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AIF MANAGER REPORT 

In relation to CYREIT AIF Variable Capital Investment Company PLC (the “Fund”) 

Introduction 

The Fund was incorporated on 16 January 2018 and is domiciled in Cyprus as a private limited liability company in 
accordance with the provisions of the Cyprus Companies Law, Cap. 113 with registration number HE 378761. Its 
registered office is 17 Elenis Palaiologinas and Athinon Corner Street, CY 3040, Limassol. 

The Fund’s principal activity is to own and operate commercial real estate properties (primarily retail, offices, logistics 
and hotels) in Cyprus. 

Incorporation 

The Fund was incorporated on 16 January 2018. 

Investment Strategy and Objectives of the Fund 

The Fund’s Business Strategy is to follow and execute core and core plus strategies pursued by large institutional 
investors which typically entail investments in properties fully operational, with stable lease roll, that generally involve 
little capital expenditure after purchase, and therefore, less active management and administration. 

The Fund is consolidating a high-quality portfolio of commercial real estate assets with strong income and potential 
for value creation. This portfolio will combine low-risk rental profile properties that generate recurring income with 
some potential value on leases for smaller size properties. The Fund considers the potential for value enhancement 
that may be realized following the improved management of the property, through amongst other things, 
repositioning or re-leasing strategies on smaller value assets of the portfolio that currently have shorter lease 
agreements in place. This core income generating business strategy on which the Fund is focused differs from (i) 
opportunistic strategies, which are generally exposed to a high degree of risk and leveraged rate of return, as they 
typically involve a significant amount of “value creation” through development and investments in distressed markets; 
and (ii) value creation strategies which typically entail investments in properties that are not fully leased or operational 
and with the aim of creating value through development, significant capital expenditure, active property management 
and maximizing operating efficiency and profitability at the property level in order to capture their cash flow and 
value. 

The primary objective of the Fund will be to generate and grow medium to long-term income through investments 
in a managed portfolio of real estate assets. The Fund’s primary investment objective is to provide Investors with 
attractive risk-adjusted returns through investments that have the potential to provide stable income by investing in 
a diversified portfolio of real estate assets that the Board of Directors believes have special investment income profile. 

Ultimately, the Fund seeks to generate attractive returns for Investors and at the same time be able to mitigate risk 
while exploring real estate opportunities within the Cypriot real estate market. The Fund’s strategy has been 
constructed in such a way that will enable its Investors to seize income generating return opportunities with as much 
elimination of risks exposure as possible. 

This is mainly implemented through the acquisition of a diversified real estate portfolio of commercial properties that 
are currently fully or partly leased under long term contracts. 

The Fund shall invest in a manner so as to capitalize on (i) its position as a long-term investor, (ii) the size of its 
Portfolio, and its ability to achieve diversification. The real estate investment Portfolio of the Fund is to be managed, 
and sold in a prudent manner for the sole benefit of the Fund and its Investors, in accordance with any applicable 
statutes. 
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Investment restrictions 

The Fund is subject to all applicable restrictions and limits set forth in Directive D131-2014-03 regarding the 
Classification of the AIFs of the Republic and other relevant issues, and is monitoring to ensure compliance with 
Directives that may be issued, from time to time, by the CySEC under Section 15 of the AIF Law. The Directive 131- 
2014-03 defines the applicable investment restrictions for the AIFs according to the nature of their assets and the 
Investors to which they are addressed, the efficient portfolio management techniques, the categories of AIFs of the 
Republic based on their investment objective and the structure of their investments as well as transparency rules and 
disclosures to Investors. 

Change of the Investment Strategy or Investment Policy 

The Fund shall not alter its objects or powers in any way which would result in it ceasing to qualify as an AIF under 
the AIF Law and without the prior consent of the CySEC. 

In the event the Board of Directors intends to amend the strategic orientations of the Fund, a decision through a 
board resolution is required as well as a written notification to CySEC for approval. Should any of the existing 
Investors object the change of the Fund’s investment strategy/policy they will be given the option to redeem their 
Investment Shares prior to the effective date of the change in investment strategy/ policy as per the redemption 
conditions specified in the Fund’s Prospectus. 

As per the Articles of Association of the Fund no such right of redemption will apply during (i) the Lock up Period; or 
(ii) in the event that the Memorandum and/or Articles of Association are amended by reason of the appointment of 
an external management company for the management of the Fund’s portfolio following relevant notification by the 
Fund and respective approval of CySEC.

Alternative Investment Fund Manager Commentary 

Looking back at 2023, financial markets began the year fearful of a hard landing for the US and on the other hand 
had bountiful optimism surrounding China's post-pandemic re-opening. Fast-forward 12 months and the US economy 
has defied expectations; it appears to have engineered something that far better resembles a soft landing than a 
hard one (although the jury is still out) and China's economy has disappointed on almost every front. Unfortunately, 
and much like 2022, geopolitical risk continued to be rampant in 2023. 

The collapse of Silicon Valley Bank in March 2023 (the second-largest bank default in US history) that preceded the 
demise of a string of other mid-sized banks in the US and Europe over a short space of time was quickly forgotten by 
financial markets. In July, the Fed issued its final rate hike of 2023 and opted for a pause stance, which remained 
true for the rest of the year. The most synchronised global monetary tightening cycle for the past half-century 
appeared to have ended in 2023. Expectations that a peak in interest rates has now been reached with rate cuts on 
the way in 2024 fuelled strong performance in stock markets from late October 2023 through to yearend 2023 lead 
by the heavyweight US technology stocks. 

At the start of 2024, continued uncertainty remains on the horizon not least given recent developments in the Middle 
East and inflationary pressures remaining in the US. The next decade is likely to look very different from the past 
four. The strong tailwinds that were once driving performance of stocks and bonds have given way to a more febrile 
and unpredictable environment. 

Turning to the performance of the Fund in 2023, the Fund distributed EUR 7,100,000 to investor shareholders in 
2023 that reflects the continued confidence in the underlying property portfolio. Excluding the aforementioned 
distributions, the Fund returned (1.91%) over 2023 finishing 2023 with a NAV of 180,290,133 resulting in a NAV per 
investor share of 1,027.9209. Including distributions the Fund returned +1.95% over the year. At 31 December, 
2023, the value of the Fund’s property portfolio totaled EUR 163,505,000 comprising of 18 commercial properties in 
Cyprus, including 2 Companies classified as assets held for sale, with a consolidated cash position as at 31 December, 
2023 of EUR 19,948,999. 

5 
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AIF MANAGER REPORT 

Alternative Investment Fund Manager Commentary (continued) 

As discussed in the Fund’s 2022 financial statements it was the intention in 2023 to start and opportunistically sell 
some properties in the Fund’s portfolio to free up cash to either distribute to investors or redeploy into investments 
that offer a better opportunity going forward. Year 2023, marked an inflexion point for the Fund as for the first time 
since the Fund’s inception sales of underlying properties were completed with 2 Companies namely Artozaco 
Properties Ltd and Threefield Properties Ltd and 1 asset belonging to the Company namely Nuca Properties Ltd, 
being exited in 2023. In 2024 further sales have been made with the following properties sold at the time of 
writing of this commentary: Azemo Properties Ltd, Vanemar Properties Ltd, Allodica Properties Ltd and Rouena 
Properties Ltd. The investment strategy of the Fund has been to sell smaller properties in the portfolio with a 
view to holding a more concentrated portfolio of properties that will be easier to manage with the 7 largest 
properties in the portfolio by market value making up 75% of the Fund’s property portfolio value as at 31 
December, 2023. These 7 properties will drive the performance of the Fund going forward. No investments were 
made in 2023 and the Fund intends to maintain its existing approach of distributing excess liquidity to investors.

AIFMD Remuneration Disclosure 

The Alternative Investment Fund Manager (hereinafter AIFM) has adopted a remuneration policy which meets the 
requirements of the Alternative Investment Fund Managers’ Directive and has been in place since the appointment 
of the AIFM by the Fund. The below information provides the total remuneration paid by the AIFM during the 12- 
month period ending 31 December, 2023. There is no allocation made by the AIFM to each Fund under the 
management of the AIFM and as such the disclosure reflects the remuneration paid to individuals who are partly or 
fully involved in the Fund. The AIFM identified staff totalled 5 persons. The aggregate 2023 total remuneration paid 
to AIFM Identified Staff was EUR 263,289 of which EUR 150,000 relates to Senior Management or staff engaged in 
control functions and EUR 113,289 relates to other Identified Staff. No variable remuneration was paid in 2023. 

Sustainable Finance Disclosure Regulation (SFDR) 

For the purpose of Regulation (EU) 2019/2088 of the European Parliament and of the Council of 27 November 2019 
on sustainability related disclosures in the financial services sector (SFDR) the Fund and its Sub-Fund do not meet 
the criteria to qualify as either environmental, social and governance (ESG) orientated fund pursuant to Art. 8 of 
SFDR or a sustainable investment fund pursuant to Art. 9 of SFDR. Accordingly, the Fund shall not be expected to 
pursue an investment approach that explicitly promotes environmental or social characteristics or to have 
sustainable investment as its objective. The Fund is therefore categorized from an SFDR perspective under Art. 6 of 
SFDR. 

Notwithstanding the above classification, the AIFM aims to take Sustainability Risks into consideration into the 
investment decision process to achieve an appropriately balanced expected risk-adjusted return. Depending on the 
investment, the importance of Sustainability Risks varies. When assessing the sustainability risk associated with 
underlying investments, the AIFM assesses the risk that the value of such underlying investments could be 
materially negatively impacted by an environmental, social or governance event or condition. Sustainability risks are 
identified at various steps of the investment process, where relevant, from research, allocation, selection, portfolio 
construction decisions, or management engagement, and are considered relative to the Fund’s risk and return 
objectives. 

For the time being the AIFM does not consider adverse impacts of investment decisions on sustainability factors in 
accordance with the discretion granted pursuant Art. 4 of the SFDR. The main reason for not considering adverse 
impacts of investment decisions on sustainability factors at the Fund level is the lack of data available in sufficient 
quantity and quality to adequately assess the principal adverse impacts. 

The AIFM does, however, keep this situation under review and does not exclude considering the principal adverse 
impacts of its investment decisions on Sustainability Factors within the meaning of the SFDR Regulation at a later 
stage, when the applicable legal and regulatory framework as well as the available data sources have improved to a 
sufficient degree as to make a meaningful analysis. The AIFM will review and update its investment decision 
process/approach as appropriate from time to time to reflect material changes in the applicable legal and regulatory 
framework, the Fund's investment objective and policy, its competitive environment or key stakeholders’ 
expectations. 
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Valuation and Pricing Methodology 

The calculation of the NAV attributable to Investment Shares will be calculated by the Fund in respect of the relevant 
Valuation Day by reference to the valuation guidelines below and in accordance with the Articles and Prospectus of 
the Fund. 

The NAV of the Fund is defined as an aggregate value of the consolidated assets minus consolidated liabilities. 

The assets shall be deemed to include: (i) all investment holdings held in the Portfolio (ii) all cash in hand or on 
deposit, including any interest accrued thereon; (iii) the set up expenses of the Fund, including the cost of issuing 
and distributing Investment Shares, insofar as the same have not been written off; (iv) all accounts receivable; (v) 
any cash dividends and cash distributions receivable to the extent information thereon is reasonably available to the 
Fund; (vi) all interest accrued on any interest bearing assets owned by the Fund except to the extent that the same 
is included or reflected in the principal amount of such asset; (vii) and all other assets of any kind and nature including 
expenses paid in advance. 

The liabilities allocated to the Fund include: (i) all temporarily contract loans, bills and accounts payable; (ii) all 
accrued or payable expenses and any other third party service provider fees, that have been appointed pursuant to 
a written agreement or engagement letter including the management fee; (iii) all known liabilities, present and future, 
including all matured contractual obligations for payment of money or property; (iv) an appropriate provision for 
future taxes based on income or reserves to the relevant Valuation Day; (v) any Duties and Charges; and (vi) all 
other liabilities of the Fund of whatsoever kind and nature except liabilities represented by Investment   Shares.

Valuations of the Fund’s real estate assets will be made semi-annually through an on site valuation, performed by a
suitable independent qualified RICS accredited appraiser to be appointed by the Alternative Investment Fund 
Manager and Board of Directors. 

Valuations of the Fund’s real estate assets will be made in accordance with the appropriate sections of the RICS
Red Book at the date of valuation. For each asset a new designated independent qualified RICS accredited 
appraiser will be appointed every two years. 

The NAV per Share of the Fund in respect of each Valuation Day shall be ascertained by: 

i. determining the NAV of the Fund; and
ii. dividing the amount calculated under (i) above by the number of Investment Shares in issue at the

relevant Valuation Day; and
iii. deducting there from such amount as may be necessary to round the resulting amount to seven (7)

decimal places.

Liquidity Risk Management and Redemption Rights 

For liquidity and to respond to unusual market conditions, the Fund, in accordance with its investment policy, may 
from time to time invest part of its assets in cash and cash equivalents. Investments in cash and cash equivalents 
may result in a lower yield than other investments thus preventing the Fund from meeting its investment objective. 
Such investment in cash will be used for temporary defensive purposes rather than an investment strategy, and will 
be considered on a wider basis following the lapse of the six year lock up period, and based on the redemption 
notices to be given during the redemption exit cut off period. Cash equivalents are highly liquid, high-quality 
instruments with maturities of three months or less on the date they are purchased. They include, but are not limited 
to, securities issued by sovereign governments, their agencies and instrumentalities, certificates of deposit, bankers' 
acceptances, commercial paper (rated in one of the two highest rating categories), and bank money market deposit 
accounts. 

The Fund is also classified as an Open-Ended AIF with limited liquidity arrangements since it implements 
arrangements which result in the limitation of the redemption rights of its Investors e.g. Lock-Up Period, deferral 
policy etc. as further described in section titled ‘Redemptions’ of the Prospectus.
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Liquidity Risk Management and Redemption Rights (continued) 

Investors will not be able to redeem their Investment Shares prior to the end of the five (5) years Lock-Up Period. 
Due to the Lock-Up Period imposed by the Directors, redemption of Investment Shares shall be effected from the 
5th year of the Fund’s life onwards on 1st January of every year. The Lock-Up Period is related to the relevant 
provisions of the law, the Investment Strategy of the Fund and the low liquidity nature of its assets. 

Redemptions will be effected within 12 months after the expiry of the relevant redemption notice period, subject to 
applicable creditor notice periods and registration and settlement time of the redemption. 

In extraordinary circumstances, the Fund may at its discretion, acting in the best interests of the shareholders, and 
subject to CySEC’s approval suspend a redemption notice period and/or the execution of received redemptions for a 
period of three months at a time. Suspension may be initiated in situations where there is a clear need to protect the 
interest of the shareholders or the Fund, including the circumstances justifying a temporary suspension of 
determination of the NAV. If redemptions are suspended investors will have the right to ask for withdrawal of their 
redemption request. The withdrawal is subject to acceptance by the Fund. 

The name of a redeeming Registered Holder will be removed from the Register on the Dealing Day upon 
determination of the Redemption Proceeds in respect of the Investment Shares being redeemed. Registered Holders 
requesting the redemption of all or any part of their Investment Shares on any particular Dealing Day will, with effect 
from that Dealing Day (i) be treated as creditors of the Fund and will rank accordingly in the event of a winding up 
of the Fund; (ii) have no rights as Registered Holders of Investment Shares being redeemed; and (iii) are entitled to 
receive the Redemption Price and any Dividend which has been declared in respect of their Investment Shares but 
not paid prior to the relevant Dealing Day. 

Amendments on the Fund’s Memorandum and Articles will be valid only if are approved by CySEC. The valid 
amendments shall be communicated immediately to the Investors who shall have the right to ask for redemption of 
their Investment Shares within two (2) months of the communication to them of any amendments to the 
Memorandum and/or Articles of the Fund. 

As per the Articles of Association of the Fund no such right of redemption will apply during (i) the Lock up Period; or 
(ii) in the event that the Memorandum and/or articles of Association are amended by reason of the appointment of
an external management company for the management of the Company’s portfolio following relevant notification by
the Fund and respective approval of CySEC.

Fees, Charges and Expenses 

The Fund’s expenses may include, but not be limited to set-up fees, advisory fees and expenses of the members of 
any committee that may be established for monitoring the Investments and/or risk exposure or for having an advisory 
role for matters relating to the investment strategy or policy, advisory fees of investment or non-investment nature. 

Real estate property costs will include the fees for the periodic valuation of assets, repairs, maintenance and 
refurbishment costs, electricity and water bills, sewerage charges, municipality and other property holding fees and 
other related expenses. 

Additionally, expenses may also include tax directly arising from the ownership of Investments, costs of establishing 
and maintaining the Fund registering the Fund and the Investment Shares with any governmental or regulatory 
authority, costs of printing, reporting and publishing expenses including reasonable marketing and advertising 
expenses such as addenda and explanatory term-sheets fees payable to the Directors (including all reasonable out-
of-pocket expenses and travel expenses), costs of extraordinary measures carried out in the interests of Investors in 
particular, postage, telephone, and facsimile charges, reports to CySEC and governmental agencies, all taxes, 
duties, governmental or similar charges, auditing, tax and legal fees, insurance premiums, membership dues for trade 
associations, paying agent and/or local representative fees that are payable at normal commercial rates, costs of 
dealing with legal proceedings and expenses of litigation, and all other operating expenses such as governmental or 
similar charges. Some fees and charges may be subject to value added tax (“VAT”) in Cyprus or abroad at the 
applicable VAT rate. 
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Fees, Charges and Expenses (continued) 

The following fees and expenses are allocated to the Fund: 

I. Directors’ Fees
II. Alternative Investment Fund Manager Fees
III. Accounting and Tax service fees
IV. External Auditor Fees
V. Fund Administration Fees
VI. Legal and Secretarial Fees
VII. Regulatory expenses

Fair Treatment Principles 

The Fund has procedures, arrangements and policies in place to ensure compliance with the principles of fair 
treatment of Investors. The Fund has taken all the necessary measures to ensure that its decision-making procedures 
and its organizational structure ensure fair treatment of Investors. 

The Fund will ensure that Investors receive the benefits and level of services to which they are entitled as defined 
by law, contractual arrangements and the Fund’s constitutional documents. 

The Board ensures that Investors are properly informed, are fairly and equitably treated and receive the benefits and 
services to which they are entitled. 

Issue of Units 

The Fund may only proceed with the issuance of additional Investment Shares on the following occasion: 

In the event that the Fund considers it desirable to issue additional Investment Shares so as to raise sufficient funds 
for satisfying a redemption request submitted by a holder of Investment Shares. Investment Shares may only be 
subscribed on such dates as the Directors of the Fund may determine at their own discretion, at the Subscription 
Price calculated with reference to the NAV per Share calculated on the last Business Day of the previous month, being 
the Valuation Day. Investors should settle payment of the subscription monies at least one (1) Business Day prior to 
the Valuation Day. Payment of subscription monies should be made to the bank account whose details are provided 
in the Subscription/Acquisition Application Form. 

Investment Shares are issued and allotted on such relevant Dealing Day. No Investment Shares will be issued or 
allotted by the Fund during any period in which the determination of the NAV per Share is suspended. 

The Fund shall provide to each potential Investor, free of charge, the Prospectus, its Articles and its latest annual 
and half-yearly reports, if available, and shall disclose to the potential Investor the latest Net Asset Value before 
signing the Subscription/Acquisition Agreement. 

For the Subscription by the Investor, the following are necessary: 

(a) An application for Subscription in Investment Shares is submitted to the Fund in writing;
(b) Acceptance of the Memorandum and Articles of the Fund by the applicant;
(c) Full payment of the amount due for the acquisition of the Investment Shares, as this is determined on the basis
of the Initial Subscription Price or Subscription Price of the Investment Share in cash.

The Directors are authorized to close or restrict the Fund to new Subscriptions, either for a specified period and either 
in respect of all Investors or new Investors only. 

Results 

The Net Asset Value of the Fund as at 31 December 2023 amounts to €180,290,133. The Fund's results for the year 
are set out on page 17.
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CONSOLIDATED MANAGEMENT REPORT AND REPORT ON THE ACTIVITIES AND PERFORMANCE OF 
THE YEAR 

The Board of Directors of CYREIT AIF Variable Capital Investment Company PLC (the ''Fund'') presents to the 
members its Annual Report together with the audited consolidated financial statements of the Fund for the year 
ended 31 December 2023. 

PRINCIPAL ACTIVITIES AND NATURE OF OPERATIONS OF THE FUND 

The Fund is authorized by the Cyprus Securities and Exchange Commission (the "CySEC") to operate as an Alternative 
Investment Fund with Limited Number of Persons with license number AIF23/2014, in accordance with the provisions 
of the previously applicable legislation regulating Alternative Investment Funds in Cyprus (Law 13(I)/2014, as 
subsequently amended), which has been repealed in its entirety by the Alternative Investment Funds in Cyprus Law 
("AIF Law"). 

The Fund’s principal activity is to own and lease commercial real estate properties (primarily retail, offices, logistics 
and hotels) in Cyprus. The primary objective of the Fund is to generate and grow medium to long-term income 
through investments in a managed portfolio of real estate assets. The Fund’s primary investment objective is to 
provide investors with risk-adjusted returns through investing in a diversified portfolio of real estate assets that the 
Board of Directors approves prescribed investment income profiles. 

FINANCIAL RESULTS 

The Fund's financial results for the year ended 31 December 2023 are set out on page 17 to the consolidated 
financial statements. The net profit for the year attributable to the owners of the Fund amounted to 
€3,582,005 (2022: €8,869,883 profit). By excluding the net loss from the fair value adjustment of 
investment properties amounted to €2,861,766 (2022: net gain of €2,366,263), the Fund’s adjusted profit 
for the year 2023 amounted to €6,443,771 compared to €6,503,620 in 2022. 

EXAMINATION OF THE DEVELOPMENT, POSITION AND PERFORMANCE OF THE ACTIVITIES OF THE 
FUND 

Market Values 

As per the latest valuation reports carried out by independent property valuers, the market value of the properties 
stands at €158,992,000 (2022: €175,466,000) which on an overall basis is lower due to the fair value losses being 
higher than fair value gains in some properties and due to the disposal of two subsidiaries with their underlying 
investment properties and one investment property made during the year.

Cash and Other Assets 

The cash at bank as at 31 December 2023 amounts to €19,669,368 (2022: €7,967,315) which is higher than prior 
year mainly due to the proceeds from the disposal of subsidiaries and the disposal of investment property. Other 
assets refer mainly to trade and other receivables. 

Revenue 

The Fund's revenue for the year ended 31 December 2023 was €9,525,757 (2022: €8,815,735). 

Dividends 

The Fund declared the payment of a final dividend of €7,100,000 during the year ended 31 December 2023 (2022: 
€9,670,000). 

PRINCIPAL RISKS AND UNCERTAINTIES 

Real estate funds inherently assume real estate property risks such as fluctuation in market values and rents. 
CYREIT’s properties are concentrated in the Cypriot market therefore it has greater exposure to political, economic 
and other factors affecting the Cypriot market. The principal other financial risks and uncertainties faced by the 
Fund are disclosed in Note 8 of the consolidated financial statements. 
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CONSOLIDATED MANAGEMENT REPORT AND REPORT ON THE ACTIVITIES AND PERFORMANCE OF 
THE YEAR 

REAL ESTATE RISKS 

The value of any properties that the Fund owns and the rental income those properties yield may decline and this is 
affected by the conditions of the Cypriot property market. Property valuations are inherently subjective and uncertain. 
The Fund’s net asset value is expected to fluctuate over time as it may be materially adversely affected by a number 
of factors inherent to real estate such as sub-optimal tenant rotation policies or lease renegotiations, decreased 
demand, the inability to recover operating costs, incorrect repositioning of an asset in changing market conditions, 
increases in operating and other expenses or cash needs without a corresponding increase in turnover or tenant 
reimbursements, increases in the rate of inflation in excess of rental growth, property taxes or statutory charges or 
insurance premiums, costs associated with tenant vacancies and unforeseen capital expenditure affecting properties 
which cannot be recovered from tenants. 

The Fund is exposed to the risk of insolvency or illiquidity of its tenants, which might cause them to default on their 
rental payment commitments. Additionally, a default by a major tenant could cause significant losses of income, 
create additional costs, or cause a reduction in asset value and increased credit losses. The Fund is exposed to certain 
risks related to the structural condition of the properties and their maintenance and repair which the Fund could be 
deemed financially liable for any required remediation measures. 

TENANCIES 

The Fund has a diversified array of high-quality and well known/established tenants, spanning from government 
agencies, hotel operators, retailers, universities, DIY suppliers, car dealerships, banking institutions and various other 
highly regarded tenants. The Fund’s intentions is to improve income profiles thus adding value to the property 
portfolio through proactive renegotiation of leases and through optimisation of vacant spaces. 

OPERATIONS 

The Fund’s aim is to maintain value by keeping the properties in a good state of repair and being proactive in 
maintenance work as well as proceeding with any works that are deemed necessary as regards health and safety. 

FUTURE DEVELOPMENTS 

The Board of Directors and the Management Company do not expect any significant changes in the Fund's operations, 
financial position and performance of the Fund in the foreseeable future. 

SHARE CAPITAL 

There were no changes in the share capital of the Fund during the year. 

BRANCHES 

During the year ended 31 December 2023, the Fund did not operate through any branches.

BOARD OF DIRECTORS 

The members of the Fund's Board of Directors as at 31 December 2023 and at the date of this report are presented 
on page 3. In accordance with the Fund's Articles of Association all directors presently members of the Board 
continue in office. 

There were no significant changes in the assignment of responsibilities and remuneration of the Board of Directors. 

EVENTS AFTER THE REPORTING PERIOD 

Any significant events that occurred after the end of the reporting period are described in Note 27 of these 
consolidated financial statements. 
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The notes on pages 21 to 47 form an integral part of these consolidated financial statements
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER 
COMPREHENSIVE INCOME 
For the year ended 31 December 2023 

2023 2022 
Note € € 

9 9,525,757 8,815,735 
14 (2,791,967) (2,430,349) 
12 (15,986) - 
13 (24,000) - 

- 51,539
(64,782) (77,620)

10 8,329 667,018
11 (2,861,766)   2,366,263 

3,775,585 9,392,586 
15 (16,092)  (70,587) 

3,759,493 9,321,999 

16    (177,488)   (452,116) 
3,582,005 8,869,883 

- - 

Revenue 
Operating expenses 
Loss from disposal of subsidiaries 
Loss from disposal of investment property 
Net impairment losses on financial assets 
Write off of financial assets 
Other income 
(Loss)/gain from the fair value adjustment of investment 
properties 
Operating profit 

Finance costs 
Profit before tax 

Tax 
Net profit for the year 

Other Comprehensive income 
Increase in net assets attributable to holders of 

investment shares 
   3,582,005   8,869,883 
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CONSOLIDATED STATEMENT OF CHANGES IN NET ASSETS 
For the year ended 31 December 2023 

Note € 

184,608,245 

8,869,883 

17  (9,670,000) 

183,808,128 

3,582,005 

17  (7,100,000) 

Net assets attributable to holders of investment shares as at 1 January 2022 

Increase in net assets attributable to holders of investment shares in 2022 

Dividends declared 

Net assets attributable to holders of investment shares as at 31 
December 2022 

Increase in net assets attributable to holders of investment shares in 2023 

Dividends declared 

Net assets attributable to holders of investment shares as at 31 
December 2023  180,290,133 

The notes on pages 21 to 47 form an integral part of these consolidated financial statements
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CONSOLIDATED STATEMENT OF CASH FLOWS 
For the year ended 31 December 2023 

2023 2022 
Note € € 

3,759,493 9,321,999 

11 2,861,766 (2,366,263) 

64,782 
13 24,000 - 
12 15,986 - 15 16,092 70,587 

6,061,007 7,052,404 

 (2,761,375) (145,522) 
3,230,549 496,346 

6,530,181 7,403,228 

15 (16,092) (70,587) 
(314,018)

   6,200,071 7,131,571 

18  (367,654) (1,431,737) 
12   9,461,678 - 
13    705,000 - 

 9,799,024 (1,431,737) 

17 (4,297,043) (9,400,431) 
(4,297,043)  (9,400,431) 

11,702,052 (3,700,597) 
7,967,315  11,667,912 

CASH FLOWS FROM OPERATING ACTIVITIES 

Profit before tax 

Adjustments for: 

Loss /(gain) from the fair value adjustment of investment properties 
Tenant lease incentives
Decrease of expected credit losses on financial assets 
Write off of financial assets 
Loss on disposal of investment property 
Loss on disposal of subsidiaries 
Finance costs 

Cash generated from operations before working capital 
changes 

Changes in working capital: 
Increase in trade and other receivables 
Increase in trade and other payables

Cash generated from operations 

Finance costs 
Tax paid 
Net cash generated from operating activities 

CASH FLOWS USED IN INVESTING ACTIVITIES 

Subsequent capital expenditure on investment properties 
Proceeds from disposal of subsidiaries
Proceeds from disposal of investment property 
Net cash generated from/(used in) investing activities 

CASH FLOWS FROM FINANCING ACTIVITIES 

Dividends paid 
Net cash used in financing activities 

Net increase/(decrease) in cash and cash equivalents 

Cash and cash equivalents at beginning of the year 
Cash and cash equivalents at end of the year 21 19,669,367  7,967,315 

The notes on pages 21 to 47 form an integral part of these consolidated financial statements

- (51,539)
77,620

(201,070)

 (681,112) -18 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

1. Reporting entity

Country of incorporation 

CYREIT AIF Variable Capital Investment Company PLC (the ''Fund'') was incorporated in Cyprus on 16 January 2018 
as a private limited liability company under the Cyprus Companies Law, Cap. 113. Its registered office is at 17, Elenis 
Palaiologinas and Athinon corner, 3040 Limassol, Cyprus. 

Principal activities 

The Fund’s principal activity is to own and lease commercial real estate properties (primarily retail, offices, logistics 
and hotels) in Cyprus. The primary objective of the Fund is to generate and grow medium to long-term income 
through investments in a managed portfolio of real estate assets. The Fund’s primary investment objective is to 
provide investors with risk-adjusted returns through investing in a diversified portfolio of real estate assets that the 
Board of Directors approves prescribed investment income profiles. 

The Fund is authorized by the Cyprus Securities and Exchange Commission (the "CySEC") to operate as an Alternative 
Investment Fund with Limited Number of Persons with license number AIF23/2014, in accordance with the provisions 
of the previously applicable legislation regulating Alternative Investment Funds in Cyprus (Law 13(I)/2014, as 
subsequently amended), which has been repealed in its entirety by the Alternative Investment Funds in Cyprus Law 
("AIF Law"). 

The Fund did not employ any personnel as of 31 December 2023. 

Investment Manager, Depository and Fund Administrator 

The Fund is externally managed by Byron Capital Partners Ltd, an Alternative Investment Fund Manager authorized 
and regulated by CySEC under license number AIFM13/56/2013 and operates with a Depository, as further detailed 
below. 

The Fund’s Administrator is Trident Trust (Company) Cyprus Limited. The Administrator performs certain 
administrative and accounting services for the Fund and is responsible for calculating the Net Asset Value (the "NAV"), 
maintaining financial books and records and providing services, in connection with the issuance, transfer and 
redemption of investment shares. 

Bank of Cyprus currently acts as Depositary to the Fund in accordance with section 26(1) of the AIF Law and performs 
the duties of the Depositary under Article 24 of the AIFM Law. 

Group structure - subsidiary companies 

As at 31 December 2023, the Fund holds 100% of the share capital of the following companies: Smooland 
Properties Ltd, Vameron Properties Ltd, Bascot Properties Ltd, Vanemar Properties Ltd, Consoly Properties Ltd, 
Alomnia Properties Ltd, Elizano Properties Ltd, Letimo Properties Ltd, Allodica Properties Ltd, Wiceco Properties Ltd, 
Primaco Properties Ltd, Arleta Properties Ltd, Kuvena Properties Ltd, Nuca Properties Ltd, Orleania Properties Ltd, 
Ravenica Properties Ltd, Rouena Properties Ltd, Lancast Properties Ltd and Azemo Properties Ltd. On 8 December 
2023 and 28 December 2023, CYREIT sold its shares in Threefield Properties Ltd and Artozaco Properties Ltd 
respectively, as disclosed in Note 12. 

2. Basis of preparation

These consolidated financial statements of the Fund (the “financial statements”) have been prepared in accordance 
with International Financial Reporting Standards (IFRS), as adopted by the European Union (EU), and the 
requirements of the Cyprus Companies Law, Cap.113. 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

2. Basis of preparation (continued)

As of the date of the authorization of the financial statements, all International Financial Reporting Standards issued 
by the International Accounting Standards Board (IASB) that are effective for the current period and have been 
adopted by the EU through the endorsement procedure established by the European Commission.  
The consolidated financial statements have been prepared under the historical cost convention, as modified by the 
revaluation of investment properties. 

2.1 Information about current geopolitical developments and the impact of energy crisis 

The geopolitical situation in Eastern Europe intensified on 24 February 2022 with the commencement of the conflict 
between Russia and Ukraine. As at the date of authorising these consolidated financial statements for issue, the conflict 
continues to evolve as military activity proceeds. In addition to the impact of the events on entities that have operations 
in Russia, Ukraine, or Belarus or that conduct business with their counterparties, the conflict is increasingly affecting 
economies and financial markets globally and exacerbating ongoing economic challenges. 

The United Nations, European Union as well as United States of America, Switzerland, United Kingdom and other 
countries imposed a series of restrictive measures (sanctions) against the Russian and Belarussian government, various 
companies, and certain individuals. The sanctions imposed include an asset freeze and a prohibition from making funds 
available to the sanctioned individuals and entities. In addition, travel bans applicable to the sanctioned individuals 
prevents them from entering or transiting through the relevant territories. The Republic of Cyprus has adopted the 
United Nations and European Union measures. The rapid deterioration of the conflict in Ukraine may as well lead to 
the possibility of further sanctions in the future. 

Emerging uncertainty regarding global supply of commodities due to the conflict between Russia and Ukraine conflict 
may also disrupt certain global trade flows and place significant upwards pressure on commodity prices and input 
costs as seen through early March 2022. Challenges for companies may include availability of funding to ensure access 
to raw materials, ability to finance margin payments and heightened risk of contractual non-performance. 

The impact on the Fund largely depends on the nature and duration of uncertain and unpredictable events, such as 
further military action, additional sanctions, and reactions to ongoing developments by global financial markets. 

On 7 October 2023 a conflict between Israel and Hamas took place around the Gaza Strip. On that day, Palestinian 
military groups launched an attack on southern Israel, starting the most significant military escalation in the region. 
The conflict may have serious consequences on the global economy, which are currently difficult to estimate. 

The financial effect of the current crisis on the global economy and overall business activities cannot be estimated with 
reasonable certainty at this stage, due to the pace at which the conflict prevails and the high level of uncertainties 
arising from the inability to reliably predict the outcome. 

The Fund's Management closely monitors and evaluates the developments in order to implement any necessary 
measures (if so required) in order to ensure business continuity and the limitation of any adverse effects. 

Management will continue to monitor the situation closely. 

Regarding the inflationary pressure, the Fund’s rental income is mostly linked to an adjustment (rent review) clause 
in relation to the change in the consumer price index. 

The Fund recognizes the increase in the construction cost of real estate as the main point of potential concern. The 
Fund’s main exposure is related to real estate development projects, with the majority of those projects being in an 
early stage of completion. 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

3. Functional and presentation currency

The consolidated financial statements are presented in Euro (€) which is the functional currency of the Fund. 

4. Adoption of new or revised standards and interpretations

During the current year the Fund adopted all the new and revised International Financial Reporting Standards (IFRS) 
that are relevant to its operations and are effective for accounting periods beginning on 1 January 2023: 

Disclosure of Accounting Policies - Amendments to IAS 1 and IFRS Practice Statement 2 

The amendments to IAS 1 and IFRS Practice Statement 2 Making Materialities Judgements provide guidance and 
examples to help entities apply materiality judgements to accounting policy disclosures. The amendments aim to help 
entities provide accounting policy disclosures that are more useful by replacing the requirement for entities to disclose 
their 'significant' accounting policies with a requirement to disclose their 'material' accounting policies and adding 
guidance on how entities apply the concept of materiality in making decisions about accounting policy disclosures. 

The amendments have had an impact on the Fund's disclosures of accounting policies, but not on the measurement, 
recognition or presentation of any items in the Fund's financial statements. 

The adoption of the below did not have a material effect on the accounting policies of the Fund: 

• Definition of Accounting Estimates - Amendments to IAS 8

• IFRS 17 - Insurance contracts

• Deferred Tax related to Assets and Liabilities arising from a Single Transaction - Amendments to IAS 12

• International Tax Reform - Pillar Two Model Rules - Amendments to IAS 12

5. Critical accounting estimates and judgements

The preparation of financial statements in conformity with IFRS requires the use of certain critical accounting estimates 
and requires management to exercise its judgment in the process of applying the Fund's accounting policies. It also 
requires the use of assumptions that affect the reported amounts of assets and liabilities and disclosure of contingent 
assets and liabilities at the date of the financial statements and the reported amounts of revenues and expenses during 
the reporting period. Although these estimates are based on Management's best knowledge of current events and 
actions, actual results may ultimately differ from those estimates. 

Estimates and judgments are continually evaluated and are based on historical experience and other factors, including 
expectations of future events that are believed to be reasonable under the circumstances. 
The Fund makes estimates and assumptions concerning the future. The resulting accounting estimates will, by 
definition, seldom equal to related actual results. 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 discussed 
below: 

• Fair value of investment properties

The fair value of the investment properties is determined by using valuation techniques. The Fund uses its judgment 
to select a variety of methods and make assumptions that are mainly based on market conditions existing at each 
reporting date. The fair value of the investment properties has been estimated based on the fair value of their individual 
assets. Further details on the valuation methodology, assumptions used and sensitivity analysis a disclosed in Note 
18.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

5. Critical accounting estimates and judgements (continued)

• Taxation

Judgement is required in determining the provision for income taxes. There are transactions and calculations for which 
the ultimate tax determination is uncertain during the ordinary course of business. The Fund recognises liabilities for 
anticipated tax audit issues based on estimates of whether additional taxes will be due. Where the final tax outcome of 
these matters is different from the amounts that were initially recorded, such differences will impact the income tax 
and deferred tax provisions in the period in which such determination is made. 

6. Material accounting policies

The material accounting policies adopted in the preparation of these consolidated financial statements are set out 
below. These accounting policies have been applied consistently for all the years presented in these consolidated 
financial statements unless otherwise stated. The accounting policies have been consistently applied by all companies 
of the Group. 

Basis of consolidation 

The consolidated financial statements comprise the financial statements of the Fund and its subsidiaries (together the 
"Group" or the "Fund") as at the year ended 31 December 2023. The financial statements of the subsidiaries are 
prepared as of the same reporting date as that of the Fund, using consistent accounting policies. 

Subsidiaries 

Subsidiaries are fully consolidated from the date on which control is transferred to the Group. Control is achieved when 
the Group is exposed, or has rights, to variable returns from its involvement with the investee and has the ability to 
affect those returns through its power over the investee. Specifically, the Group controls an investee if, and only if, 
the Group has power over an investee (i.e., existing rights that give it the current ability to direct the relevant activities 
of the investee); exposure, or rights, to variable returns from its involvement with the investee; and the ability to use 
its power over the investee to affect its returns. They are deconsolidated from the date that control ceases. 

The Fund has subsidiary undertakings for which section 142(1)(b) of the Cyprus Companies Law Cap.113 requires 
consolidated financial statements to be prepared and laid before the Fund members at the Annual General Meeting. 
The Group consolidated financial statements comprise the financial statements of the parent company CYREIT AIF 
Variable Capital Investment Company Plc and the financial statements of its subsidiaries, as detailed in Note 1 Group 
structure – subsidiary companies. 

Generally, there is a presumption that a majority of voting rights results in control. To support this presumption and 
when the Group has less than a majority of the voting rights of an investee, the Group considers all relevant facts and 
circumstances in assessing whether it has power over an investee including the contractual arrangement with the 
other vote holders, rights arising from other contractual arrangements, and the Group’s voting and potential voting 
rights. 

The Group re-assesses whether or not it controls an investee if facts indicate that there are changes to any of the 
three elements of control. Assets, liabilities, income and expenses of subsidiaries acquired or disposed of during the 
year are included in the financial statements from the date of acquisition or up to the date of disposal, respectively. 

Profit or loss and each component of other comprehensive income (OCI) are attributed to the equity holders of the 
parent of the Group and to the non-controlling interests, even if this results in the non-controlling interests having a 
deficit balance. Non-controlling interests represent the portion of profit or loss and net assets not held by the Group, 
directly or indirectly. The non-controlling interests are presented separately in the consolidated statement of 
comprehensive income and within equity. 

All intra-group balances and transactions are eliminated on consolidation. 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

6. Material accounting policies (continued)

Subsidiaries (continued) 

A change in the ownership interest of a subsidiary, without loss of control, is accounted for as a transaction between 
the owners, which affects equity. As a result, no goodwill arises nor any gain/loss is recognised in the consolidated 
statement of comprehensive income from such transactions. 

Assets and liabilities held for sale 

Non-current assets and disposal groups are classified as held for sale if their carrying amount will be recovered 
principally through a sale transaction rather than through continuing use. This condition is regarded as met only 
when the sale is highly probable, and the asset (or disposal group) is available for immediate sale in its present 
condition. 

To be classified as such, the assets (or groups of assets) must be available for immediate sale in their current 
condition and their sale must be highly probable. 

Management must be committed to the sale, which should be expected to qualify for recognition as a completed sale 
within one year from the date of classification except as permitted by IFRS 5, and actions required to complete the 
plan should indicate that it is unlikely that significant changes to the plan will be made or that the plan will be 
withdrawn. 

Non-current assets held for sale on initial classification are measured at their lower of carrying amount and fair value 
less costs to sell and are presented separately in the Statement of Financial Position. Investment properties classified 
as non-current assets held for sale are measured at fair value. During the initial classification of assets held for sale, 
any impairment loss is included in the income statement, even in the case of revaluation. The same applies to gains 
and losses on subsequent re-measurement. 

If the Group has classified an asset (or disposal group) as held for sale, but the criteria for classification as such are 
no longer met, the Group ceases to classify the asset (or disposal group) as held for sale. The Group measures a 
non-current asset (or disposal group) that ceases to be classified as held for sale (or ceases to be included in disposal 
group classified as held for sale) at the lower of: 

(a) Its carrying amount before the asset (or disposal group) was classified as held for sale, adjusted for any
depreciation or amortisation that would have been recognised had the asset (or disposal group) not been classified
as held for sale, and
(b) Its recoverable amount at the date of the subsequent decision not to sell.

Revenue 

Recognition and measurement 

Revenue represents the amount of consideration to which the Fund expects to be entitled in exchange for 
transferring the promised services to the customer, excluding amounts collected on behalf of third parties (for example, 
value-added taxes); the transaction price. The Fund includes in the transaction price an amount of variable 
consideration as a result of rebates/discounts only to the extent that it is highly probable that a significant reversal in 
the amount of cumulative revenue recognised will not occur when the uncertainty associated with the variable 
consideration is subsequently resolved. Estimations for rebates and discounts are based on the Fund's experience with 
similar contracts and forecasted sales to the customer. 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

Revenue (continued) 

The Fund recognises revenue when the parties have approved the contract (in writing, orally or in accordance with 
other customary business practices) and are committed to perform their respective obligations, the Fund can identify 
each party's rights and the payment terms for the services to be transferred, the contract has commercial substance 
(i.e. the risk, timing or amount of the Fund's future cash flows is expected to change as a result of the contract), it is 
probable that the Fund will collect the consideration to which it will be entitled in exchange for the services that will 
be transferred to the customer and when specific criteria have been met for the Fund's contracts with customers. 

The Fund bases its estimates on historical results, taking into consideration the type of customer, the type of 
transaction and the specifics of each arrangement. In evaluating whether collectability of an amount of consideration 
is probable, the Fund considers only the customer's ability and intention to pay that amount of consideration when it is 
due. 

Estimates of revenues, costs or extent of progress toward completion are revised if circumstances change. Any resulting 
increases or decreases in estimates are reflected in the statement of comprehensive income in the period in which the 
circumstances that give rise to the revision become known by Management. 

Identification of performance obligations 

The Fund assesses whether contracts that involve the provision of a range of services contain one or more 
performance obligations (that is, distinct promises to provide a service) and allocates the transaction price to each 
performance obligation identified on the basis of its stand-alone selling price. A service that is promised to a customer 
is distinct if the customer can benefit from the service, either on its own or together with other resources that are 
readily available to the customer (that is the service is capable of being distinct) and the Fund's promise to transfer the 
service to the customer is separately identifiable from other promises in the contract (that is, the service is distinct 
within the context of the contract). 

Revenue 

Revenue is measured based on the consideration to which the Fund expects to be entitled in a contract with a 
customer and excludes amounts collected on behalf of third parties. The Fund recognises revenue when it transfers 
control of a service to a customer. 

Rental income 

Rental income is recognised on an accrual basis in accordance with the substance of the relevant agreements. 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

6. Material accounting policies (continued)

Tax 

Income tax expense comprises of current and deferred tax. It is recognised in profit or loss except to the extent that 
it relates to a business combination, or items recognised directly in equity or in other comprehensive. 

Current tax 

Tax liabilities and assets for the current and prior periods are measured at the amount expected to be paid to or 
recovered from the taxation authorities, using the tax rates and laws that have been enacted, or substantively enacted, 
by the reporting date. Current tax includes any adjustments to tax payable in respect of previous periods. 

Deferred tax 

Deferred income tax is recognised using the liability method, on temporary differences arising between the tax bases 
of assets and liabilities and their carrying amounts in the financial statements. However, deferred income tax is not 
accounted for if it arises from initial recognition of an asset or liability in a transaction other than a business combination 
that at the time of transaction affects neither accounting nor taxable profit or loss. 

Deferred income tax is determined using tax rates and laws that have been enacted or substantively enacted by the 
balance sheet date and are expected to apply when the related deferred income tax asset is realised or the deferred 
income tax liability is settled. 

The deferred tax liability in relation to investment property that is measured at fair value is determined assuming the 
property will be recovered entirely through sale. 

Deferred tax assets are recognized to the extent that it is probable that future taxable profit will be available against 
which the temporary differences can be utilized. 

Deferred income tax assets and liabilities are offset when there is a legally enforceable right to offset current tax assets 
against current tax liabilities and when the deferred income taxes levied by the same tax authority on the Fund where 
there is an intention to settle the balances on a net basis. 

Dividends 

Dividend distribution to the Fund's shareholders is recognised as a liability in the Fund's financial statements in the 
year in which the dividends are appropriately authorised and are no longer at the discretion of the Fund. More 
specifically, interim dividends are recognised as a liability in the period in which these are authorised by the Board of 
Directors and in the case of final dividends, these are recognised in the period in which these are approved by the 
Fund's shareholders. 

Investment properties 

Investment properties comprise commercial real estate properties (primarily retail, offices, logistics and hotels in 
Cyprus) and are held for long-term rental yields and/or for capital appreciation and are not occupied by the Fund. 
Investment properties are carried at fair value, representing open market value determined semi-annually by external 
valuers. Changes in fair values are recorded in profit or loss and are included in other operating income. 

An investment property is derecognised upon disposal or when the investment property is permanently withdrawn 
from use and no future economic benefits are expected from the continued use of the asset. Any gain or loss arising 
on derecognition of the property (calculated as the difference between the net disposal proceeds and the carrying 
amount of the asset) is included in profit or loss in the period in which the property is derecognised. 
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

6. Material accounting policies (continued)

Impairment of non-financial assets 

Assets that have an indefinite useful life are not subject to amortization and are tested annually for impairment. 
Assets that are subject to depreciation or amortization are reviewed for impairment whenever events or changes in 
circumstances indicate that the carrying amount may not be recoverable. An impairment loss is recognized for the 
amount by which the asset's carrying amount exceeds its recoverable amount. 

The recoverable amount is the higher of an asset's fair value less costs to sell and value in use. For the purposes of 
assessing impairment, assets are grouped at the lowest levels for which there are separately identifiable cash flows 
(cash generating units). Non-financial assets, other than goodwill, that have suffered an impairment are reviewed 
for possible reversal of the impairment at each reporting date. 

Financial assets 

Financial assets – Initial recognition and subsequent measurement 

Financial assets are classified, at initial recognition, as subsequently measured at amortised cost, fair value through 
other comprehensive income (FVTOCI), and fair value through profit or loss (FVTPL). 

The classification and subsequent measurement of financial assets depends on: (i) the Fund's business model for 
managing the related assets portfolio and (ii) the cash flow characteristics of the asset. On initial recognition, the 
Fund may irrevocably designate a debt financial asset that otherwise meets the requirements to be measured at 
amortized cost or at FVOCI or at FVTPL if doing so eliminates or significantly reduces an accounting mismatch that 
would otherwise arise. 

In order for a financial asset to be classified and measured at amortised cost or fair value through OCI, it needs to 
give rise to cash flows that are ‘solely payments of principal and interest (SPPI)’ on the principal amount outstanding. 
This assessment is referred to as the SPPI test and is performed at an instrument level. Financial assets with cash 
flows that are not SPPI are classified and measured at fair value through profit or loss, irrespective of the business 
model. 

The Fund's business model for managing financial assets refers to how it manages its financial assets in order to 
generate cash flows. The business model determines whether cash flows will result from collecting contractual cash 
flows, selling the financial assets, or both. Financial assets classified and measured at amortised cost are held within 
a business model with the objective to hold financial assets in order to collect contractual cash flows while financial 
assets classified and measured at fair value through OCI are held within a business model with the objective of both 
holding to collect contractual cash flows and selling. 

Financial assets - Measurement 

At initial recognition, the Fund measures a financial asset at its fair value plus, in the case of a financial asset not at 
fair value through profit or loss (FVTPL), transaction costs that are directly attributable to the acquisition of the 
financial asset. Transaction costs of financial assets carried at FVTPL are expensed in profit or loss. Fair value at initial 
recognition is best evidenced by the transaction price. A gain or loss on initial recognition is only recorded if there is 
a difference between fair value and transaction price which can be evidenced by other observable current market 
transaction in the same instrument or by a valuation technique whose inputs include only data from observable 
markets. 
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6. Material accounting policies (continued)

Debt instruments 

Subsequent measurement of financial assets depends on the Fund’s business model for managing the asset and the 
cash flow characteristics of the asset. The Fund classifies its financial assets at amortised cost. 

Amortised cost: Assets that are held for collection of contractual cash flows where those cash flows represent solely 
payments of principal and interest are measured at amortised cost. Interest income from these financial assets is 
included in ‘other income’. Any gain or loss arising on derecognition is recognised directly in profit or loss and 
presented in other gains/(losses) together with foreign exchange gains and losses. Impairment losses are presented 
as separate line item in the income statement. Financial assets measured at amortised cost (AC) comprise: cash at 
bank and trade and other receivables. 

Financial assets – impairment – credit loss allowance for ECL 

The Fund assesses on a forward-looking basis the ECL for financial assets measured at amortised cost. The Fund 
measures ECL and recognises credit loss allowance at each reporting date. The measurement of ECL reflects: (i) an 
unbiased and probability weighted amount that is determined by evaluating a range of possible outcomes, (ii) time 
value of money and (iii) all reasonable and supportable information that is available without undue cost and effort at 
the end of each reporting period about past events, current conditions and forecasts of future conditions. 

The carrying amount of the financial assets is reduced through the use of an allowance account, and the amount of 
the loss is recognised in the income statement within "Net impairment losses on financial assets". Subsequent 
recoveries of amounts for which loss allowance was previously recognised are credited against the same line item. 

Financial assets measured at amortised cost are presented in the consolidated statement of financial position net of 
the allowance for ECL. 

Expected credit losses are recognised and measured according to one of two approaches: general approach or 
simplified approach. 

For trade receivables including trade receivables with a significant financing component and contract assets the Fund 
applies the simplified approach permitted by IFRS 9, which uses lifetime expected credit losses to be recognised from 
initial recognition of the financial assets. 

For all other financial asset that are subject to impairment under IFRS 9, the Fund applies the general approach – 
three stage model for impairment. The Fund applies a three stage model for impairment, based on changes in credit 
quality since initial recognition. A financial instrument that is not credit-impaired on initial recognition is classified in 
Stage 1. Financial assets in Stage 1 have their ECL measured at an amount equal to the portion of lifetime ECL that 
results from default events possible within the next 12 months or until contractual maturity, if shorter (“12 Months 
ECL”). If the Fund identifies a significant increase in credit risk (“SICR”) since initial recognition, the asset is 
transferred to Stage 2 and its ECL is measured based on ECL on a lifetime basis, that is, up until contractual maturity 
but considering expected prepayments, if any (“Lifetime ECL”). If the Fund determines that a financial asset is 
credit-impaired, the asset is transferred to Stage 3 and its ECL is measured as a Lifetime ECL. 

Financial assets - write off 

Financial assets are written off, in whole or in part, when the Fund exhausted all practical recovery efforts and has 
concluded that there is no reasonable expectation of recovery. The write off represents a derecognition event. The 
Fund may write off financial assets that are still subject to enforcement activity when the Fund seeks to recover 
amounts that are contractually due, however, there is no reasonable expectation of recovery. 
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6. Material accounting policies (continued)

Trade and other receivables 

Trade receivables are amounts due from tenants in the ordinary course of business. 

Trade receivables are recognised initially at the amount of consideration that is unconditional unless they contain 
significant financing components, in which case they are recognised at fair value. The Fund holds the trade receivables 
with the objective to collect the contractual cash flows and therefore measures them subsequently at amortised cost 
using the effective interest method. 

Trade receivables are also subject to the impairment requirements of IFRS 9. The Fund applies the IFRS 9 simplified 
approach to measuring expected credit losses which uses a lifetime expected loss allowance for all trade receivables. 
Trade receivables are written off when there is no reasonable expectation of recovery. Indicators that there is no 
reasonable expectation of recovery include, amongst others, the failure of a debtor to engage in a repayment plan 
with the Fund, and a failure to make contractual payments for a period specified in the relevant lease agreement. 

Cash and cash equivalents 

In the statement of cash flows, cash and cash equivalents includes cash at bank. Cash and cash equivalents are 
carried at amortised cost because: (i) they are held for collection of contractual cash flows and those cash flows 
represent SPPI, and (ii) they are not designated at FVTPL. 

Financial liabilities - Classification, subsequent measurement and gains and losses 

Financial liabilities are initially recognised at fair value and classified as subsequently measured at amortised cost, 
except for (i) financial liabilities at FVTPL: this classification is applied to derivatives, financial liabilities held for trading 
(e.g. short positions in securities), contingent consideration recognised by an acquirer in a business combination and 
other financial liabilities designated as such at initial recognition and (ii) financial guarantee contracts and loan 
commitments. 

The financial liabilities of the Fund are measured as follows: 

Trade and other payables 

Trade and other payables are recognised initially at fair value and are subsequently measured at amortised cost using 
the effective interest rate method. 

Derecognition of financial assets and liabilities 

Financial assets 

A financial asset (or, where applicable a part of a financial asset or part of a group of similar financial assets) is 
derecognised when: 

• the rights to receive cash flows from the asset have expired;

• the Fund retains the right to receive cash flows from the asset, but has assumed an obligation to pay them in full
without material delay to a third party under a 'pass through' arrangement; or

• the Fund has transferred its rights to receive cash flows from the asset and either (a) has transferred substantially
all the risks and rewards of the asset, or (b) has neither transferred nor retained substantially all the risks and
rewards of the asset, but has transferred control of the asset.
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6. Material accounting policies (continued)

Financial liabilities 

A financial liability is derecognised when the obligation under the liability is discharged or cancelled or expires. 

When an existing financial liability is replaced by another from the same lender on substantially different terms, or 
the terms of an existing liability are substantially modified, such an exchange or modification is treated as a 
derecognition of the original liability and the recognition of a new liability, and the difference in the respective carrying 
amounts is recognised in profit or loss. 

Offsetting Financial instruments 

Financial assets and financial liabilities are offset and the net amount reported in the consolidated statement of 
financial position when, and only when, the Fund has a currently enforceable legal right to offset the recognised 
amounts and it intends to settle them on a net basis, or to realise the asset and settle the liability simultaneously. 
This is not generally the case with master netting agreements, and the related assets and liabilities are presented 
gross in the consolidated statement of financial position. 

Share capital 

The share capital structure of the Fund is divided in two types of shares, the Management shares and the Investment 
shares. 

Comparatives 

Where necessary, comparative figures have been adjusted to conform to changes in presentation in the current year. 

7. New accounting pronouncements

Standards issued but not yet effective

Up to the date of approval of the consolidated financial statements, certain new standards, interpretations and 
amendments to existing standards have been published that are not yet effective for the current reporting period 
and which the Fund has not early adopted, as follows: 

(i) Issued by the IASB and adopted by the European Union

• Amendments to IAS 1 Presentation of Financial Statements: Classification of Liabilities as Current
or Non-current (issued on 23 January 2020); Classification of Liabilities as Current or Non-current
Deferral of Effective Date (issued on 15 July 2020); and Non-current Liabilities with Covenants
(issued on 31 October 2022) (effective for annual period beginning on or after 1 January 2024)

• Amendments to IFRS 16 Leases: Lease Liability in a Sale and Leaseback (issued on 22 September
2022) (effective for annual period beginning on or after 1 January 2024)
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7. New accounting pronouncements (continued)

(ii) Issued by the IASB but not yet adopted by the European Union

• Amendments to IAS 21 The Effects of Changes in Foreign Exchange Rates: Lack of Exchangeability
(issued on 15 August 2023) (effective for annual periods beginning on or after 1 January 2025)

• Amendments to IAS 7 Statement of Cash Flows and IFRS 7 Financial Instruments: Disclosures:
Supplier Finance Arrangements (issued on 25 May 2023) (effective for annual periods beginning on
or after 1 January 2024)

• IFRS 18 – Presentation and Disclosure in Financial Statements: On 9 April 2024, the IASB issued the
IFRS 18 – Presentation and Disclosure in Financial Statements which replaces IAS 1 – Presentation
of Financial Statements. IFRS 18 is the result of the IASB’s Primary Financial Statements project and
it becomes effective for annual reporting periods beginning on or after January 1, 2027. Management
will analyse the requirements of the new standard and assess its impact upon becoming effective.

The above are expected to have no material impact on the Fund’s consolidated financial statements when they
become effective except for IFRS18 – Presentation and Disclosure in Financial Statements. 

8. Financial risk management objectives and policies

Financial risk factors 

The Fund is exposed to credit risk, liquidity risk, market price risk and capital risk management arising from the 
financial instruments it holds. The Fund's risk management policies are established to identify and analyse the risks 
faced by the Fund, to set appropriate risk limits and controls, and monitor risks and adherence to limits. Risk 
management policies and systems are reviewed regularly to reflect changes in market conditions and in the Fund's 
activities. 

(i) Credit risk

Credit risk is the risk of loss that the Fund would incur if the counterparty in a transaction failed to perform its 
contractual obligations. The Fund is exposed to credit risk from its operating activities primarily, leasing of investment 
properties and with respect to cash balances held as at the reporting date. 

To mitigate the risk, the chosen tenants are only parties whom management has assessed as financially healthy and 
stable. The Risk Manager assesses the credit quality of the counterparty, taking into account its financial position, 
past experience and other factors. 

Concerning cash and cash equivalents, in order to minimize credit risk on cash reserves and cash equivalent, the Risk 
Manager assesses the credit quality of the counterparty taking into account ratings from external credit rating 
institutions and internal ratings, if external are not available. 
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2023 2022 
€ € 

Ba2[1] 19,669,368 - 

B1[1] 
   19,669,368 

[1] As per Moody’s rating as at 31 December 2023/ 31 December 2022.

The ECL on current accounts is considered to be approximate to 0, unless the bank is subject to capital controls. The 
ECL on current accounts is not considered to be significant, as the cash at bank are held with banks with investment 
grade rating. The ECL on deposits accounts is calculated by considering published PDs for the rating as per Moody's 
and an LGD of 40-60% as published by ECB. 

The Fund does not hold any collateral as security for any cash at bank balances. 

There were no significant cash at bank balances written off during the year that are subject to enforcement 
activity. 

(ii) Liquidity risk

Liquidity risk is the risk that arises when the maturity of assets and liabilities does not match. An unmatched position 
potentially enhances profitability but can also increase the risk of losses. The Fund has procedures with the object 
of minimising such losses such as maintaining sufficient cash and other highly liquid current assets and by having 
available an adequate amount of committed credit facilities. 

The following are the contractual maturities of financial liabilities at the reporting date. The amounts are gross and 
undiscounted and include contractual interest payments and exclude the impact of netting agreements. 

31 December 2023 
Carrying
amounts 

Contractual 
cash flows 

Between 
12 months

€ € € 

Trade and other payables 5,057,272 5,057,272 5,057,572

5,057,272 5,057,272 5,057,272

31 December 2022 
Carrying 
amounts 

Contractual 
cash flows 

€ € € 

Trade and other payables 1,836,396 1,836,396 

  1,836,396 

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 
8. Financial risk management objectives and policies (continued)

Cash at bank 

The gross carrying amounts below represent the Fund's maximum exposure to credit risk on these assets as at 31 
December 2023 and 31 December 2022: 

- 7,967,315
7,967,315

Between 
12 months

1,836,396 

  1,836,396    1,836,396 
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8. Financial risk management objectives and policies (continued)

Financial risk factors (continued) 

(iii) Market price risk

The exposure to price risk arising from the prevailing general economic conditions and market sentiment, may affect 
the balance sheet and total return of the Fund. Immovable property and immovable property-related assets are 
inherently difficult to value due to the individual nature of each property. As a result, valuations are subject to 
uncertainty and are a matter of an independent valuers’ opinion. There is no assurance that the estimates resulting 
from the valuation process will reflect the actual sales price even where a sale occurs shortly after the valuation date. 
The Risk Manager adheres to the investment established in the Prospectus, instrument of incorporation and in the 
rules governing the operation of the Fund. 

(iv) Capital Risk Management

The capital of the Fund is represented by the net assets attributable to holders of investment shares. The amount of 
net assets attributable to the holders of investment shares can change significantly as the Fund is subject to 
subscriptions and redemptions after a minimum holding period of five (5) years from the date of the incorporation of 
the Fund. 

The Fund’s objective when managing capital is to safeguard the Fund’s ability to continue as a going concern in order 
to provide returns to shareholders and benefits to other stakeholders and maintain strong capital base to support the 
development of the investment activities of the Fund. 

Fair value estimation 

The fair values of the Fund’s financial assets and liabilities approximate their carrying amounts at the reporting 
date. 

Fair value measurements recognized in consolidated statement of financial position 

The different levels have been defined as follows: 

- Level 1 - quoted prices (unadjusted) in active markets for identical assets or liabilities

- Level 2 - inputs other than quoted prices included within Level 1 that are observable for the asset or liability, either
directly (i.e. as prices) or indirectly (i.e. derived from prices).

- Level 3 - inputs for asset or liability that are not based on observable market data (unobservable inputs).

The following table presents the Fund's assets that are measured at fair value at 31 December 2023 and 31 December 
2022: 

2023 2022
Level 3 Total Level 3 Total

€ € € €
Investment properties  158,992,000 

Disclosures relating to fair value of non-financial assets measured at fair value are disclosed in Note 18. 

175,466,000    175,466,000 158,992,000 
 158,992,000 175,466,000    175,466,000 158,992,000 
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9. Revenue

2023 2022 
€ € 

9,525,757 8,815,735 
9,525,757 8,815,735 

2023 2022 
€ € 

8,268,047 7,780,462
1,247,930 1,027,056 

Rental income 

Analysis of rental income: 

Investment properties rental income 
Usage right income 
Parking rental income 9,780 8,217 

9,525,757 8,815,735 

The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows: 

2023 2022 
€ € 

20,308,413 16,913,818 
1,836,200 4,070,986 
30,198,387 26,520,623 

2023 2022 
€ € 

8,329 659,934 
- 7,084

8,329 667,018 

2023 2022 
€ € 

(2,861,766) 2,366,263 

No later than 1 year 
Later than 1 year and no later than 5 years 
Later than 5 years 
Total 

10. Other income

Insurance claim 
Other 
Total 

11. (Loss)/gain from the fair value adjustment of investment properties

Fair value (loss)/gain on investment properties (Note 18) 

Total (2,861,766) 2,366,263 

  8,053,774  5,535,819
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2023 2022 
€ € 

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
For the year ended 31 December 2023 

12. Loss from disposal of subsidiaries

(15,986) - 

(15,986) - 

On December 28, 2023 CYREIT sold its shares in Artozaco Properties Limited, owner of an office property in Nicosia, 
for a consideration of €4,877,895. From the disposal of the company a loss of €267,499 was recognized for the year 
ended December 31, 2023. The net sale proceeds following the payment of related expenses amounted to 
€4,811,510. The book value of the property on the date of the sale amounted to €4,993,000.

On December 8, 2023, CYREIT sold its shares in Threefield Properties Limited owner of a storage and distribution 
center in Nicosia, for a consideration of €4,800,000. From the disposal of the company a gain of €251,513 
was recognized for the year ended December 31, 2023. The net sale proceeds following the payment of 
related expenses amounted to €4,650,168. The book value of the property on the date of the sale 
amounted to €4,426,000.

These amounts were included in the item "Loss from disposal of subsidiaries" in the consolidated statement of profit 
or loss and other comprehensive income.

2023 2022 
€ € 

(24,000) - 

(24,000) - 

On November 17, 2023, the subsidiary Nuca Properties Ltd proceeded with the disposal of a property in Nicosia for a 
total consideration of €705,000 while the book value of the property amounted to €729,000. 

14. Operating expenses

2023 2022 
€ € 

40,000 40,000 
108,000 95,000 

8,900   -
16,000 16,443 
43,250 35,100 

119,893 98,713 
245,859 188,134 
652,616 807,169 
883,279 868,016 
258,851 216,075

800 2,800 
240,200 - 
174,319 62,899 

2,791,967 2,430,349 

2023 2022 
€ € 

16,092 70,587 

Directors fees (Note 24.1) 
Auditors' remuneration – current year 
Auditors' remuneration – prior years 
Fund Administration fees 
Fund Management fees 
Legal fees 
Insurance expenses 
Other expenses 
Advisory fees (Note 24.2) 
Sundry expenses 
CySEC annual fees 
Real estate agent commission 
Other professional fees 
Total 

15. Finance costs

Bank charges 
Total 16,092 70,587 

Loss from disposal of subsidiaries 
Total

13. Loss from disposal of investment property

Loss from disposal of investment property (Note 18)
Total
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16. Tax

2023 2022 
€ € 

Deferred tax (146,886) 292,177 
Corporation tax – current year 107,529 23,000 
Corporation tax – prior year 20,164 (41,137) 
Special contribution to the defence fund 196,681 178,076 
Charge for the year 177,488 452,116 

The tax on the Fund’s profit before tax differs from theoretical amount that would arise using the applicable tax rates 
as follows: 

2023 2022 
€ € 

3,759,493 9,321,999 

469,936 1,165,250 
277,034 

(1,393,510) 

196,682 

Profit before tax 

Tax calculated at the applicable tax rates 
Tax effect of expenses not deductible for tax purposes 
Tax effect of allowances and income not subject to tax 
Tax effect on loss for the year 
10% additional tax
Prior year taxes 
Special contribution to the defence fund 
Deferred tax expense 
Tax effect of utilization of tax losses brought forward
Tax charge 177,488 452,116 

subject to defence contribution at the rate of 3%.

defence contribution at the rate of 17%.

Gains on disposal of qualifying titles (including shares, bonds, debentures, rights thereon etc.) are exempt from Cyprus
income tax.

2023 
€ € 

Final Dividend declared 7,100,000 9,670,000 
7,100,000 9,670,000 

Dividends are subject to a deduction of special contribution for defence at 17% for individual owners that are both 
Cyprus tax resident and Cyprus domiciled. Dividends payable to non-residents of Cyprus are not subject to such a 
deduction. 

The dividends paid as disclosed in the Consolidated Statement of Cash Flows are €4,297,043 and relate to dividends 
declared to the shareholders during 2023. Part of previous dividends outstanding was paid in 2023. An amount of 
€3,508,147 was payable to the shareholders as of 31 December 2023 (2022: €705,191) (Note 24.3). 

On 29 June 2023 and 27 December 2023, the Board of Directors of the Fund approved the payment of final 
dividends out of the retained earnings of the Company amounting to €3,600,000 and €3,500,000 respectively.

499,112
(861,566)

             6,412

(6,476)

 2022 

    110
 4,350)

 -

   (30,124) 
(146,886)  292,177

 178,076
        20,164   (41,137)

The corporation tax rate is 12,5% and the capital gains tax is 20%. In addition, 75% of the gross rents receivable 
are subject to defence contribution at the rate of 3%. 

Under certain conditions interest income may be subject to defence contribution at the rate of 30%. In such cases 
this interest will be exempt from corporation tax. In certain cases, dividends received from abroad may be subject 
to defence contribution at the rate of 17%. 

Gains on disposal of qualifying titles (including shares, bonds, debentures, rights thereon etc.) are exempt from 
Cyprus income tax. 

17. Dividends
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18. Investment properties

2022 
€ 

171,668,000 

2023 

€ 

175,466,000 

367,654 1,431,737 

2,366,263 

Balance at the beginning of the year
Subsequent capital expenditure on investment properties 
Tenants lease incentives[1]
Transfer to Assets held for sale (Note 19)
Disposal of investment property (Note 13)
Disposal of investment property as a result of sale of subsidiaries (Note 12) 
Net (loss)/gain from the fair value adjustment of investment
properties (Note 11)
Balance at the end of the year   158,992,000 175,466,000 

[1] During the year 2023, Vanemar Properties Ltd and Smooland Properties Ltd entered into lease agreements 
with tenants with fixed rental payments which vary on a year by year basis including a rent free period (lease 
incentives). As the lease incentive is an integral component of the lease agreement, the total rental income over 
the period of the lease, is apportioned evenly over the lease term (i.e. straight line basis). The total amount of
€681,112 relates to the lease incentives for the year which increases the losses from the fair value adjustment 
of investment properties. This is because the investment property is measured at fair value and it reflects 
among other things, rental income from leases and other assumptions that market participants would use 
when pricing investment property under current market conditions. Therefore, the expected future cash 
flows are taken into account in determining the fair value of the investment property and not the income 
associated with the lease incentive.

The investment properties are valued semi-annually on 31 December and 30 June, at fair value comprising open-
market value based on valuations, by independent, professionally qualified valuers. 

Fair value is based in active market process, adjusted, if necessary, for any differences in the nature, location or 
condition of the specific asset. If the information is not available, the Fund uses alternative valuation methods such 
as recent prices or less active markets or discounted cash flow projections. Changes in fair values are recorded in 
profit or loss and are included in “(Loss)/Gain from the fair value adjustment of investment properties”.

The Fund's policy is to recognize transfers into and out of fair value hierarchy levels as of the date of the event or 
change in circumstances that caused the transfer. The Fund’s investment properties is a Level 3 hierarchy valuation 
and during the year, there were no transfers into and out of Level 3. 

Valuation processes 

The Fund's investment properties were valued at 31 December 2023 by independent professionally qualified valuers 
who hold a recognised relevant professional qualification and have recent experience in the locations and segments 
of the investment properties valued. The investment property valuation for the consideration of the fair value is 
performed taking into consideration the high and best use of each property given the legal status, technical 
characteristics and the allowed uses for each property. 

Information about fair value measurements of investment property for 31.12.2023 and 31.12.2022 is as follows: 

Information about fair value measurement using significant unobservable inputs (Level 3) - 31 
December 2023

       681,112
 (4,513,000) 

(729,000)

  (9,419,000)
 (2,861,766)

 - 
- 

-

- 

Property Fair Value €
Rent 
(Average) 
€

Discount 
rate % 

Capitalisation 
rate % 

Leroy Merlin - DIY € 29,043,000 € 132,650 7.25-8.00 6.00 

Ellinas House € 6,804,000 € 33,278 7.75 5.75 

University of Nicosia € 6,532,000 

Valuation Technique 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

€ 35,281 8.00 6.00 
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Irida 3 € 14,438,000 € 76,710 8.25-8.50 6.25 

Bank of Cyprus € 4,687,000 € 27,850 8.25 6.25 

€ 11,913,000 € 58,258 7.50-8.50 5.50 

€ 9,249,000 € 50,616 8.50 6.50 

€ 15,308,000 € 86,900 8.25 6.25 

€ 1,973,000 € 9,321 7.75-8.00 5.75-6.00 

€ 2,321,000 € 12,840 8.50 6.50 

€ 6,650,000 € 36,033 8.25-8.75 6.25 

€ 840,000 € 4,413 8.50-8.75 6.50 

€ 1,428,000 € 7,234 8.00 6.00 

€ 18,905,000 € 111,059 8.50 6.50 

(Kaimakli) 
Shacolas Tower 

Superhome Centre – 
DIY 

D. Nicolaou (Zakaki)

Athinodorou Business 
Centre (Paphos) 

Afentico Anna 
Commercial Building 

Cyprus Casino 

Shop Armenias 
Branch 

TNT Express 
Warehouse 

ERA Apollo 

Total  € 158,992,000 

Information about fair value measurement using significant unobservable inputs (Level 3) – 31 December 2022 

Property Fair Value € 
Valuation Technique 

Monthly 
Rent 
(Average) 
€ 

Discount 
rate % 

Capitalisation 
rate % 

Leroy Merlin - DIY € 29,002,000 

80% discounted cash flows (DCF) 
and 20% market approach 

€ 116,768 7.82 6.00 

Ellinas House € 6,896,000 

80% discounted cash flows (DCF) 
and 20% market approach 

€ 32,486 7.47-7.50 5.50 

Ministry of Education € 5,624,000 

80% discounted cash flows (DCF) 
and 20% market approach 

€ 27,337 7.50 5.50 

Unicars Ltd € 5,584,000 
80% discounted cash flows (DCF) 
and 20% market approach € 27,715 7.14 5.25 

Louis Althea Hotel € 23,510,000 
100% discounted cash flows 
(DCF) N/A 10.00 8.00 

18. Investment properties (continued)

Unicars Ltd € 5,159,000 € 27,295 8.00 6.00 

Louis Althea Hotel 

University of Nicosia 

€ 23,742,000 

€ 6,532,000 

N/A 10.25 8.25 

€ 35,281 8.00 6.00 

80% discounted cash flows (DCF) 
and 20% market approach

80% discounted cash flows (DCF) 
and 20% market approach

80% discounted cash flows (DCF) 
and 20% market approach

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

39
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Diapo Ltd € 4,424,000 € 22,800 7.90 5.90 

University of Nicosia € 6,564,000 € 31,048 7.47-7.50 5.50 

La Croissanterie € 814,000 € 4,145 7.93 6.00 

   Printco Strovolos € 2,193,000   € 11,220    7.42  5.50 

Irida 3 € 14,272,000 € 78,717 8.25 6.25 

Bank of Cyprus 
(Kaimakli) 

€ 4,486,000 € 25,951 7.50-8.00 5.50-6.00 

   N.P. Lanitis € 2,636,000   € 13,547 7.75 - 8.15  5.75 

Shacolas Tower € 12,886,000 € 59,410 6.96-8.50 5.00-6.50 

Superhome Centre – 
DIY 

€ 9,216,000 € 48,929 8.00 6.00 

D. Nicolaou (Zakaki) € 15,262,000 € 77,815 7.60-8.25 5.60-6.25 

Athinodorou Business 
Centre (Paphos) 

€ 2,111,000 € 9,813 7.50-8.50 5.50-6.50 

Afentico Anna 
Commercial Building 

€ 2,293,000 € 12,310 8.00-8.25 6.00-6.25 

Cyprus Casino € 6,828,000 € 35,229 7.60 6.00 

Shop Armenias 
Branch 

€ 609,000 € 3,751 8.48 6.00 

TNT Express 
Warehouse 

€ 1,377,000 € 7,625 7.96 6.00 

ERA Apollo € 18,879,000 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 
80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

80% discounted cash flows (DCF) 
and 20% market approach 

€ 119,197 8.43 6.50 

Total € 175,466,000  

18. Investment properties (continued)
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18. Investment properties (continued)

Valuation techniques underlying management’s estimation of fair value 

Property valuations are supported by appraisals performed by independent professionally qualified valuers who 
prepare their reports twice a year as at June 30 and December 31. For the valuation of Cyreit’s properties, two 
valuation approaches were applied. The income approach, with the use of the Discounted Cash Flow method and 
the market approach. 

The income approach is mainly applied into properties that can produce income and are held or for investment 
purposes. The basis of this method considers the market rent derived from comparable information, which is then 
capitalized at a market yield, at gross level, to achieve the property’s market value, although in leased properties the 
passing rent is considered, and the cash flow technique is used. 

The cash flow technique is applied into properties that are held for a certain period of time, either as leasehold or 
freehold, where an investor would examine the level of rent achieved (if it is below or above market), the tenant 
status, the lease length and clauses of the contract. In freehold properties, the value is estimated by the sum of the 
present value of all income received over a certain period of time, and the capitalized present value of the ERV at 
the end of the lease period (terminal value). The Discount Rate as a result of the sum of exit yield and growth rate 
(DDM Model), includes the risk premium for the investment (risk free plus risk premium). 

The market approach is based on collection and evaluation of comparable evidence from other similar properties in 
the nearby area, as well as on general local property market research findings. Some of the following principal factors 
affect the value of a property and its location, the property’s physical characteristics, the urban planning status and 
prevailing building regulations and uses, the specific time when the valuation is conducted, in conjunction with the 
current market circumstances, demand and supply levels and the market trends that are evident at that specific point 
in time. 

With regards to the weighing of the two methods (DCF and market approach), the rates 80% or 100% for the DCF 
method and 20% or 0%, respectively, for the market approach have been applied, as shown in the table above. The 
increased weighting on the DCF method is due to the fact that this method reflects more effectively the manner in 
which investment properties, such as the properties of Cyreit’s portfolio, transact in the market. 

The increase/decrease of the discount rate used in the DCF analysis as at December 31, 2023, by +/-10% would 
have resulted in a decrease/increase of the carrying amount of the investment properties by €7,701,000 and 
€8,480,000, respectively. 

The increase/decrease of the capitalization rate used in the DCF analysis as at December 31, 2023, by +/-10% 
would have resulted in a decrease/increase of the carrying amount of the investment properties by €6,383,000 and 
€7,799,000, respectively. 

The following amounts have been recognised in profit or loss: 

2023 2022 
€ € 

9,525,757 8,815,735 

(2,126,576) (1,803,304) 

Rental income (Note 9) 
Direct operating expenses arising from investment properties that generate rental 
income 
Net (loss)/gain from the fair value adjustment of investment properties (Note 11)
Loss from disposal of subsidiaries (Note 12)
Loss from disposal of investment property (Note 13)

(2,861,766) 2,366,263 
     (15,986)  -
     (24,000) -
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19. Assets held for sale

As at December 31, 2023, the assets held for sale include two companies owned by the Fund, Azemo Properties Ltd, 
owner of a storage and distribution center property in Paphos and Vanemar Properties Ltd, owner of a storage and 
distribution center property in Nicosia. 

On May 11, 2023, the competent bodies of the Fund decided to initiate the process for the disposal of the 
companies Vanemar Properties Ltd and Azemo Properties Ltd, 100% subsidiaries of CYREIT AIF Variable Capital 
Investment Company PLC. These companies are available for immediate sale, and their sale is highly 
likely. Therefore, as at December 31, 2023 have been classified as assets held for sale. 

On December 11, 2023, a share purchase agreement for the sale of the shares of Azemo Properties Ltd was signed. 
The transfer of shares is expected to be completed by June 30, 2024.  

On February 7, 2024, a share purchase agreement for the sale of the shares of Vanemar Properties Ltd was signed, 
while completed on April 18, 2024. 

Analysis of assets held for sale and liabilities directly associated with assets held for sale as at 31 December, 2023 is 
presented in the table below. There are no assets held for sale and liabilities directly associated with assets held for 
sale as at 31 December, 2022.  

2023 

4,513,000 

4,513,000 

42,705
279,632 

322,337
4,835,337

9,673
9,673
9,673

ASSETS 

Non-current assets 

Investment properties (Note 18)
Total non-current assets 

Current assets 

Trade and other receivables 
Cash at bank 
Total current assets 

Total assets 

LIABILITIES  

Current liabilities 

Trade and other payables 
Total current liabilities 

Total liabilities 

Net assets 4,825,664 

€
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19. Assets held for sale (continued)

The fair value of the investment properties held by Azemo Properties Ltd and Vanemar Properties Ltd as at December 
31, 2023, amounted to €4,513,000.

Information about fair value measurement using significant unobservable inputs (Level 3) - 
31 December 2023 

Property Fair Value € Valuation Technique 

Monthly 
Rent 
(Average) 
€ 

Discount 
rate % 

Printco Strovolos € 2,025,000 80% discounted cash flows (DCF) 
and 20% market approach € 10,379 8.00 

N.P. Lanitis 
Warehouses 

€ 2,488,000 80% discounted cash flows (DCF) 
and 20% market approach 

€ 13,650 8.25-8.29 

Total  € 4,513,000 

20. Trade and other receivables

2023 2022 
€ € 

Trade receivables 1,413,021 2,003,831 
Less: credit loss on trade receivables               (184,587)  (184,587) 
Trade receivables - net 1,228,434 1,819,244 
VAT receivable 
Other receivables 817,884 

Balance at 31 December 2,046,318 2,488,358 

21. Cash at bank

Cash balances are analyzed as follows: 

2023 2022 
€ € 

Cash at bank 19,669,368 7,967,315 
Balance at 31 December 19,669,368 7,967,315 

For the purposes of the statement of cash flows, the cash and cash equivalents include cash at bank. 

Cash and cash equivalents are denominated in the following currency: 

2023 2022 
€ € 

Euro 19,669,368 7,967,315 

The exposure of the Fund to credit risk and impairment losses in relation to cash and cash equivalents is reported in 
Note 8 to the consolidated financial statements. 

-221,064
448,050

-
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22. Share capital

Share Capital 

The share capital structure of the Fund is divided in two types of shares, the Management Shares and the Investment 
Shares owned by the Investors. The authorised share capital of the Fund is 125 Management Shares of EUR 1,000 
each and 250.000 Investment Shares of no nominal value. The issued share capital of the Fund is €125,000 divided 
into 125 Management Shares of nominal value of EUR 1,000 each and 175,393 Investment Shares with no nominal 
value. 

The share capital of the Fund (management and investment shares) owned by Prodea Real Estate Investment 
Company Societe Anonyme is collateralized in favor of Bank of Cyprus Public Company Limited under a bond loan 
agreement between Prodea Real Estate Investment Company Societe Anonyme and the Bank.

Management shares 

The Management Shares are held as at 31 December 2023 by Prodea Real Estate Investment Company Societe 
Anonyme. As far as the issue relates to Management Shares, the CySEC’s permission is required if such shares are 
to be issued, allotted or transferred to additional or alternative persons (not to current Management Share 
Shareholders). 

The Management Shares have the following rights: 

As to voting: to receive notice of, attend and vote at any general meeting of the Fund, in particular but not limited 
to the following matters: 

(i) the appointment or removal of any Director;
(ii) the winding up of the Fund; and
(iii) any amendment to the Memorandum and Articles.

-As to redemption rights: not to be entitled for Redemption by the Fund.
-As to transferring rights: to be permitted transferring of ownership upon CySEC’s permission.
-As to dividends: not to be entitled to participate in any profits and/or other distributions to be made by the Fund.

Investment shares 

The 88,23% of Investment Shares are held by Prodea Real Estate Investment Company Societe Anonyme. 
The Investment Shares have no nominal value and the value of each share is being determined with reference to the 
net asset value of the Fund in accordance with the provisions of applicable law. The Investment Shares have the 
following characteristics: 

- As to voting: shall not have the right to receive notice of, attend, or vote at any general meeting of the Fund.
- As to redemption rights: to be entitled for Redemption by the Fund, directly or indirectly by its assets.
- As to transferring rights: to be permitted transferring of ownership as long as it is ensured that the transferee
qualifies as an Eligible Investor.
- As to dividends: will be entitled to participate in any dividend distributions and/or other distributions to be made
out of the Fund’s proceeds.
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22. Share capital (continued)

Winding-Up Rights 

On a winding up, the assets available for distribution after the deduction of any expenses and/or liabilities shall be 
applied to the holders of Investment Shares in proportion to the number of Investment Shares held by them. The 
holders of the Managements Shares will have no right to receive any distribution on the Fund’s winding up. 

Firstly, in the payment to the holders of the Investment Shares sum in the currency in which that Class of Investment 
Shares is designated or in any other currency selected by the liquidator as nearly as possible equal (at a rate of 
exchange determined by the liquidator) to the NAV of the Investment Shares held by such holders respectively as at 
the date of commencement to wind up provided that there are sufficient assets available to enable such payment to 
be made. Secondly, in the payment to the holders of the Management Shares of sums up to the nominal amount 
paid thereon out of the assets of the Fund not calculated for the determination of the NAV. In the event that there 
are insufficient assets aforesaid to enable such payment to be made, no recourse shall be held to the assets of the 
Fund. Thirdly, in the payment to the holders of each class of Investment Shares of any asset remaining in the Fund 
of any balance being made in proportion to the number of Investment Shares held. 

23. Trade and other payables

2023 2022 
€ € 

1,143,856 822,098

73,962 
331,307  309,107 

5,057,272  1,131,205 

   124,199 226,043 

Trade payables 
Payable to related parties (Note 24.3)
VAT Payable 
Rent guarantee deposits 
Balance at 31 December 

Non-current portion 
 Current portion 4,933,073  1,610,353

5,057,272 1,836,396

The fair values of trade and other payables due within one year approximate to their carrying amounts as presented 
above. 

- 
3,508,147 705,191
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24. Related party transactions and balances

Parties are considered to be related if one party has the ability to control the other party or exercise significant 
influence over the other party in making financial or operational decisions. As at 31 December 2018, Bank of 
Cyprus Public Company Limited held 88,23% of the investment shares and 100% of management shares and 
was the controlling and ultimate controlling party of the Fund.  

The ultimate controlling party of the Fund at the date of issue of these consolidated financial statements is Prodea 
Real Estate Investment Company Societe Anonyme (''Prodea Investments''). Until 5 October 2023, the ultimate 
beneficial owner of the Company was Castlelake Opportunities Partners LLC. On 5 October 2023, pursuant to an 
announcement of notification of changes in significant holdings, Mr. Christophoros Papachristophorou acquired 
indirect control of an aggregate of 87% of the shares and voting rights in Prodea Investments.

The following transactions and balances were carried out with related parties: 

24.1 Directors' fees 

The remuneration of Directors was as follows: 

2023 2022 
€ € 

Directors' fees (Note 14) 40,000 40,000 
40,000 40,000 

24.2 Advisory fees (Note 14) 
2023 2022 

€ € 
Invel Real Estate Management Cyprus Ltd (Company related to 
shareholders) 883,279 868,016 

883,279 868,016 

24.3 Dividends payable 
2023 2022 

€ € 
Dividends payable to shareholders (Note 23) 3,508,147 705,191 

3,508,147 705,191 

25. Contingent liabilities

The Fund had no contingent liabilities as at 31 December 2023 and 31 December 2022. 

26. Commitments

The Fund had no capital or other commitments as at 31 December 2023 and 31 December 2022.
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27. Events after the reporting period

On April 18, 2024, the Fund sold its stake in Vanemar Properties Limited, owner of a storage and distribution 
center property in Nicosia, for a total consideration of €2,000,000. The Company was classified as held for sale in 
the Consolidated Statement of Financial Position as at December 31, 2023. The net book value of the property at 
the date of the disposal amounted to €2,025,000. 

On December 11, 2023, a share purchase agreement was signed for the sale of the shares of Azemo 
Properties Limited, owner of a storage and distribution center property in Paphos, for a total consideration of 
€2,500,000. The Company was classified as held for sale in the Consolidated Statement of Financial Position 
as at December 31, 2023. The net book value of the property at the date of the disposal amounted to 
€2,488,000. The transfer of shares is expected to be completed by June 30, 2024.

On April 30, 2024, CYREIT entered into a sale and purchase agreement for the sale of its shares in Rouena 
Properties Limited, owner of a property in Paphos district.

On April 18, 2024, CYREIT entered into a sale and purchase agreement for the sale of its shares in Allodica 
Properties Limited, owner of a property in Paphos district. 

On May 5, 2024, the Extraordinary General Meeting of the shareholder of Azemo Properties Limited 
resolved on the decrease of its share premium by €240,000.

Except from the matters mentioned above and in Note 2.1, there were no other material events after the 
reporting period, which have a bearing on the understanding of the consolidated financial statements. 

Independent auditor's report on pages 14 to 16 
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