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2. Management summary 
 
2.1. License 
 
CLIFF CAPITAL GROWTH AIF V.C.I.C. LTD (the “Fund" or the “AIF”) was initially authorised 
to operate as an International Variable Capital Company and designated as a private 
International Collective Investment Scheme by the Central Bank of Cyprus under the 
International Collective Investment Schemes Law 47(I) of 1999 (now repealed). The Fund 
was licensed by the Cyprus Securities and Exchange Commission (the “CySEC” or the 
“Commission”) on 08/06/2015 to operate as an Alternative Investment Fund addressed 
to a limited number of persons in the form of a limited liability company by shares.  The 
Fund is a private company incorporated under the Companies Law, Cap. 113, authorized 
by the CySEC on 30/04/2018 to operate as an open-ended Alternative Investment Fund 
with variable capital in accordance with Part II of the Alternative Investment Funds Law 
124(I)/2018. 
 
2.2. Principal activities of the Fund 
 
The principal activities of the Fund are to build a portfolio of real estate assets, which 
balances risk and emphasizes strong cash flows. The Fund invests in the Real Estate 
market in Ukraine either: 
 
a. Directly in the real estate market, 
b. Indirectly in the real estate market through the use of Special Purpose Vehicles, or 
c. Indirectly in the real estate market through other real estate funds, real estate related 

equities and other financial instruments related to the property market, both listed 
and unlisted. 

 
The Fund focuses its activities primarily on: 
 
a. The erection, acquisition, or lease of residential or commercial property for the 

purpose of leasing or renting it or selling it, 
b. The acquisition, lease or sub-lease of movable and immovable property that may 

enhance in any way the value of any other property of the Fund, 
c. The erection, improvement and management of any shops, offices, flats, and any 

other buildings which the Fund may consider desirable for the purposes of its 
business. 

 
2.3. Material changes during the financial year 
 
There were material changes in the information listed in Section 30 of the Alternative 
Investment Fund Managers Law of 2013 to (No. 2) of 2021 (the “AIFM Law”) were 
implemented during 2023, and specifically relating to the following: 
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 On 5th of December 2023, the Fund had replaced the previous External Manager, 
namely, GUARDO ASSETS MANAGEMENT LTD, with the new External manager, 
namely, IC REALTY LTD 

 In April 2022, two Shareholders of the AIFM, who collectively held 100% of the 
shares (Shareholder 1: 75%, Shareholder 2: 25%), sold a portion of their shares to 
two Partners (Shareholders 3 and 4). Post-transaction, Shareholder 1 owns 25%, 
Shareholder 2 holds 12.5%, Shareholder 3 holds 12.5%, and Shareholder 4 holds 
50% 

 
No material changes in the information listed in Section 30 of the Alternative Investment 
Fund Managers Law of 2013 to 2021 (the “AIFM Law”) were implemented during the 
financial year that ended 31 December 2021, and specifically relating to the following: 
 
a) The AIF’s investment strategy and objectives, the type of assets in which the AIF 

invests, the techniques that the AIF may employ, associated risks and investment 
restrictions including the use of leverage,  

b) The procedure by which the AIF may change its investment strategy or investment 
policy or both, 

c) Legal implications of the contractual relationship entered into for the purpose of 
investments, 

d) The delegation of any management functions, 
e) The AIF’s valuation procedure and of the pricing methodology for valuing asset, 
f) The AIF’s liquidity risk management, including the redemption rights of investors, 
g) The fees, charges and expenses which are directly or indirectly borne by investors, 
h) The procedure and conditions for the issue and sale of units, and 
i) Disclosure methodologies used. 
 
2.4. External Manager 
 
From the 5th of December 2023 onwards, the AIF is managed by IC Realty Ltd (the 
“External Manager”), an Alternative Investment Fund Manager incorporated in Cyprus as 
a private limited liability company. As per the information provided by the External 
Manager, the total amount of fixed remuneration paid to the senior management (3 
beneficiaries) and to other staff members (3 beneficiaries) was EUR 157,786 No variable 
remuneration was paid to senior management and members of the staff for the year 
ended 31 December 2023. 
 
The External Manager fully complies with the provisions of Section 9 of the AIFM Law, 
that is, it has sufficient capital to cover its minimum capital requirements and cover 
professional liability risks. 
 
The External Manager has established adequate risk management systems, both 
organizational elements and policies and procedures to measure and manage risks in 
relation to the AIF. To that effect, the External Manager established and maintains a 
permanent risk management function and documents an adequate overall risk strategy 
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as well as an adequate risk management policy for the AIFs.   It also has taken appropriate 
functional arrangements to implement its risk management policy and ensure regular 
reporting on risk management matters to their internal governing bodies.   
 
2.5. Principal risks to which the AIF may be exposed 
 
Market price risk is the risk that the value of financial instruments will fluctuate as a result 
of changes in market prices. The Fund's available-for-sale financial assets and financial 
assets at fair value through profit or loss are susceptible to market price risk arising from 
uncertainties about future prices of the investments. The Fund's market price risk is 
managed through diversification of the investment portfolio. 
 
Interest rate risk:  
Interest rate risk is the risk that the value of financial instruments will fluctuate due to 
changes in market interest rates. Borrowings issued at variable rates expose the Fund to 
cash flow interest rate risk. Borrowings issued at fixed rates expose the Fund to fair value 
interest rate risk. The Fund's Management monitors the interest rate fluctuations on a 
continuous basis and acts accordingly. 
 
Credit risk:  
Credit risk arises from cash and cash equivalents, contractual cash flows of debt 
investments carried at amortized cost, at fair value through other comprehensive income 
(FVOCI) and at fair value through profit or loss (FVTPL), favorable derivative financial 
instruments and deposits with banks and financial institutions, as well as credit exposures 
to wholesale and retail customers, including outstanding receivables and contract assets. 
 
Liquidity risk:  
The Fund may have a risk that a particular investment may be difficult to purchase or sell 
and that the Fund may be unable to sell illiquid securities at an advantageous time or 
price or achieve its desired level of exposure to a certain sector. Liquidity risk may result 
from the lack of an active market, reduced number and capacity of traditional market 
participants to make a market for such assets.  
 
Currency Risks:  
Currency risk is the risk that the value of financial instruments will fluctuate due to 
changes in foreign exchange rates. Currency risk arises when future commercial 
transactions and recognized assets and liabilities are denominated in a currency that is 
not the Fund's measurement currency. The Fund is exposed to foreign exchange risk 
arising from various currency exposures primarily with respect to the Euro, Ukrainian 
Hryvnia and the USD dollar. The Fund's Management monitors the exchange rate 
fluctuations on a continuous basis and acts accordingly. 
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Political risk:  
This type of risk is related to the possibility of internal social disturbances and unfavorable 
economic changes. This risk refers to the possibility that the government of a country may 
change the legislative and business environment in a way that is detrimental to 
companies.  
 
Ukraine's political risk has increased significantly due to recent conflict between Russia 
and Ukraine. The political unrest in Ukraine led to a very volatile environment for 
companies with interests in the region. They faced the potential for damage to assets 
through political violence and possible broader expropriation measures. As at the date of 
authorizing this Annual Report, the conflict continues to evolve as military activity 
proceeds. 
 
Property valuation risk:  
Valuing property related assets is quite subjective. Property valuations are often made on 
the basis of assumptions that may not reflect the true position of the property. As a result, 
there is no assurance that valuations of property related assets will reflect actual sale 
prices. 
 
Real estate risk:  
Rents and values of property related assets may be adversely affected by changes in 
general economic conditions, changes in supply and demand, changes in regulatory 
requirements and applicable laws (particularly in relation to taxation), political conditions 
and interest and inflation rate fluctuations. As a result, the fund's performance may be 
negatively affected by a downturn in the real estate market in terms of rental and capital 
values. 
 
Volatility:  
According to the investment strategy, the Fund will seek to invest in instruments with low 
volatility. There is no guarantee however, that this will always be achieved. Price 
movements of the investment instruments are influenced by, among other things, 
changing supply and demand relationships, governmental trade, monetary, fiscal and 
exchange control programs and policies, national and international political and economic 
events and changes in interest rates. 
 
2.6. Financial results 
 
The Fund’s financial results for the year are set out in the Audited Financial Statements 
enclosed as Appendix 1. 
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3. Report on the activities of the Fund for 2023 
 
As at the end of 2023, the Fund had two investors onboarded collectively holding 934,036 
units.  The total assets under management increased from EUR 53,676,575 in 2022 to EUR 
57,053,399 in 2023, due to the investments activity and changes in the market value.  The 
Fund’s NAV per unit as of 31 December 2023 was EUR 60.68, compared to EUR 56.79 per 
unit as of 31 December 2022      
 
During the year, the Fund proceeded to 3 (three) transactions, 2 (two) of which were 
investments for the total amount of EUR 5,239,808 and 1 (one) was disinvestments for 
the amount of EUR 40,269. 
 
4. Events after the reporting period  
 
Although the AIF is incorporated and carries its operations out of Cyprus, the nature of its 
current operations exposes the Fund indirectly to Ukraine. In the context of the Russian 
invasion of Ukraine, and in light of the material liquidity and related valuation issues 
faced, the Company is closely monitoring the situation on an on-going basis, and should 
a need arise, it will take any measures required for the protection of the investors of the 
AIF.   
 
The following changes took place within 2024, following the financial year that ended 31 
December 2023: the Fund proceeded to 9 (nine) transactions, 7 (seven) of which were 
investments for the total amount of EUR 3,714,717 and 2 (two) were disinvestments for 
the amount of EUR 1,064,274.79. 
 
In addition to the above, the Fund participated in the Meeting of Shareholders of one of 
its private equity projects (LLC) where it was resolved to reduce the share capital of the 
LLC, which resulted in reducing the Fund’s investment in the project by EUR 1,113,954. 
 
 
Yours sincerely, 
 

 

 

_________              _ 

Kypros Neocleous 
Director of IC Realty LTD 
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5. Appendix 1 - audited financial statements 


















































































