency, with minimum fee of Baht 2,400,000 per annum.,
Trustee fee Not more than 1% per annum of total asset value of the Trust*, which is

computed in Baht currency, with minimum fee of Baht 1,800,000 per annum.

Property management fee | 5% per annum of net investment income, with minimum fee of GBP 40,000
per annum.

Registrar fee Not more than 1% per annum of total asset value of the Trust*, which is

computed in Baht currency.

* Total asset value of the Trust is the value of total assets in the Trust’s balance sheet plus long-term

borrowings in the consolidated balance sheet.

INCOME TAX EXPENSE

In the consolidated financial statements, income tax expense represents the current tax
expense of APUK Limited, the foreign subsidiary, using tax rate at 20% for income tax
calculation for the years ended December 31, 2019 and 2018.

Income tax expense of subsidiary is calculated from profit before tax, added back transactions
which are non-deductible expenses and deducted exempted income under the Revenue Code.

In the Trust’s financial statements, no provision for corporate income tax has been recorded
because the Trust is exempted from Thailand corporate income tax.

TRANSACTIONS WITH RELATED PARTIES

Related parties comprise enterprises or individuals that control or are controlled by the
Trust and its subsidiary, whether directly or indirectly, or which are under common
control with the Trust and its subsidiary.

In addition, related parties include associated companies and individuals which have
significant influence over the Trust and its subsidiary, key management personnel, and
directors and officers with authority in the planning and direction of the Trust and its
subsidiary operations, together with close members of the families of such persons and
companies which are controlled or influenced by them, whether directly or indirectly.

In considering each possible related party relationship with the Trust and its subsidiary,
attention is directed to the substance of the relationship, and not merely the legal form.
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The relationship with major related parties can be summarized as follows:

- APUK Limited is the subsidiary of the Trust.

- MFC Asset Management Public Company Limited is the REIT manager of the Trust.

- One Asset Management Limited is the trustee of the Trust.

- E3 Management Limited is the property manager of the Trust until December 31, 2017.
- E3 Ops UK Limited is the property manager of the Trust since January 1, 2018, onwards.
- Country Group Development Public Company Limited is the major investor of the Trust.

The significant balances and transactions with related parties are as follows:
15.1 Balances with related parties as at December 31, 2019 and 2018 are as follows:

(Unit : Baht)

Relationship CONSOLIDATED THE TRUST’S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
Investment in a subsidiary
APUK Limited Subsidiary - - 693,233,475 740,595,748
Accounts payable [rom
property management fee
E3 Ops UK Limited Property manager 1,242,294 1,301,039 - -
Accrued expenses
MFC Asset Management Public
Company Limited REIT manager 547,192 460,335 547,192 460,335
One Asset Management Limited Trustes 421,130 445,102 421,130 445,102

15.2  Transactions with related parties for the years ended December 31, 2019 and 2018
are as follows:

(Unit : Baht)
Relationship CONSOLIDATED THE TRUST*S
FINANCIAL STATEMENTS FINANCIAL STATEMENTS
2019 2018 2019 2018
Revenue
Dividend income
APUK Limited Subsidiary - - 42,491,661 47,753,740
Expenses
Management fee
MFC Asset Management Public .
Company Limited REIT manager 2,568,000 2,568,000 2,568,000 2,568,000
Trustee fee
One Asset Management Limited Trustee 2,542,978 2,658,150 2,542,978 2,658,150

Property management fee
E3 Ops UK Limited Property manager 4,125,195 4,435,139 - -
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FINANCIAL INFORMATION BY SEGMENT

Operating segments are reported in a manner consistent with the internal reporting
provided to the chief operating decision maker. The chief operating decision maker is
responsible for allocating resources and assessing performance of the operating segments.

The Trust operates in a single business sector which is the investment in common shares
of APUK Limited, the owner of the warehouse property that have been developed into
Data Center, which operates in a foreign country. Therefore, income, gains and assets
presented in the financial statements are related to the mentioned business sector and
geographical area.

DISCLOSURE OF INFORMATION RELATING TO FINANCIAL INSTRUMENTS

17.1 Investment risk

The Trust purchased 100% of common shares of APUK Limited which is the sole
owner of entitlement to the asset including land and buildings of data warehouse
used as Data Center Unit C providing a single source of income to the Trust and its
subsidiary from its rental income. If the asset is unable to generate rental income, it
would transfer such risk directly to the Trust and its subsidiary’s ability to generate
rental income as well.

However, the REIT manager believes in the property’s potential to generate long
term income due to its strategic location, where is in industrial and commercial area
along with long-term lease contract of 25 years from 2008 to 2033. Although the
contract offer the lessee a termination option on February 15, 2023 with six
months’ notice prior to termination date, all fees and expenses related to the
property must be paid by the lessee until the termination date. These conditions will
limit risk of termination decision and provide the Trust and its subsidiary sufficient
time to find new off-taker with the property ready for rent. Furthermore, the Trust
and its subsidiary may additionally invest in other properties to diversify its
investment risk. However, the additional investment must be followed the criteria
set out in the investment plan.

17.2  Credit risk

Credit risk is the risk of uncertainty in payment received from sales and services
under credit on accounts receivable which will affect the results of operations of the
Trust and its subsidiary. Asset, which the Trust and its subsidiary initial invested in,
has been leased out to a single off-taker. This also reflects the Trust and
subsidiary’s single source of income stream may carry unexpected risks that the
lessee may not be able to pay rental charges from financial instability, which shall
directly affect the Trust and its subsidiary’s income and the unitholders.
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However, although the Trust and its subsidiary has a single off-taker, but with its
nature of business is to provide data management services to a highly diversified
customer base, its revenue risk is diversified. Through this risk diversification, the
Trust and its subsidiary’s revenue risk is also diversified. Besides from the
aforementioned reason, the property manager’s competencies, along with the fact
that Rental Loss Insurance has been in place to actively cover the rental income of
the Trust and its subsidiary, should offer risk mitigation to the single ofi-taker.

As at December 31, 2019 and 2018, the maximum exposures to credit risk of the
Trust and its subsidiary are limited to the carrying amount of accounts receivable
from rental as presented in the consolidated balance sheet.

Interest rate risk

Interest rate risk arises from fluctuations in market interest rates, which affect the
performance of the Trust and its subsidiary. However, the effect of fluctuations in
interest rate did not materially affect the Trust and its subsidiary as most financial
assets and financial liabilities have interest rates at fixed rate.

Foreign exchange rate risk

Foreign exchange rate risk arises from the change in foreign currency exchange rate
which resulted in an adverse effect on the Trust and its subsidiary.

The REIT Manager has acknowledged the possibility of foreign exchange rate risk
and has put in place foreign exchange hedging policies, allowing the REIT manager
to monitor the market condition on a quarterly basis such as interest rates, exchange
rates, etc., and may apply financial instruments such as forward exchange contracts to
reduce foreign exchange rate risk from foreign instrument under circumstances at a timely
manner, Although this hedging policy does carry a certain level of expense against
the Trust and its subsidiary, the REIT manager will execute hedging strategies with the
utmost benefits to the investors in mind. As at December 31, 2018, the Trust and its
subsidiary have reduced exposures to foreign currency exchange rate fluctuations by
entering into a forward exchange contract (as at December 31, 2019 : Nil).

The detail of the forward foreign exchange contract is as follows:

CONSOLIDATED AND THE TRUST'S FINANCIAL STATEMENTS
As at December 31, 2018

Currency Contract Exchange rate Delivery Amount to be Fair value
value per contract date delivered Assets
(Baht per GBP} {Baht) {Baht)

GBP 500,000 43.55 March 20, 2019 21,776,000 1,208,093
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As at December 31, 2019 and 2018, the Trust and its subsidiary have significant
balances of assets and liabilities in foreign currency as follows:

Assets
Liabilities

17.5 Fair values of financial assets and financial liabilities

(Unit : Million GBP)
CONSOLIDATED
FINANCIAL STATEMENTS

2019

214
10.98

2018

28.04
10.73

As most of the Trust and its subsidiary’s financial assets and financial liabilities are
short-term in nature with interest rates at fixed rate, the Trust and its subsidiary’s
management believes that the carrying amounts of the financial assets and
liabilities approximate to their fair values. However, certain assets and habilities of
the Trust and its subsidiary are measured at fair value at the end of reporting period.
The following tables give information about how the fair values of these assets are

determined.
CONSOLIDATED FINANCIAL STATEMENTS
Assets Fair value Fair value | Fair value Valuation Significant
(Baht) {Baht) hierarchy techniques and unobservable
As at As at key inputs used in inputs
December 31, | December 31, fair value
2019 2018 measurements
1. Investment 979,060,833 | 1,043,749,536 | Level3 | Discounted Projected
in property cash flow using cash flows and

income approach discount rate
appraised by the
independent
appraisers

2. Investment 29,950,422 44,981,118 | Level2 | Yield rate from the | N/A

in securities Thai Bond Market

Association on the
last working day
of the reporting
period

3, Derivative - 1,208,093 { Level2 | Discounted N/A

assets

cash flow
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THE TRUST’S FINANCIAL STATEMENTS

Assets Fair value Fair value | Fair value Valuation Significant
{Baht) (Baht) hierarchy techniques and unobservable
As at As at key inputs used in inputs
December 31, | December 31, fair value
2019 2018 measurements
l. Investment in| 693,233,475 740,595,748 | Level3 | Netasset value of the| The subsidiary’s
a subsidiary subsidiary at the financial
end of reporting information
period
2. Investment in 29,950,422 44,981,118 | Level2 | Yield rate fromthe | N/A
securities Thai Bond Market
Association on the
last working day
of the reporting
period
3. Derivative - 1,208,093 | Level2 | Discounted N/A
assets cash flow

APPROVAL OF THE FINANCIAL STATEMENTS

These financial statements have been approved for issue by the authorized directors of
the Trust on February 26, 2020.




