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Investment manager’s report  
For the six month financial period ended 30 June 2021 
 
Fund Performance & Market Analysis 
For the reporting period beginning 31 December 2020 and ending 30 June 2021, the Fund gained 21.09% (in USD).  The FTSE EPRA/NAREIT United 
States Index Net TRI (benchmark) gained 21.18% in USD for the same period. For the reporting period, the Retail, Self-Storage and Residential sectors 
were among the best performers while the Data-Centers, Diversified and Health Care sectors trailed the Index. 
 
Review and Outlook 
The second quarter of 2021 saw continued progress in the distribution of the Covid-19 vaccine which, along with supportive monetary policy and fiscal 
spending, triggered a sharp bounce back in the US economy.  However, the specter of inflation has also entered the narrative with everything from 
gasoline prices to restaurant meals likely to be impacted.  Concerns around Covid-19 have shifted from new hospitalizations and daily deaths to the 
percentage of population vaccinated. The Biden Administration’s current target is for 70% of US adults to have received at least one dose of the vaccine 
on or around Labor Day in early September. While this goal seems largely achievable, vaccine take-up varies greatly between region and 
demographics. For example, Republican white males and urban minorities are materially less likely to have been vaccinated, while Democrat-leaning 
states in the northeast and west coast have some of the highest vaccination rates. Authorities will continue to closely monitor vaccination rates as more 
acute and transmittable Covid-19 variants start to raise concerns in areas and among groups of lower vaccine take-up.  
 
Evercore ISI recently described monetary and fiscal policy in the US as a “flow of money” pushing up prices on goods, services, housing, and financial 
assets. A lack of workers has added to this phenomenon by causing a rapid rise in salaries and wages, especially at lower hourly wage levels where 
many receive greater benefits from supplemental pandemic unemployment benefits than they would from working. Rents – a key input to most inflation 
gauges – are also on the rise across many states and cities. US residential rents, having dropped precipitously following the onset of the pandemic, 
are now mostly back to pre-pandemic levels.  

Increased economic activity resulting from pent-up demand and excess savings has put US nominal economic growth on track to increase 14% in 2Q. 
House prices are up 20% year over year, consumer spending is projected to increase 17% quarter over quarter in 2Q, and consumer net worth 
continues to surge. The investing public seems to believe that the economic recovery is self-sustaining as high levels of personal savings should be a 
tailwind for consumer spending in the coming quarters.  

Financial markets continued to benefit from negative global short interest rates during the second quarter. Even with concerns that the Federal Reserve 
(Fed) could start raising interest rates by late 2022, the market has so far taken the view that inflationary pressures are transitory and will normalize 
over the course of the next several quarters. This market view is reflected in the 10-year treasury, which remains below the 1.50% level.  

Equity markets achieved strong returns in 2Q, benefiting from high and rising earnings expectations from a wide group of sectors. The asset class also 
saw large volumes of liquidity seeking out positive returns at both the institutional and consumer level. Major market indices including the S&P 500, 
Dow Jones and Russell 2000 all eked out returns in the mid-high teens year to date. While small-cap and value-oriented sectors have outperformed 
growth and large-cap technology names on a year-to-date basis, in the last month of Q2 growth stocks and tech began to outperform.  

The REIT sector performed exceptionally well in 2Q, achieving a total return of 12.02% for the FTSE NAREIT Equity REIT benchmark. REITs continued 
to outperform the broader equity market in the second quarter of 2021, following a very difficult year in 2020 when REITs were hit disproportionately 
hard by the pandemic.  

In our 1Q commentary, we discussed the possibility of a shift in leadership from reflationary sectors back to defensive growth sectors. We argued that 
this may occur as markets began to price in an economic recovery and post-pandemic normalization in operating activity. This shift indeed began in 
earnest during 2Q with five of the six best-performing sectors in the quarter coming from the defensive growth bucket. These outperformers include 
self-storage, single-family rentals (SFR), manufactured housing (MH), infrastructure and data centers REITs. Regional malls was the only outperforming 
sector to come from the value camp.  

Considering the winning characteristics that led to outperformance in the period, a common variable was housing. Self-storage, SFR and MH were all 
positively impacted by the changes in housing and housing patterns that stemmed from the pandemic. New households were formed at a rapid pace 
during the pandemic, and many people also became very mobile very quickly as they sought out new housing further away from dense urban centers. 
Occupancy in these sectors were also high going into the pandemic and rose to historically high levels during the pandemic. This should lead to real 
pricing power on the part of landlords as the economy rebounds.  

The strong performance within the mall category started in 1Q and has gained momentum as the consumer remains flush with cash and willing to do 
“revenge shopping” or catching up for 15 months of lockdown. However, regional malls will continue to face secular challenges, including the loss of 
market share to e-commerce platforms and the struggle for store-based retailers to maintain relevancy in a digitally dominant world. While several of 
the small-cap mall REITs had fallen out of the major indices over the course of the past year, three companies (CBL and Associates, Pennsylvania 
REIT, and most recently Washington Prime) have entered the bankruptcy process to try and right-size their businesses and balance sheets.  

The final set of outperforming sectors in the quarter were real estate infrastructure (towers) and data centers. While some of the outperformance from 
this group can be attributed to strong fundamentals in the tower space as we await the rollout of 5G technology, there was also some mean reversion 
to be had for both towers and data centers. This comes as both groups had lagged the overall sector since early November of 2020 when the first 
vaccine approvals were poised to be announced.  

In terms of the 2Q laggards, two sectors – timber and lodging – saw slightly negative returns for the period while healthcare and free-standing/ triple-
net lease retail were more modest underperformers. Timber and lodging were strong performers in 1Q and the outlook for these sectors remains 
positive as the US economy powers ahead. In recent weeks, lumber prices have been correcting after a very large move up over the past twelve 
months due to demand from the new home and home renovations markets. The lodging group has seen a constructive rebound in leisure travel over 
the past three months and is now waiting for transient business travel and groups to come back.  

Covid-19 posed particular challenges for the healthcare sector over the past year and the difficult environment for senior housing, skilled nursing 
landlords and operators persisted through the early part of 2Q. More recently, senior housing occupancy levels have bottomed and are starting to 
move higher. They still have a long way back to normalization, but resident leads are on the rise and move-outs have tapered off. Other parts of the 
healthcare continuum are doing materially better: life science and medical office buildings managed well through the pandemic and are seeing an 
uptick in demand. The free-standing retail or triple-net lease sector has seen solid improvements in rent collections and troubled tenants from industries 
such as restaurants, health clubs and movie theatres have largely reopened and are back to paying rent.   
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Investment Manager’s report (continued) 
For the six month financial period ended 30 June 2021 
 
In the second quarter, REIT outperformance was also driven by continued access to the capital markets and enhanced liquidity, supported by the Fed’s 
ongoing commitment to negative interest rates. While the market is now contemplating a world where the Fed will eventually begin to normalize 
monetary policy, liquidity remains very strong, for now. This is demonstrated in the REIT unsecured bond market with a continuation of debt issuance 
and record low-rate levels and spreads. According to a recent Evercore ISI report, commercial real estate bond spreads narrowed an additional 7 basis 
points (bps) in early June, continuing a trend from the past three months in which spreads have declined by 18bps.  

All in, REIT bond yields are at approximately 1.6% for an average duration of 8.2 years. Looking at movements in various sub-sectors in June, office 
REIT debt spreads have contracted the most with spreads decreasing by 10bps. Alternately, lodging REIT debt spreads were relatively flat but did 
widen out by 1bp. REIT bond issuance was heavy in 2Q with close to a dozen issuers entering the market with deal sizes ranging from a modest $86 
million for Braemar Hotels and Resorts to over $2.5 billion for data center REIT Equinix. CMBS issuance has also been strong with in excess of $60 
billion of transactions completed in the first half of the year.  

The strong performance of the REIT sector so far in 2021, with the group having achieved a total return of +22% in the first half of the year, brings it 
more in line with historic valuation levels compared to the materially oversold level that persisted at the start of year. The sector is trading at an average 
NAV premium of around +10%. This modest premium, coupled with balance sheet profiles that are on the lower bounds of historic debt levels, positions 
the industry to grow through the prudent issuance of equity at levels that are “accretive” to NAV. It can utilize attractively priced debt which causes 
external growth to also be accretive to earnings and funds from operations (FFO).  

Following the pandemic lows, the economic cycle is in the early stages of recovery and FFO growth for the REIT sector is poised to be above trend 
over the next several years. This growth is supportive of NAV premiums and of FFO multiples which are a bit higher than historic levels. The sector is 
trading at a forward adjusted funds from operation (AFFO) multiple of approximately 24x and FFO growth in 2022 is projected to be in the range of 
+10-12%.  

In our 1Q21 Review and Outlook, we discussed the potential for mean reversion within the REIT space. We took the view that this would occur as the 
outperformance of deep value sectors – driven by the “reflation trade” – would transition back to more growth-oriented sectors as the economy 
normalized. As we started to see this phenomenon play out during 2Q, we slightly repositioned the portfolio, including moving into more niche residential 
sectors of SFR, manufactured housing and student housing. We also increased our exposure to coastal apartments which have continued to lag their 
sunbelt peers since the start of the pandemic recovery. We also moved to an overweight in the diversified healthcare sub-sector which skews towards 
senior housing and also provides exposure to life science office. As a play on the recovery in leisure travel, we added to both resort hotels and the 
gaming sector. We reduced exposure to a handful of sectors including regional malls, select service hotels and NNN retail.  

Over the balance of the year, we would note that REITs have had a propensity to underperform broader equity markets during summer lulls. These 
short periods of underperformance have, however, typically been coupled with subsequent outperformance in ensuing months. It is certainly possible 
that the REIT group could give back some relative performance given its strength since the fourth quarter of 2020. 

The Green Street Advisors (GSA) valuation framework calculates that, at quarter end, private real estate is still considerably undervalued relative to 
investment grade bonds and high yield bonds. It also estimates that with higher-growth, niche property sectors represented in the major REIT 
benchmarks, a larger premium to underlying real estate values is now warranted. In comparing REIT cash flow yields to that of general equities, GSA 
postulates that REITs are slightly overvalued relative to the S&P 500. Aggregating the analysis for the REIT comparison to fixed income, private real 
estate and general equities utilizing the GSA methodology implies continued upside to fair value of approximately +12%.  

 

EII Capital Management, Inc.  
July 2021  
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Statement of financial position 
As at 30 June 2021 

    
30 June 2021 

(unaudited) 
31 December 2020 

(audited) 

 Note USD USD 

    
Assets    
Cash and cash equivalents 4 250,530 207,419 
Financial assets at fair value through profit or loss 3   
- transferable securities  149,298,250 123,477,766 
Accrued income  339,407 425,948 
Other assets  35,013 40,631 
Total assets  149,923,200 124,151,764 

    
Liabilities    
Investment manager and distributor fee payable 5 75,167 61,997 
Manager fee payable 6 16,752 12,708 
Depositary fee payable 7 6,282 7,867 
Other expenses payable 8 52,491 55,705 
Total liabilities (excluding net assets attributable to equity shareholders)  150,692 138,277 

    
Net asset value attributable to equity shareholders  149,772,508 124,013,487 
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Statement of comprehensive income 
For the six month financial period ended 30 June 2021 
 

  
30 June 2021 

(unaudited) 
30 June 2020* 

(unaudited) 

 Note USD USD   
  

Income 
 

  
Interest income  202 345 
Dividend income  2,165,153 2,598,495 
Other income  2,057 12,431 
Net gain/(loss) on financial assets at fair value through profit or loss and foreign exchange 3 24,907,460 (21,533,782) 
Total net income/(expense)  27,074,872 (18,922,511) 

    
Expenses 

 
  

Investment manager and distributor fee 5 406,017 351,267 
Manager fees  6 94,772 81,270 
Depositary fees 7 29,161 23,207 
Other expenses 8 35,038 49,092 
Total expenses  564,988 504,836 

    
Operating profit/(loss)  26,509,884 (19,427,347) 

    
Finance costs    
Interest expense  225 10 
Total finance cost  225 10 
    
Profit/(loss) before taxation  26,509,659 (19,427,357) 

    
Taxation    
Withholding tax on dividends  654,418 640,788 

    
Increase/(decrease) in net assets attributable to equity shareholders from continuing 
operations  25,855,241 (20,068,145) 

*For the financial period from 22 December 2019 to 30 June 2020. 

All amounts relate to continuing operations. There were no gains/(losses) in the period other than the increase/(decrease) in net assets attributable 
to equity shareholders from continuing operations. 
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Statement of changes in net assets attributable to holders of equity shares 
For the six month financial period ended 30 June 2021 
 

  
 30 June 2021 

(unaudited) 
30 June 2020* 

(unaudited) 

 Note USD USD 
    
Net assets attributable to equity shareholders at the start of the financial period  124,013,487 119,547,857 
    
Total comprehensive income for the financial period    
Increase/(decrease) in net assets attributable to equity shareholders from continuing 
operations 

 
25,855,241 (20,068,145) 

    
Transactions with owners, recognised directly in equity    
Issue of redeemable participating shares  3,183,901 12,240,195 
Redemption of redeemable participating shares  (941,408) - 
Distributions paid to equity shareholders 12 (2,338,713) (891,432) 
Total transactions with owners  (96,220) 11,348,763 
    
Net assets attributable to equity shareholders at the end of the financial period  149,772,508 110,828,475 

*For the financial period from 22 December 2019 to 30 June 2020. 
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Statement of cash flows 
For the six month financial period ended 30 June 2021 
 

  
30 June 2021 

(unaudited) 
30 June 2020* 

(unaudited) 

 USD USD 

   
Cash flow from operating activities   
Increase/(decrease) in net assets attributable to equity shareholders from continuing operations 25,855,241 (20,068,145) 
Adjustment for:   
Dividend income (2,165,153) (2,598,495) 
Interest paid 225 - 
Interest income (202) (345) 
Withholding taxes 654,418 640,788 
Net operating cash flow before change in operating assets and liabilities 24,344,529 (22,026,197) 
    
Net (increase)/decrease in financial assets at fair value through profit or loss (25,820,484) 8,881,799 
Net decrease in other receivables 5,618 6,057 
Net increase in other payables 12,415 27,319 
Cash used in operations (1,457,922) (13,111,022) 
    
Dividends received 1,597,276 1,833,051 
Interest received 202 345 
Interest paid (225) - 
Net cash from/(used in) operating activities 139,331 (11,277,626) 
    
Cash flows from financing activities   
Distributions paid to equity shareholders (2,338,713) (891,432) 
Proceeds from sale of participating shares 3,183,901 12,240,195 
Payment on redemption of participating shares (941,408) - 
Net cash (used in)/from financing activities (96,220) 11,348,763 

    
Net increase in cash and cash equivalents 43,111 71,137 

    
Cash and cash equivalents at the start of the financial period 207,419 229,686 

    
Cash and cash equivalents at the end of the financial period 250,530 300,823 

    
Breakdown of cash and cash equivalents   
Cash and cash equivalents 250,530 300,823 
Bank overdraft - - 

*For the financial period from 22 December 2019 to 30 June 2020. 
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Notes to the financial statements 
For the six month financial period ended 30 June 2021 
 
1. General information 

EII US Property Fund (the “Fund”) is a sub-fund of Elevation UCITS Funds (Ireland) ICAV (the “ICAV”). Effective 21 June 2018, the ICAV was registered 
with the Central Bank of Ireland as an open-ended umbrella type Irish collective asset-management vehicle pursuant to section 140 of the Irish 
Collective Asset-management Vehicles Act 2015 (the “ICAV Act”). The ICAV was authorised, on 24 January 2019, as an Undertaking for Collective 
Investment in Transferable Securities (“UCITS”) pursuant to the European Communities (Undertakings for Collective Investment in Transferable 
Securities) Regulations, 2011, (S.I. No 352 of 2011) (as amended) (the “UCITS Regulations”). 

The Fund was subsequently authorised by the Central Bank of Ireland on 4 July 2019. The Fund launched on 18 September 2019 by way of a merger 
from EII US Property Fund (“Merging Fund”), a sub-fund of EII Property Fund, a Unit Trust established in accordance with the UCITS Regulations. The 
Fund’s investment objective and methodology was designed to mirror as closely as possible the Merging Fund’s investment objective and methodology.  

As of the date of this report, the ICAV has two active sub-funds, EII US Property Fund and Kingswood ESG Bond Fund (formerly “Kingswood Enhanced 
Cash Fund”), which launched on 30 April 2019. Separate financial statements are available for Kingswood ESG Bond Fund. 

Link Fund Manager Solutions (Ireland) Limited (the “Manager”) has been appointed as Management Company to the ICAV to provide Management 
Company and related services to the ICAV. The Manager is authorised and regulated by the Central Bank of Ireland to act as a UCITS Management 
Company, since July 2006, and as an Alternative Investment Fund Manager, since July 2014. The Manager performs all Management Company 
functions and, where deemed appropriate, delegates certain fund administration, distribution and elements of investment management to regulated 
specialist providers, while retaining overall responsibility for such functions. 

The investment objective of the Fund is to provide long term capital appreciation through investment in property company equities and equity related 
securities which are listed on major exchanges and regulated markets located throughout the world.  

2. Significant accounting policies 

(a) Basis of preparation 

The interim report and condensed unaudited financial statements of the Fund for the six month financial period ended 30 June 2021 have been 
prepared in accordance with IAS 34 “Interim Financial Reporting” and Irish statute comprising the ICAV Act, the UCITS Regulations and the Central 
Bank (Supervision and Enforcement) Act 2013 (Section 48(1)) (Undertakings for Collective Investment in Transferable Securities) Regulations 2019 
(the “Central Bank Regulations”). The financial statements have been prepared under the historical cost convention, except for financial assets and 
liabilities classified at fair value through profit or loss that have been measured at fair value. 

The preparation of financial statements in accordance with International Financial Reporting Standards (“IFRS”) as adopted by the European Union 
requires management to make estimates and 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 income and expenses during the period. Actual results could differ 
from those estimates and these differences could be material. 

The interim report and condensed unaudited financial statements do not contain all of the information and disclosures required in the full annual 
financial statements and should be read in conjunction with the audited financial statements for the financial period ended 31 December 2020, which 
have been prepared in accordance with IFRS, the ICAV Act, the UCITS Regulations and the Central Bank Regulations. The interim financial statements 
are prepared using the accounting policies and methods of computation which were used in the annual audited financial statements. 

(b) Comparatives 

Comparative figures are reclassified where necessary to be consistent with the presentation for the current financial period. Within the financial 
statements for the financial period from 22 December 2019 to 30 June 2020, distributions paid to equity shareholders were incorrectly classified as an 
expense within the statement of comprehensive income. The comparatives have been reclassified to correctly present the distributions paid to equity 
shareholders as a transaction with the owners, within the statement of changes in net assets attributable to equity shareholders. There is no impact on 
the total net assets or NAV per share for the Fund. 

The financial statements are prepared for the six month financial period ended 30 June 2021 and the comparative balances are for the financial period 
from 22 December 2019 to 30 June 2020.  

3. Financial assets at fair value through profit or loss 

(i) Net gain/(loss) on financial assets at fair value through profit or loss and foreign exchange 

For the financial period ended: 
 30 June 2021 30 June 2020 
  USD USD 

Net realised loss on financial assets at fair value through profit or loss and foreign exchange (606,726)  (3,061,189) 
Change in unrealised gain/(loss) on financial assets at fair value through profit or loss and foreign 
exchange 25,514,186  (18,472,593) 
Net gain/(loss) on financial assets at fair value through profit or loss and foreign exchange 24,907,460  (21,533,782) 

(ii) Fair value of financial instruments 

IFRS 13 – Fair value measurement establishes a fair value hierarchy for inputs used in measuring fair value that classifies investments according to 
how observable the inputs are. Observable inputs are those that market participants would use in pricing the asset or liability based on market data 
obtained from sources independent of the Fund. Unobservable inputs reflect the Fund’s assumptions, made in good faith, about the inputs market 
participants would use in pricing the asset or liability developed based on the best information available in the circumstances. 

The Fund uses the following hierarchy for determining and disclosing the fair value of financial instruments by valuation technique: 

 Level 1: Inputs reflect unadjusted quoted prices in active markets for identical assets or liabilities that the Fund has the ability to access at the 
measurement date; 

 Level 2: Inputs other than quoted prices that are observable for the asset or liability either directly or indirectly, including inputs in markets that 
are not considered to be active; and 

 Level 3: Inputs that are not observable.  
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3. Financial assets and financial liabilities at fair value through profit or loss (continued) 

(ii) Fair value of financial instruments (continued) 

There were no transfers between levels during the financial periods ended 30 June 2021 and 31 December 2020. The following table provides an 
analysis of financial instruments that are measured at fair value, grouped into levels 1 to 3: 

As at 30 June 2021 
  Level 1 Level 2 Level 3 Total 
  USD USD USD USD 
 - Equity securities  149,298,250 - - 149,298,250 
Financial assets at fair value through profit or loss 149,298,250 - - 149,298,250 

As at 31 December 2020 
  Level 1 Level 2 Level 3 Total 
  USD USD USD USD 
 - Equity securities  123,477,766  -  -  123,477,766  
Financial assets at fair value through profit or loss 123,477,766  -  -  123,477,766  

Cash and cash equivalents have been classified at level 1, due to the liquid nature of the asset. Other than cash and cash equivalents and the financial 
assets disclosed in the table above, all other assets and liabilities held by the Fund at the reporting dates 30 June 2021 and 31 December 2020 are 
carried at amortised cost; in the opinion of the Directors the carrying values of these other assets and liabilities are a reasonable approximation of fair 
value and they have been classified at level 2. 

4. Cash and cash equivalents and bank overdraft 

Cash and cash equivalents comprise of deposits held at the Depositary and the umbrella cash account held at The Bank of New York Mellon – London 
Branch. There were no cash balances held in the umbrella cash collection account at the reporting dates of 30 June 2021 and 31 December 2020. 

The table below shows the cash and cash equivalents held by the Fund at the reporting date: 

As at 30 June 2021 
  Credit rating (S&P) Currency USD equivalent balance 
The Bank of New York Mellon SA/NV, Dublin Branch AA- USD 250,530 
Total   250,530 

As at 31 December 2020 
  Credit rating (S&P) Currency USD equivalent balance 
The Bank of New York Mellon SA/NV, Dublin Branch AA- USD 207,419 
Total   207,419 

5. Investment Manager and Distributor fee 

The Investment Manager and Distributor receive a fee at the annual fee rate of 0.90% paid out of the net assets of USD Class I Shares, monthly in 
arrears as outlined in the relevant supplement. 

The investment manager and distributor fee may be increased on giving prior notification to relevant shareholders in the Fund. 

The Investment Manager and Distributor may from time to time, by agreement with the Manager, accept a lesser fee. The actual fee charged during 
the financial period was 0.60% of the net asset value of USD Class I Shares. 

The investment manager and distributor fee accrued at the reporting date and charged during the financial period is disclosed in the statement of 
financial position and the statement of comprehensive income respectively. 

6. Manager fees 

Link Fund Manager Solutions (Ireland) Limited (the “Manager”) receives a management fee (the “management fee”) from the Fund calculated on the 
basis of the net asset value (“NAV”) of each share class and shall be charged in accordance with the below table subject to a minimum of €110,000 
per annum which shall accrue daily and will be calculated and paid monthly in arrears.  

Net Asset Value Annual Charge 
Up to €90 million 0.14% 
€90 million to €140 million 0.13% 
€140 million to €200 million 0.12% 
Above €200 million 0.11% 

The Manager, on behalf of the Fund, shall pay out of the management fee the following: 

- fees and charges payable to the Administrator in respect of the provision of services to the Fund; 

- fees and expenses of each of the ICAV Secretary, the money laundering reporting officer, the Auditors, the Directors (including Directors' 
insurance costs) and FATCA and CRS reporting charges proportionate to the Fund; 

- the Fund's annual regulatory levy; and 

- costs of preparation and dissemination of financial statements and other reports and notifications to Shareholders of the Fund. 

Total manager fee accrued at the reporting date and the fees charged during the financial period are disclosed in the statement of financial position 
and the statement of comprehensive income respectively.  

7. Depositary fee 

The Depositary receives a fee of up to 0.03% per annum of the NAV of the Fund plus VAT (if any). The fee is paid monthly in arrears and subject to a 
minimum annual fee of €20,000 in the first year of the Fund, €27,500 in the second year and €35,000 thereafter. 

The Depositary fee accrued at the reporting date and charged during the financial period is disclosed in the statement of financial position and the 
statement of comprehensive income respectively.   
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8. Other expenses 

The below accruals were held by the Fund at the reporting date: 

   30 June 2021 31 December 2020 
   USD USD 
Legal fees and professional fees   52,020 55,398 
Other fees charged by the Manager   311 307 
Regulatory fee    91 - 
Bank charges   69 - 
   52,491 55,705 

 
The below fees were charged through the statement of comprehensive income during the financial period ended: 

   30 June 2021 30 June 2020 
   USD USD 
Bank charges   344 212 
Legal and professional fees   27,036 40,650 
Other fees charged by the Administrator    75 68 
Other fees charged by the Manager   1,875 1,805 
Regulatory fee    90 299 
Set up costs    5,618 6,058 
   35,038 49,092 

9. Anti-dilution levy 

The ICAV may in its absolute discretion apply an anti-dilution fee on every net subscription and net redemption of shares. The anti-dilution levy may 
vary according to the prevailing market conditions and the implementation of the valuation policy with respect to the determination of the NAV on any 
given valuation day. Any anti-dilution fee will be paid into the assets of the ICAV. There was no anti-dilution levy applied during the financial period 
ended 30 June 2021 (30 June 2020: nil). 

10. Exchange rates 

There were no assets and liabilities held in foreign currencies other than the functional currency of the Fund at 30 June 2021 and 31 December 2020. 

11. Share capital 

Authorised 
The ICAV has an authorised share capital of 500,000,000,000 shares of no par value and 300,000 ordinary management shares of no nominal value.  

Redeemable participating shares 
Redeemable participating shares carry the right to a proportionate share in the assets of the ICAV and the holders of redeemable participating shares 
are entitled to attend and vote on all meetings of the ICAV. Shareholders may request redemption of their shares on and with effect from any dealing 
day. Shares will be redeemed at the NAV per share for that class, (taking into account the anti-dilution levy, if any), calculated on or with respect to the 
relevant dealing day. The difference at any one time between the sale price (to which may be added a subscription fee or commission) and the 
redemption price of the shares (from which may be deducted a redemption fee) means an investment should be viewed as medium to long term. 

Issued share capital 
The table below shows the share transactions in the Fund during the financial period: 

  As at 30 June 2021 
  Opening balance Subscription Redemption Closing balance 

USD Class I Shares* 995,324.293 25,190.316 (8,000.000) 1,012,514.609 
 
As at 31 December 2020 

  Opening balance Subscription Redemption Closing balance 

USD Class I Shares*  863,372.174   150,452.119  (18,500.000)  995,324.293  

* This was the only share class in issue during the reporting period. USD Class I Shares is an unhedged share class. 

12. Distribution 

The Directors intend to distribute all net dividends, interest and other income received by the Fund annually within one month of the end of each 
Accounting Period. Any such distribution shall be reinvested for additional Shares of the same class unless a Shareholder specifically requests payment 
in cash. 

The Directors declared the following dividends during the financial periods ended 30 June 2021 and 30 June 2020. There were no distributions paid 
from capital during the financial periods ended 30 June 2021 and 30 June 2020. 

For the financial period ended 30 June 2021: 

Class Currency 
Distribution 

per share 

Net 
distribution 

charge 

Income 
received on 

subscriptions 

Income 
deducted on 
redemptions 

Final 
distribution 
paid (local) 

Final 
distribution 
paid (base) Ex-date 

USD Class I Shares  USD   $2.3497   $2,304,034   $67,975   ($33,296)  $2,338,713  $2,338,713 4 Jan 2021 

       $2,338,713   
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12. Distribution (continued) 

For the financial period ended 30 June 2020: 

Class Currency 
Distribution 

per share 

Net 
distribution 

charge 

Income 
received on 

subscriptions 

Income 
deducted on 
redemptions 

Final 
distribution 
paid (local) 

Final 
distribution 
paid (base) Ex-date 

USD Class I Shares USD $1.0325 $891,057 $375 - $891,432 $891,432 2 Jan 2020 

       $891,432  

13. Net asset values 

The NAV of each class of redeemable participating shares is determined by dividing the value of the net assets of the share class by the total number 
of redeemable participating shares in issue at the reporting date. 

Net asset value per share Currency 30 June 2021 31 December 2020 
USD Class I Shares USD 147.9210 124.5960 

14. Soft commission arrangements 

There were no soft commission arrangements in place during the financial period (30 June 2020: nil). 

15. Efficient portfolio management 

The ICAV may engage in transactions in Financial Derivative Instruments (“FDI”) on behalf of the Fund either for investment purposes or for the 
purposes of efficient portfolio management as more particularly disclosed in the prospectus and the supplement for the Fund. The ICAV will employ a 
risk management process which will enable it to accurately measure, monitor and manage the risks attached to financial derivative positions and details 
of this process have been provided to the Central Bank of Ireland. The ICAV will not utilise financial derivatives which have not been included in the 
risk management process until such time as a revised risk management process has been submitted to and cleared by the Central Bank. 

The ICAV will provide to shareholders on request supplementary information relating to the risk management methods employed by the ICAV including 
the quantitative limits that are applied and any recent developments in the risk and yield characteristics of the main categories of investments. The 
expected effect of transactions in FDI is noted in the supplement for the Fund. 

No efficient portfolio management techniques were used during the six month financial period ended 30 June 2021 (30 June 2020: nil). 

16. Capital management 

Capital requirements are covered by the Manager who is authorised by the Central Bank of Ireland as a Management Company of the ICAV. As at 30 
June 2021 and 31 December 2020, the Manager was in compliance with the capital adequacy requirements specified for Irish authorised UCITS 
management companies. The redeemable shares issued by the Fund provide an investor with the right to require redemption for cash at a value 
proportionate to the investors’ shares in the Fund’s net assets at each redemption date and are classified as liabilities. 

17. Fund asset regime  

The ICAV operates under a Fund Asset Model, whereby an umbrella cash account is held in the name of the ICAV. The umbrella cash account is used 
to collect subscription monies from investors and pay out redemption monies and also dividends (where applicable) to shareholders. The balances 
held in the umbrella cash account are reconciled on a daily basis and monies are not intended to be held for long periods. The monies held in the 
umbrella cash account are considered an asset of the ICAV and are disclosed in the statement of financial position within cash and cash equivalents. 
See note 4 for details of balances held in the umbrella cash account at the reporting date. 

18. Transactions involving connected persons 

Regulation 43 of the Central Bank (Supervision and Enforcement) Act 2013 (Section 48(1)) (Undertakings for Collective Investment in Transferable 
Securities) Regulations 2019 (the “Central Bank Regulations”) requires that any transaction between the ICAV and its management company or 
depositary; and their respective group companies and delegates (“connected persons”) is conducted at arm’s length and is in the best interests of the 
unitholders of the ICAV. 

The Manager is satisfied that there are arrangements (evidenced by written procedures) in place, to ensure that the obligations set out in Regulation 
43 are applied to all transactions with connected parties and were complied with during the financial period. 

19. Related parties 

In accordance with IAS 24 ‘Related Party Disclosures’ the related parties of the Fund and the required disclosures relating to material transactions with 
parties are outlined below. 

(i) Transactions with key management personnel 

Manager 
The Manager is considered a related party of the Fund as it is considered to have significant influence over the Fund in its role as manager. Conor 
Meehan, a Director of the ICAV is also a Director of the Manager. During the financial period, the Manager received USD 94,772 (30 June 2020: USD 
81,270), of which, USD 16,752 (31 December 2020: USD 12,708) was due at the reporting date. Out of the manager fee the Manager pays fees for 
other service providers to the Fund as outlined in note 6. The Fund also pays other expenses to the Manager as outlined in note 8 to the financial 
statements. 

Investment Manager 
The Investment Manager is considered a related party due to it having significant influence over the Fund. 

Details of fees charged to the Fund by the Investment Manager during the financial period are outlined below: 

  30 June 2021 30 June 2020 
  USD USD 
Investment manager fee  406,017 351,267 

At the reporting date, fees payable to the Investment Manager are USD 75,167 (31 December 2020: USD 61,997).  
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19. Related parties (continued) 

(i) Transactions with key management personnel (continued) 

Distributor 
The Investment Manager acted as Distributor of the Fund during the financial period. The Investment Manager does not receive a fee in its capacity 
as Distributor to the Fund. 

Directors 
Aggregate directors’ fees for the ICAV relating to the six month financial period ended 30 June 2021 amounted to EUR 15,000 (30 June 2020: EUR 
15,000), all of which was fully paid at the reporting date. Directors fees are paid by the Manager out of the manager fee as disclosed in note 6 to the 
financial statements. Conor Meehan did not receive a Director’s fee during the financial period. 

The Directors held no shares in the Fund during the financial periods ended 30 June 2021 and 31 December 2020. The table below discloses the 
shares held by other related parties at the reporting date: 

As at 30 June 2021 

Related Party Type Class Shares 

Employee of the Investment Manager  USD Class I Shares 20,786.640 
 
As at 31 December 2020 

Related Party Type Class Shares 

Employee of the Investment Manager  USD Class I Shares 20,393.399 

20. Significant events during the financial period 

COVID: During the financial period ended 30 June 2021, the actions taken by governments and central banks around the world in 2020 in response to 
the COVID-19 pandemic had a positive effect on the global economy and broadly supported financial markets and businesses. The Fund remains 
vigilant in relation to COVID and a possible resurgence but we remain confident that the operational processes in place are robust and are set up to 
withstand any future stresses.  

21. Changes to the prospectus 

There were no changes to the prospectus during the financial period to report. 

Effective 2 March 2021, an updated Supplement was issued to reflect the Sustainable Finance Disclosure Regulation (“SFDR”) mandatory ESG 
disclosure obligations. 

22. Events after the reporting date 

There were no significant events that occurred after the reporting date and up to the approval of the financial statements that are required to be 
disclosed. 

23. Approval of unaudited financial statements 

The unaudited financial statements were authorised for issue by the Board of Directors on 24 August 2021. 
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Schedule of investments  
As at 30 June 2021 

EII US Property Fund Currency 
Nominal 
holdings 

Fair value 
USD 

% NAV 

Financial assets at fair value through profit or loss     

Equities     

United States     

Acadia Realty Trust USD 12,711 279,134 0.19% 
Agree Realty Corp USD 6,894 485,958 0.32% 
Alexandria Real Estate Equities Inc USD 19,902 3,620,970 2.42% 
American Assets Trust Inc USD 8,503 317,077 0.21% 
American Campus Communities Inc USD 22,643 1,057,881 0.71% 
American Homes 4 Rent USD 41,001 1,592,889 1.06% 
American Tower Corp USD 1,916 517,588 0.35% 
Americold Realty Trust USD 36,000 1,362,600 0.91% 
Apartment Income REIT Corp USD 20,914 991,951 0.66% 
Apple Hospitality REIT Inc USD 31,814 485,482 0.32% 
Armada Hoffler Properties Inc USD 6,185 82,199 0.05% 
AvalonBay Communities Inc USD 22,123 4,616,849 3.08% 
Boston Properties Inc USD 22,661 2,596,724 1.73% 
Brandywine Realty Trust USD 26,719 366,317 0.24% 
Brixmor Property Group Inc USD 48,090 1,100,780 0.73% 
Broadstone Net Lease Inc USD 16,654 389,870 0.26% 
Camden Property Trust USD 13,491 1,789,851 1.20% 
CareTrust REIT Inc USD 13,104 304,406 0.20% 
Centerspace USD 970 76,533 0.05% 
Columbia Property Trust Inc USD 13,083 227,513 0.15% 
Community Healthcare Trust Inc USD 2,434 115,518 0.08% 
CoreSite Realty Corp USD 5,605 754,433 0.50% 
Corporate Office Properties Trust USD 15,969 446,972 0.30% 
Cousins Properties Inc USD 22,722 835,715 0.56% 
Crown Castle International Corp USD 1,427 278,408 0.19% 
CubeSmart USD 25,457 1,179,168 0.79% 
CyrusOne Inc USD 15,682 1,121,577 0.75% 
DiamondRock Hospitality Co USD 34,247 332,196 0.22% 
DigitalBridge Group Inc USD 65,648 518,619 0.35% 
Digital Realty Trust Inc USD 34,642 5,212,235 3.48% 
Diversified Healthcare Trust USD 26,654 111,414 0.07% 
Douglas Emmett Inc USD 25,035 841,677 0.56% 
Duke Realty Corp USD 53,873 2,550,887 1.70% 
Easterly Government Properties Inc USD 3,370 71,040 0.05% 
EastGroup Properties Inc USD 6,662 1,095,566 0.73% 
Empire State Realty Trust Inc USD 15,030 180,360 0.12% 
EPR Properties USD 8,710 458,843 0.31% 
Equinix Inc USD 6,068 4,870,177 3.25% 
Equity Commonwealth USD 12,100 317,020 0.21% 
Equity LifeStyle Properties Inc USD 27,227 2,023,238 1.35% 
Equity Residential USD 51,791 3,987,907 2.66% 
Essential Properties Realty Trust Inc USD 17,829 482,096 0.32% 
Essex Property Trust Inc USD 10,443 3,133,004 2.09% 
Extra Space Storage Inc USD 18,133 2,970,548 1.98% 
Federal Realty Investment Trust USD 11,015 1,290,628 0.86% 
First Industrial Realty Trust Inc USD 22,225 1,160,812 0.78% 
Four Corners Property Trust Inc USD 9,611 265,360 0.18% 
Gaming and Leisure Properties Inc USD 27,970 1,295,850 0.87% 
Getty Realty Corp USD 1,850 57,628 0.04% 
Global Net Lease Inc USD 9,651 178,544 0.12% 
Healthcare Realty Trust Inc USD 12,839 387,738 0.26% 
Healthcare Trust of America Inc USD 24,115 643,871 0.43% 
Healthpeak Properties Inc USD 84,143 2,801,120 1.87% 
Highwoods Properties Inc USD 18,506 835,916 0.56% 
Hilton Worldwide Holdings Inc USD 361 43,544 0.03% 
Host Hotels & Resorts Inc USD 100,743 1,721,698 1.15% 
Hudson Pacific Properties Inc USD 22,499 625,922 0.42% 
Independence Realty Trust Inc USD 19,789 360,753 0.24% 
Industrial Logistics Properties Trust USD 8,737 228,385 0.15% 
Innovative Industrial Properties Inc USD 2,793 533,519 0.36% 
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Schedule of investments (continued)   

As at 30 June 2021 

EII US Property Fund (continued) Currency 
Nominal 
holdings 

Fair value 
USD 

% NAV 

Financial assets at fair value through profit or loss (continued)     

Equities (continued)     

United States (continued)     

Invitation Homes Inc USD 84,193 3,139,557 2.10% 
JBG SMITH Properties USD 20,479 645,293 0.43% 
Kennedy-Wilson Holdings Inc USD 12,940 257,118 0.17% 
Kilroy Realty Corp USD 18,956 1,320,096 0.88% 
Kimco Realty Corp USD 72,377 1,509,060 1.01% 
Kite Realty Group Trust USD 9,786 215,390 0.14% 
Lexington Realty Trust USD 35,172 420,305 0.28% 
Life Storage Inc USD 9,940 1,067,059 0.71% 
LTC Properties Inc USD 5,514 211,682 0.14% 
Macerich Co/The USD 16,416 299,592 0.20% 
Mack-Cali Realty Corp USD 10,754 184,431 0.12% 
Marriott International Inc/MD USD 321 43,823 0.03% 
Medical Properties Trust Inc USD 62,446 1,255,165 0.84% 
MGM Growth Properties LLC USD 6,615 242,241 0.16% 
Mid-America Apartment Communities Inc USD 17,316 2,916,361 1.95% 
National Health Investors Inc USD 5,659 379,436 0.25% 
National Retail Properties Inc USD 18,476 866,155 0.58% 
National Storage Affiliates Trust USD 9,510 480,826 0.32% 
NexPoint Residential Trust Inc USD 3,151 173,242 0.12% 
Office Properties Income Trust USD 996 29,193 0.02% 
Omega Healthcare Investors Inc USD 30,285 1,099,043 0.73% 
Paramount Group Inc USD 24,455 246,262 0.16% 
Park Hotels & Resorts Inc USD 29,483 607,645 0.41% 
Pebblebrook Hotel Trust USD 20,241 476,676 0.32% 
Physicians Realty Trust USD 19,113 353,017 0.24% 
Piedmont Office Realty Trust Inc USD 18,983 350,616 0.23% 
Prologis Inc USD 110,011 13,149,615 8.78% 
PS Business Parks Inc USD 2,751 407,368 0.27% 
Public Storage USD 19,658 5,910,964 3.95% 
QTS Realty Trust Inc USD 6,670 515,591 0.34% 
Realty Income Corp USD 42,512 2,837,251 1.89% 
Regency Centers Corp USD 24,813 1,589,769 1.06% 
Retail Opportunity Investments Corp USD 19,381 342,268 0.23% 
Retail Properties of America Inc USD 29,855 341,840 0.23% 
Rexford Industrial Realty Inc USD 23,019 1,310,932 0.88% 
RLJ Lodging Trust USD 23,649 360,174 0.24% 
RPT Realty USD 6,936 90,029 0.06% 
Ryman Hospitality Properties Inc USD 8,425 665,238 0.44% 
Sabra Health Care REIT Inc USD 31,387 571,243 0.38% 
Safehold Inc USD 1,529 120,027 0.08% 
SBA Communications Corp USD 849 270,576 0.18% 
Service Properties Trust USD 10,213 128,684 0.09% 
Simon Property Group Inc USD 44,154 5,761,214 3.85% 
SITE Centers Corp USD 18,345 276,276 0.18% 
SL Green Realty Corp USD 10,747 859,760 0.57% 
Spirit Realty Capital Inc USD 17,515 837,918 0.56% 
STAG Industrial Inc USD 27,157 1,016,487 0.68% 
STORE Capital Corp USD 36,372 1,255,198 0.84% 
Summit Hotel Properties Inc USD 15,615 145,688 0.10% 
Sun Communities Inc USD 16,526 2,832,556 1.89% 
Sunstone Hotel Investors Inc USD 33,924 421,336 0.28% 
Tanger Factory Outlet Centers Inc USD 12,895 243,071 0.16% 
Terreno Realty Corp USD 12,564 810,629 0.54% 
UDR Inc USD 47,872 2,344,771 1.57% 
Universal Health Realty Income Trust USD 1,240 76,322 0.05% 
Urban Edge Properties USD 13,225 252,598 0.17% 
Ventas Inc USD 54,713 3,124,112 2.09% 
VEREIT Inc USD 26,814 1,231,567 0.82% 
VICI Properties Inc USD 84,541 2,622,462 1.75% 
Vornado Realty Trust USD 24,469 1,141,968 0.76% 
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Schedule of investments (continued)   
As at 30 June 2021 

EII US Property Fund (continued) Currency 
Nominal 
holdings 

Fair value 
USD 

% NAV 

Financial assets at fair value through profit or loss (continued)     

Equities (continued)     

United States (continued)     

Washington Real Estate Investment Trust USD 8,819 202,836 0.14% 
Weingarten Realty Investors USD 12,519 401,483 0.27% 
Welltower Inc USD 65,006 5,401,998 3.61% 
WP Carey Inc USD 22,822 1,702,977 1.14% 
Xenia Hotels & Resorts Inc USD 18,777 351,692 0.24% 

   149,298,250 99.68% 
       

Total equities (31 December 2020: 99.57%)   149,298,250 99.68% 
     

Total financial assets at fair value through profit or loss (31 December 2020: 99.57%) 149,298,250 99.68% 
     

Cash and cash equivalents and other net assets (31 December 2020: 0.43%) 474,258 0.32% 
       

Net assets attributable to equity shareholders 149,772,508 100.00% 
     

          

Analysis of total assets     % of total assets 
Transferable securities listed on an official stock exchange   99.58% 
Other current assets    0.42% 

    100.00% 

  



 EII US Property Fund 

18 

Statement of significant portfolio movements  
For the six month financial period ended 30 June 2021 

The Central Bank Regulations requires all material changes that have occurred in the disposition of the assets of the UCITS to be documented in the 
interim report. A material change is defined as the aggregate purchases of a security exceeding 1 per cent of the total value of purchases for the 
financial period or aggregate disposals greater than 1 per cent of the total value of sales for the financial period. 

  Cost 
Purchases USD 
  
Equinix Inc 4,990,253 
Equity Residential 1,039,371 
CoreSite Realty Corp 740,999 
AvalonBay Communities Inc 711,879 
Welltower Inc 681,316 
Prologis Inc 665,981 
Essex Property Trust Inc 585,964 
Digital Realty Trust Inc 498,175 
Simon Property Group Inc 494,904 
Kilroy Realty Corp 486,243 
American Tower Corp 478,126 
Healthpeak Properties Inc 403,713 
Broadstone Net Lease Inc 397,283 
Ventas Inc 352,959 
Equity Commonwealth 352,076 
Boston Properties Inc 351,758 
UDR Inc 344,653 
Mid-America Apartment Communities Inc 316,905 
Crown Castle International Corp 280,311 
SBA Communications Corp 249,676 
Vornado Realty Trust 231,937 
Sun Communities Inc 231,801 
SL Green Realty Corp 219,045 
STORE Capital Corp 206,467 
  

  Proceeds 
Sales USD 
  
Equity Residential 978,403 
Realty Income Corp 749,062 
Digital Realty Trust Inc 669,284 
Simon Property Group Inc 586,898 
Invitation Homes Inc 573,876 
Mid-America Apartment Communities Inc 573,470 
Duke Realty Corp 547,450 
Boston Properties Inc 431,530 
Camden Property Trust 414,781 
Gaming and Leisure Properties Inc 402,018 
Equity LifeStyle Properties Inc 384,296 
Monmouth Real Estate Investment Corp 380,530 
AvalonBay Communities Inc 355,896 
Welltower Inc 352,971 
Public Storage 337,677 
Essex Property Trust Inc 319,609 
Regency Centers Corp 310,453 
Ventas Inc 289,094 
National Retail Properties Inc 278,242 
Healthcare Realty Trust Inc 272,040 
Physicians Realty Trust 270,004 
Weingarten Realty Investors 266,523 
VEREIT Inc 256,353 
Kilroy Realty Corp 254,276 
Cousins Properties Inc 240,909 
Healthcare Trust of America Inc 239,388 
Hilton Worldwide Holdings Inc 218,887 
Marriott International Inc/MD 215,074 
SL Green Realty Corp 198,470 
Extra Space Storage Inc 198,135 
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