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1. External Manager and other officers 

External Manager: IC REALTY LTD 

232 Strovolou av. 2nd Floor, 

Strovolos  
2048 Nicosia 
Cyprus 

 
Independent Auditors: Savva Frangous & Associates Limited 

4 Annis Komninis Street, 
Solea Building, 

3rd Floor, Office 303, 
1060, Nicosia 

 
Depositary: Eurivex Ltd 

18 Kyiakou Matsi, 
Victory Tower, 
1st Floor, 
1082, Nicosia 

 
Legal Advisor: Christys & Co. LLC 

16 Sofouli Street, 3rd Floor, 
1096, Nicosia 

 
Bankers: Eurobank Cyprus Ltd 

Crystal Bank 
Accord Bank 

 
Registration Number: ΗΕ 332098 

 
License Number: AIF38/20
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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 authorized 
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International Collective Investment Schemes Law 47(I) of 1999 (now repealed).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 Fund will seek to build a portfolio of real estate assets that balances risks and 
emphasizes strong cash flow. To spread risk the Fund will invest in different aspects of 
the real estate market, including but not limited to, commercial and residential projects, 
combining long-term strategy with medium-term flexibility to tackle market shifts. The 
investment type mix will include assets that can yield above-average returns, 
predominantly in the form of capital gains.  

 

Preference will be given in City Centre properties (without excluding other opportunities) 
where properties are more resilient to market turmoil, being able to hold value and 
command higher premiums. The Fund may also elect to be invested in equity and fixed 
income securities when the market outlook or market conditions may favor such 
investments over those in real estate assets. Investment in such securities should not 
exceed 40% of the Fund’s portfolio since the core Fund strategy of Real Estate 
investments should not be compromised.  

 
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: 
 
The AIF’s External Manager, Depositary, Auditor, or any other service provider, as well as 
their duties and the rights of investors, namely: 

 
In June 20204, the External Manager applied for the replacement of the Risk Manager 
Position, from Mr. Vladyslav Lisovyi to Mr. Roman Bielic, following the resignation of the 
former.  
 
In July 2024, the External Manager applied for the change of Accountant / NAV calculations 
/ UCI Administration, from Mrs. Marine Mkhitarian to  Mrs. Khrystyna Klyuka.  
 
In December 2024, the External Manager applied for the replacement of the AML 
Compliance Officer, from Mr. Andrejus Jasinas Jr. to Mrs. Eleni Pita, following the 
resignation of the former.  
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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 2024, 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 

 

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 (2 
beneficiaries) was EUR 146,294.  No variable remuneration was paid to senior 
management and members of the staff for the year ended 31 December 2024. 

 
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 as 
well as an adequate risk management policy for the AIFs. It has also taken appropriate 
functional arrangements to implement its risk management policy and ensure regular 
reporting on risk management matters to its internal governing bodies. 
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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. 

 
Private Equity Risk:   
Investments in private equity are very illiquid assets in nature and investors may not be 
able to redeem their investment at any given time. The fund’s private equity investments 
will be subject to the general risks, incidental to the ownership of private equity, including 
operational risks, funding risks, liquidity issues, market risks factors, raising of capital 
factors and environmental factors. The marketability and value of any asset owned by the 
fund on behalf of compartments will, therefore, depend on many factors beyond the 
control of the fund and there is no assurance that there will be either a ready market for 
any equity or that such private equities will be sold at a profit or will yield a positive cash 
flow.  

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 2024 

At the conclusion of 2024, the Fund had two investors who combined possessed 934,036 
units. The total assets under management declined from EUR 57,053,399 in 2023 to EUR 
56,748,441 at the end of 2024. This decline is attributable to currency depreciation, as the 
majority of the Fund’s assets are denominated in Ukrainian Hryvnia (UAH) and US Dollars 
(USD), while the reporting currency is the Euro (EUR). The Fund's NAV per unit on 31 
December 2024 stood at EUR 60.34, in contrast to EUR 60.68 per unit on 31 December 
2023. 

During 2024, the Ukrainian Hryvnia depreciated against the Euro, with the exchange rate 
shifting from approximately 40.20 UAH per EUR on 31 December 2023 to around 42.50 
UAH per EUR on 31 December 2024. This depreciation of about 5.7% negatively impacted 
the EUR-denominated value of the Fund’s Hryvnia-based assets. 

 

The Fund implemented the following activities within its investment projects throughout 
the year: 

• On 19.03.2024 the fund proceeded with a Redemption of 41,510,000 units from 
the STOCK COMPANY «СLOSED NON-DIVERSIFIED VENTURE CORPORATE 
INVESTMENT FUND «ERIDA» 

• On 21.03.2024 the fund proceeded with a Redemption of 53,060,000 units from 
the STOCK COMPANY «СLOSED NON-DIVERSIFIED VENTURE CORPORATE 
INVESTMENT FUND «ERIDA» 

• The Fund, having full ownership of the company “LLC KOVALSKA NERUKHOMIST," 
proceeded to the following investment. On 08.08.2024, "LLC KOVALSKA 
NERUKHOMIST" purchased shares worth 1,500,000.00 (one million five hundred 
thousand) hryvnias 00 kopecks, which is 50% of the authorised capital of the 
LIMITED LIABILITY COMPANY "ADMINISTRATIVE AND WAREHOUSE COMPLEX 
"KUDRYAVSKY." The shares were purchased from a company called JOINT STOCK 
COMPANY "CLOSED UNDIVERSIFIED VENTURE CORPORATE INVESTMENT FUND 
"ATLAS.” 

• On 08.08.2024, "LLC KOVALSKA NERUKHOMIST" purchased shares worth 
1,500,000.00 (one million five hundred thousand) hryvnias 00 kopecks, which is 
50% of the authorised capital of the LIMITED LIABILITY COMPANY 
"ADMINISTRATIVE AND WAREHOUSE COMPLEX "KUDRYAVSKY." The shares were 
purchased from a company called “LLC MANAGEMENT COMPANY "UKRAINIAN 
INVESTMENT COMPANY”. As a result, the Fund became the sole Shareholder of the 
investment project "LIMITED LIABILITY COMPANY "ADMINISTRATIVE AND 
WAREHOUSE COMPLEX "KUDRYAVSKY, through the company "LLC KOVALSKA 
NERUKHOMIST”. 

• Cliff Capital Growth Fund V.C.I.C Ltd. also entered into a Shareholders' agreement 
on February 16, 2022, which was subsequently followed by an additional 
agreement on August 19, 2024, to become the sole shareholder of a company 
named "UNIT B04," a LIMITED LIABILITY COMPANY.  
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4. Events after the reporting period: 
On 17.04.2025, the Fund had notified CySEC through its manager “IC Realty Ltd” of its 
intention to replace its existing non-executive directors, with three new proposed ones 
and awaits approval.  
 

 

 
 
 

Yours sincerely, 
 

 

Kypros Neocleous 
Director of IC Realty LTD

 

 

 _ 
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5. Appendix 1 - Audited Financial Statements 
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