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Investment manager’s report  
For the financial period from 22 December 2019 to 30 June 2020 
 
Fund Performance & Market Analysis 
For the reporting period beginning 22 December 2019 and ending 30 June 2020, EII US Property Fund (the “Fund”) declined -19.17% (in USD). The 
FTSE EPRA/NAREIT United States Index Net TRI (benchmark) declined -19.64% in USD for the same period. For the reporting period, the Data 
Centers, Towers and Timber sectors were among the best performers while the Lodging, Retail and Office sectors trailed the Index. 
 
Review 
As the world acclimatizes to the realities of living in the midst of a pandemic, financial markets are now better positioned to assess the economic costs 
of the policies and outcomes engendered by Covid-19. In the US, widespread lockdowns initiated in mid-March to stem the spread of the virus began 
to be lifted in late April and May. Regional hotspots, such as the Northeast and parts of the Midwest, remained closed until late May and, therefore, 
had a more significant economic toll to contend with. Some regions of the country, including large parts of the Southeast, Texas, and the Southwest 
were less impacted by the first wave of the virus and typically reopened sooner with less restrictions on social distancing and the use of masks. 
Unfortunately, it is these areas of the country that are now driving new virus cases and hospitalizations to alarmingly high levels. So far, the rise in 
cases has not been met with a proportional increase in deaths. This trend is probably a key contributing factor to the positive performance of risk assets 
over recent weeks. In terms of the ‘human ingenuity’ equation, which was a key talking point when the pandemic first became prevalent in the US, 
experts from various fields have made great strides in treating infected patients more effectively and in developing therapeutics and vaccines that 
could, one day, alleviate many of the most severe symptoms of the virus.  
 
Swift action on the part of the US Federal Reserve (Fed) and Congress led to an unprecedented monetary and fiscal response, which was instrumental 
in softening the economic blow of the pandemic. The Fed has been aggressive and surgical in providing liquidity to financial markets and successfully 
tightened spreads across the credit spectrum. Congress was able to work in a ‘mostly’ bipartisan manner to provide an economic and social safety net 
to the millions of Americans who lost their jobs as a direct result of the virus and economic shutdown. The coming weeks will be key for Washington 
as lawmakers must negotiate a ‘phase 4’ stimulus package for the economy, which some pundits believe will approach $1.5 trillion in new funding.  
 
Looking at the economy and financial markets over the past quarter, we learned that the US economy went into a Covid-induced recession in February 
and exited recession in April as the economy started to reopen. The June employment report of 4.8 million jobs added in the month comes on the back 
of a very strong May number of +5.8 million (revised). While the current unemployment rate of 11% is still a far way off from the February lows, the 
trend is moving in the right direction. The Evercore ISI (EISI) Company Survey rose for a 12th consecutive week at the end of June as regional re-
openings along with fiscal and monetary stimulus led to a solid economic bounce. Along with employment and wages, consumer confidence and retail 
sales also rebounded. Low mortgage rates drove a resurgence in the housing market, and US vehicle production and sales also surged in June. In 
terms of economic forecasts, EISI predicts a 40% decline in 2Q real GPD, followed by a +20% rebound in 3Q and an additional +20% bounce in 4Q. 
Real GDP growth for 2021 is forecast at +5.0%. While many argue that equity valuations are expensive at current levels, there are signs that the asset 
class is in the trough of its earnings cycle, which implies high price-earnings multiples. If EISI’s economic forecast proves accurate, equity multiples 
could come down as earnings reaccelerate.  
 
Equity markets delivered very strong returns in the second quarter as most risk assets bounced off their March lows. Major benchmarks, including the 
S&P 500 and the Dow Jones Industrial Average were up close to 20% in the period as cash flowed into beaten down segments of the market. Equity 
REITs lagged the broader equity markets in the second quarter with the FTSE NAREIT Equity Index returning +11.8%. The technology/infrastructure-
weighted FTSE NAREIT All Equity Index returned +13.3% in the period due to the strong performance of data centers and tower REITs throughout the 
crisis.  
 
During the period, three of the four best-performing sectors were within the retail REIT sub-sectors, which were hit exceptionally hard in 1Q. Shopping 
centers led the pack with a total return of +26.5%, followed by malls and free standing at +22.3% and +21.3%, respectively. Retail sales shifted quickly 
as the pandemic came into view, with shoppers stockpiling essential non-perishable foods and household goods while foregoing retail experiences 
such as restaurants, movie theatres and gyms. The period also saw an acceleration in the movement of sales from bricks and mortar stores to online. 
More recently, with the phased reopening of the economy, pent-up demand for shopping has led to very solid sales trends across many categories of 
retail. The downside of this is that already weak secular drivers for legacy retailers will lead to more store closings and bankruptcies within the industry, 
putting additional pressure on landlords for the foreseeable future. On a YTD basis, retail continues to be one of the worst-performing sectors with a -
36.8% total return.  
 
Other sectors that delivered positive standout performances were single family rentals (+23.3%) and healthcare (+18%). The single-family rental (SFR) 
category has performed well throughout the pandemic and was also a strong performer in 2019. This sector represents an excellent case study in how 
the institutionalization of a historically ‘mom & pop’ approach to affordable housing can become a win-win situation for landlords, tenants and 
shareholders. Since the start of the pandemic, occupancy rates and rent collections have remained stable for this property type. The healthcare property 
sector has been supported by consistent performance from medical office building and life science portfolios. These portfolios have seen very few 
tenant requests for rent relief, while rent collections have remained above 95% since March. Companies with high exposure to senior housing and 
skilled nursing have been more negatively impacted by Covid-19 as occupancy levels have dropped 500-600bps or more, and operating expenses 
have moved higher. Infection rates in these facilities have now started to trend lower and new residents are starting to move into homes.  
 
The sector laggards during the period included self-storage (-1.7%), office (+4.9%), lodging (+5.5%) and apartments (+6.5%). The self-storage sector 
entered the Covid period with excess supply, which led to a precipitous drop in street rates when demand tapered off. The storage sector has historically 
been highly recession resistant and, even with the current oversupply in many markets, occupancy has remained stable and rent collections have not 
been a problem. The defensive characteristics of storage should manifest themselves in the future. The office sector has lagged the broader group on 
a YTD basis as well as in the second quarter. New York City fundamentals were challenged going into the crisis and the cyclical challenges of the 
pandemic, coupled with secular concerns that the work-from-home trend will persist beyond the pandemic, has shaken investor perceptions of the 
property type. The office sector is notoriously capital intensive at the best of times and, with new protocols being put in place to safeguard office workers 
from illness, the group has become incrementally more challenged. Better air quality and ventilation, touchless surfaces, temperature monitoring and 
capacity restrictions are just a few of the issues that office landlords are working through as they try and get tenants safely back into their workspaces.  
 
The lodging sector has been the hardest and most directly impacted of any property type since March. Many urban and resort hotels remain closed as 
group and business travel has yet to re-emerge. Leisure travel has started to come back on a limited scale as summer vacation season comes into 
focus and domestic/drive-to destinations garner interest. Many hotel operators are not expecting a return to ‘normalcy’ until well into 2021 or until such 
time as a vaccine becomes widely available. The apartment sector has lagged peers in both 2Q and on a YTD basis. Within the group, companies with 
New York and California exposure have been hit the hardest while owners located in the sunbelt have performed marginally better. Dense, urban 
markets such as New York and San Francisco could see a greater workforce as highly skilled and more-educated apartment dwellers would have the 
flexibility to work from home and do so in a less dense or suburban setting. Also, with Covid-related layoffs more prevalent in the coastal markets – 
which are dominated by liberal-leaning local governments – rent relief legislation and rent control policy are more likely to be enforced.   
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Investment Manager’s report (continued) 
For the financial period from 22 December 2019 to 30 June 2020 
 
Review (continued) 
As 2Q20 came to a close, the EII US Property Fund maintained its largest overweight positions in SFR, industrial, secondary city office and gaming 
triple-net (NNN). All four of these sub-sectors have managed to navigate the pandemic with relative success. All of these property types displayed 
strengthening fundamentals coming into 2020, driven by operating efficiencies (which gave rise to better margins) and dynamic external growth profiles 
that were supported by robust development pipelines or the ability to ‘spread invest’ via accretive acquisitions. The industrial and SFR categories 
benefited from secular drivers, both pre- and post-Covid, which led to very high rent collection rates and strong demand for their property types. 
Secondary city office companies benefited from providing a high-quality, yet lower-cost alternative to coastal markets. They have also been able to 
capitalize on incentives being offered by pro-growth states and cities which have the housing, schools and transit infrastructure that make them highly 
competitive to larger and more expensive locales. The gaming NNN category was hit hard in the initial wave of the pandemic as all casinos were forced 
to close by federal and state mandates. Casino operators (the REIT tenants) are large, predominantly publicly traded, and well capitalized. This enabled 
them to move quickly to secure liquidity as the crisis materialized. The casino operators have remained current on rent to their REIT landlords and are 
now beginning to reopen their properties under new social-distancing guidelines.  
 
Outlook 
Looking at the state of the US REIT market almost five months into the Covid-19 crisis, we see an environment where companies have successfully 
maintained and, where needed, improved balance sheet capacity and liquidity. Companies have taken advantage of the Fed’s monetary policy efforts 
to extend debt maturities at highly advantageous borrowing costs. With modest amounts of acquisition activity now earmarked for 2020, companies 
are completing the buildout of development pipelines and making capital investments that will better position them to operate successfully in the post-
pandemic world. Depending on the property type, many sectors are working through fairly elaborate rent deferral programs with tenant operators to 
provide those tenants with the financial flexibility they need to survive the downturn.  
 
Even with the 2Q rally in REITs, the group remains down by almost -19% YTD on a total return basis. REITs are currently trading at roughly 15x 2021 
funds from operations (FFO), and 2021 earnings growth is expected to be approximately +5%. While many companies in the lodging and retail sectors 
have either suspended or cut their dividends, the REIT universe is still yielding 4.1% on a conservative adjusted-FFO payout ratio of 75%. The group 
has very little in debt maturities to contend with for the balance of 2020 and into 2021, providing a high-quality income stream to investors. Although 
few private market transactions are being completed in today’s environment, the group still appears to be trading at a material discount to NAV in the 
range of 10-12%. On an implied cap rate basis, the sector is trading at a yield of 6.3% versus corporate bonds, which are currently trading at an all-in 
yield of just 2.7%. This spread of 360bps is +2 standard deviations above the historic spread of 160bps. REIT corporate debt spreads have also 
continued to contract over the course of the second quarter, having narrowed an additional 26bps in June. All told, REIT valuations are attractive on a 
pure multiple basis, on a NAV basis, and on an implied cap-rate basis. 
 
 
 
 
EII Capital Management, Inc. 
July 2020 
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Statement of financial position 
As at 30 June 2020 
 

    30 June 2020 21 December 2019 
  (unaudited) (audited) 

 Note USD USD 

    
Assets    
Cash and cash equivalents 4 300,823  229,686  
Financial assets at fair value through profit or loss 3   
- transferable securities  110,332,358  119,214,157  
Accrued income  289,970  165,314  
Other assets  46,343  52,400  

Total assets  110,969,494  119,661,557  

    
Liabilities    
Investment manager and distributor fee payable 5  56,230   39,491  
Manager fee payable 6  12,379   8,896  
Depositary fee payable 7  34,388   13,509  
Other expenses payable 8  38,022   51,804  

Total liabilities (excluding net assets attributable to equity shareholders)   141,019   113,700  

    
Net asset value attributable to equity shareholders   110,828,475   119,547,857  
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Statement of comprehensive income 
For the financial period from 22 December 2019 to 30 June 2020 
 

   30 June 2020 21 December 20191 
  (unaudited) (audited) 

 Note USD USD   
  

Investment income 
 

  
Interest income   345   527  
Dividend Income   2,598,495   1,236,187  
Other Income   12,431   1,400  
Net loss on financial assets at fair value through profit or loss and foreign exchange 3  (21,533,782)  (2,145,168) 

Total investment expense   (18,922,511)  (907,054) 

    
Expenses 

 
  

Investment manager and distributor fee 5  351,267   186,340  
Manager fee  6  81,270   43,332  
Depositary fees 7  23,207   13,509  
Other expenses 8  49,092   31,596  

Total expenses   504,836   274,777  

    
Operating loss   (19,427,347)  (1,181,831) 

    
Finance costs    
Interest expense   10  - 
Dividend distribution 12  891,432  - 

Total finance costs   891,442  - 
    
Loss before taxation   (20,318,789) (1,181,831) 

    
Taxation    
Withholding tax on dividends   640,788  405,088 

    
Decrease in net assets attributable to equity shareholders from continuing operations   (20,959,577) (1,586,919) 

 
 

1For the financial period from 18 September 2019 (date of Fund launch) to 21 December 2019. 
 
All amounts relate to continuing operations. There were no gains/(losses) in the financial period other than the decrease in net assets attributable to 
equity shareholders. 
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Statement of changes in net assets attributable to holders of equity shares 
For the financial period from 22 December 2019 to 30 June 2020 
 

  30 June 2020 21 December 20191 
 (unaudited) (audited) 

 USD USD 

   
Net assets attributable to equity shareholders at the start of the financial period 119,547,857 - 
   
Total comprehensive income for the financial period   
Decrease in net assets attributable to equity shareholders from continuing operations (20,959,577) (1,586,919) 
   
Transactions with owners, recognised directly in equity   
Issue of shares from merger - 121,036,613 
Issue of shares 12,240,195 98,163 

Total transactions with owners 12,240,195 121,134,776 
   

Net assets attributable to equity shareholders at the end of the financial period 110,828,475 119,547,857 

 
 
1For the financial period from 18 September 2019 (date of Fund launch) to 21 December 2019. 
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Statement of cash flows 
For the financial period from 22 December 2019 to 30 June 2020 
 

  30 June 2020 21 December 20191 
 (unaudited) (audited) 

 USD USD 

   
Cash flow from operating activities   
Decrease in net assets attributable to equity shareholders from continuing operations (20,959,577) (1,586,919) 
Adjustment for:   
Distributions to equity shareholders 891,432 - 
Dividend income  (2,598,495) (1,236,187) 
Interest income  (345) (527) 
Withholding taxes  640,788  405,088 

Net operating cash flow before change in operating assets and liabilities  (22,026,197) (2,418,545) 
    
Net decrease/(increase) in financial assets at fair value through profit or loss  8,881,799  (282,878) 
Net decrease/(increase)  in other receivables  6,057  (52,400) 
Net increase/(decrease) in other payables  27,319  (29,068) 

Cash used in operations  (13,111,022) (2,782,891) 
    
Dividends received  1,833,051  779,890 
Interest received  345  527 

Net cash used in operating activities  (11,277,626) (2,002,474) 
    
Cash flows from financing activities   
Dividend paid to equity shareholders  (891,432) - 
Proceeds from sale of participating shares  12,240,195  98,162 
Cash transferred in merger  -    2,133,998 

Net cash from financing activities  11,348,763  2,232,160 
    

Net increase in cash and cash equivalents  71,137  229,686 
    

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

Cash and cash equivalents at the end of the financial period  300,823  229,686 

    
Breakdown of cash and cash equivalents   
Cash and cash equivalents  300,823  229,686 

 
 
1For the financial period from 18 September 2019 (date of Fund launch) to 21 December 2019. 
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Notes to the financial statements 
For the financial period from 22 December 2019 to 30 June 2020 

1. General information 

EII US Property Fund (the “Fund”) is a sub-fund of Elevation UCITS Funds (Ireland) ICAV (the “ICAV”). The ICAV was registered with the Central Bank 
of Ireland on 21 June 2018 as an 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 Enhanced Cash Fund, which launched on 30 
April 2019. 

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 financial period from 22 December 2019 to 30 June 2020 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”) 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 21 December 2019, 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. 

Comparative amounts for these financial statements are based on the annual financial statements for financial period ended 21 December 2019. 

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 2020 21 December 2019 
      USD USD 

Net realised loss on financial assets at fair value through profit or loss and foreign 
exchange 

   (3,061,189) (132,175) 
Change in unrealised loss on financial assets at fair value through profit or loss and 
foreign exchange    (18,472,593)  (2,012,993) 

Net loss on financial assets at fair value through profit or loss and foreign 
exchange    (21,533,782)  (2,145,168) 
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3. Financial assets at fair value through profit or loss (continued) 

(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. 

There were no transfers between levels during the financial periods ended 30 June 2020 and 21 December 2019. 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 2020 

  Level 1 Level 2 Level 3 Total 
  USD USD USD USD 

     

EII US Property Fund     

 - Equity securities  110,332,358 - - 110,332,358 

Financial assets at fair value through profit or loss 110,332,358 - - 110,332,358 
 
As at 21 December 2019 

  Level 1 Level 2 Level 3 Total 
  USD USD USD USD 

     

EII US Property Fund     

 - Equity securities  119,214,157  -  -  119,214,157  

Financial assets at fair value through profit or loss 119,214,157  -  -  119,214,157  
 

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 2020 and 21 December 2019 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 with banks and bank overdrafts held at The Bank of New York Mellon SA/NV, Dublin Branch (the 
“Depositary”) and the umbrella cash account held at Bank of New York Mellon – London Branch. 

There were no cash balances held in the umbrella cash collections account at The Bank of New York Mellon – London Branch at the reporting dates 
30 June 2020 and 21 December 2019. 

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

As at 30 June 2020 

  Credit rating (S&P) Currency 
USD equivalent 

balance 

The Bank of New York Mellon SA/NV, Dublin Branch AA- USD 300,823 
Total   300,823 

 
As at 21 December 2019 

  Credit rating (S&P) Currency 
USD equivalent 

balance 

The Bank of New York Mellon SA/NV, Dublin Branch AA- USD 229,686 
Total   229,686 

 

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. 
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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 
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.  

8. Other expenses 

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

  30 June 2020 21 December 2019 
  USD USD 

General expense    8,871   38,970  
Legal fees and professional fees   26,013   11,147  
Other fees charged by the Manager   2,232   1,080  
Regulatory fee    906   607  

  38,022 51,804 
 
The below fees were charged through the statement of comprehensive income during the financial period ended: 

  30 June 2020 21 December 2019 
  USD USD 

Bank charges  212  500  
Legal and professional fees   40,650   23,750  
Other fees charged by the Administrator    68   70  
Other fees charged by the Manager   1,805   3,555  
Regulatory fee    299   607  
Set up costs    6,058   3,114  

   49,092   31,596  

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. 

10. Exchange rates 

There were no assets and liabilities held in foreign currencies other than the functional currency of the Fund as at 30 June 2020 and 21 December 
2019. 

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. 
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11. Share capital (continued) 

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

30 June 2020 

 30 June 2020 21 December 2019 
USD Class I Shares*   
Opening balance 863,372.174 - 
Merger In - 862,670.174 
Subscription 140,502.119 702 
Redemption - - 

Closing balance 1,003,874.293 863,372.174 
 
*This was the only share class in issue during the reporting period. USD Class I Shares is an unhedged share class. 

12. Distributions 

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 period ended 30 June 2020, relating to income earned during the financial period 
18 September 2019 to 21 December 2019. There were no dividends paid during the financial period ended 21 December 2019. There were no 
distributions paid from capital during the financial period. 

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 2020 21 December 2019 
USD Class I Shares USD 110.4010 138.4662 

 

14. Soft commission arrangements 

There were no soft commission arrangements in place during the financial period (21 December 2019: 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 financial period ended 30 June 2020 (21 December 2019: nil). 

16. Capital management 

Capital requirements are covered by the Manager who is authorised by the Central Bank of Ireland as the Management Company of the ICAV. As at 
30 June 2020 and 21 December 2019, the Manager was in compliance with the minimum capital 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. 
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18. Transactions involving connected persons 

Chapter 10 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”) headed ‘Transactions involving Connected Persons’ states in regulation 43 that a 
responsible person shall ensure that any transaction between a UCITS and the management company or depositary to a UCITS; and the delegates 
or sub-delegates of such a management company or depositary (excluding any non-group company sub-custodians appointed by a depositary); and 
any associated or group company of such a management company, depositary, delegate or sub-delegate (“connected persons”) is conducted at arm’s 
length and is in the best interests of the unitholders of the UCITS. 

The Manager of the ICAV is satisfied that there are arrangements (evidenced by written procedures) in place, to ensure that the obligations set out in 
Regulation 78 (4) (a) are applied to all transactions with connected parties; and the Management Company of the ICAV is satisfied that transactions 
with connected parties entered into during the financial period complied with the obligations set out in Regulation 43 (1) (a) and (b) of the Central Bank 
Regulations. 

19. Related party disclosures  

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. 

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. Out of the manager fee the Manager pays fees for other service providers to the 
Fund as outlined in note 6. During the financial period, the Manager received USD 81,270 (21 December 2019: USD 43,332), of which, USD 52,400 
(21 December 2019: USD 17,773) related to services provided by the Manager. 

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 2020 21 December 2019 
  USD USD 

Investment Manager fee  351,267 186,340 

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 relating to the financial period ended 30 June 2020 amounted to €15,000 (21 December 2019: €23,076) in respect of the 
ICAV. Directors fees are paid by the Manager out of the manager fee as disclosed in note 6. Conor Meehan did not receive a fee during the financial 
period. 

The Directors held no shares in the Fund during the financial periods ended 30 June 2020 and 21 December 2019. The table below discloses the 
shares held by other related parties: 

As at 30 June 2020 

Related Party Type Class Shares 

Employee of the Investment Manager  USD Class I Shares 20,393.399 
 
As at 21 December 2019 

Related Party Type Class Shares 

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

20. Significant events during the financial period 

Effective 22 January 2020, Conor Meehan was appointed as a Director of the ICAV. 

COVID-19: The World Health Organization declared the COVID-19 outbreak a pandemic on 11 March 2020. The Board of Directors is aware that 
global financial markets have been reacting to the outbreak and have incurred increased volatility and uncertainty since the onset of the pandemic. 
The Board of Directors has also noted the operational risks that are posed to the ICAV and its service providers due to global and local movement 
restrictions that have been enacted by many countries’ governments. Service providers’ Business Continuity Plans have been implemented and are 
working well with no significant issues reported. COVID-19 pandemic is an unprecedented event and the eventual impact on the global economy and 
financial markets will largely depend on the scale and duration of the outbreak. The Board of Directors will continue to monitor this situation. The 
ultimate and full extent of the effect of this on the ICAV is not possible to estimate at this time.   

For the reporting period beginning 22 December 2019 and ending 30 June 2020, EII US Property Fund (the “Fund”) declined -19.17% (in USD). The 
FTSE EPRA/NAREIT United States Index Net TRI (benchmark) declined -19.64% in USD for the same period.  The fund performance for Q2 2020 is 
10.48% compared to 11.35% for the FTSE EPRA/NAREIT Developed Net TRI United States Index.  

21. Changes to the prospectus 

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

22. Events after the reporting date 

There were no redemptions or subscriptions from the Fund from the reporting date to approval of the financial statements. The Fund performance for 
the month to 31 July 2020 is 3.98% compared to 3.42% for the FTSE EPRA/NAREIT Developed Net TRI United States Index. 

23. Approval of the financial statements 

The unaudited financial statements were authorised for issue by the Board of Directors on 20 August 2020. 
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Schedule of investments  
As at 30 June 2020 
 

EII US Property Fund Currency 
Nominal 
holdings 

Fair value in USD % of NAV 

Financial assets at fair value through profit or loss     

Equities     

United States     

Acadia Realty Trust USD 9,426 122,349 0.11% 
Agree Realty Corp USD 7,745 508,924 0.46% 
Alexandria Real Estate Equities Inc USD 22,293 3,617,039 3.26% 
American Assets Trust Inc USD 6,611 184,050 0.17% 
American Campus Communities Inc USD 16,885 590,300 0.53% 
American Finance Trust Inc USD 8,079 64,107 0.06% 
American Homes 4 Rent USD 56,776 1,527,274 1.38% 
Americold Realty Trust USD 35,320 1,282,116 1.16% 
Apartment Investment and Management Co USD 22,285 838,807 0.76% 
Apple Hospitality REIT Inc USD 60,935 588,632 0.53% 
Armada Hoffler Properties Inc USD 10,638 105,848 0.10% 
AvalonBay Communities Inc USD 19,781 3,058,934 2.76% 
Boston Properties Inc USD 24,966 2,256,427 2.04% 
Brandywine Realty Trust USD 20,060 218,453 0.20% 
Brixmor Property Group Inc USD 54,739 701,754 0.63% 
Camden Property Trust USD 14,639 1,335,370 1.20% 
CareTrust REIT Inc USD 19,970 342,685 0.31% 
Columbia Property Trust Inc USD 25,958 341,088 0.31% 
Community Healthcare Trust Inc USD 3,351 137,056 0.12% 
Corporate Office Properties Trust USD 15,074 381,975 0.34% 
Cousins Properties Inc USD 32,551 970,996 0.88% 
CubeSmart USD 24,102 650,513 0.59% 
CyrusOne Inc USD 16,778 1,220,600 1.10% 
DiamondRock Hospitality Co USD 16,397 90,675 0.08% 
Digital Realty Trust Inc USD 38,895 5,527,368 4.99% 
Diversified Healthcare Trust USD 17,576 77,774 0.07% 
Douglas Emmett Inc USD 26,302 806,419 0.73% 
Duke Realty Corp USD 79,763 2,822,813 2.55% 
Easterly Government Properties Inc USD 4,080 94,330 0.09% 
EastGroup Properties Inc USD 6,349 753,055 0.68% 
Empire State Realty Trust Inc USD 11,446 80,122 0.07% 
EPR Properties USD 8,739 289,523 0.26% 
Equinix Inc USD 128 89,894 0.08% 
Equity Commonwealth USD 3,744 120,557 0.11% 
Equity LifeStyle Properties Inc USD 30,682 1,917,011 1.73% 
Equity Residential USD 56,746 3,337,800 3.01% 
Essential Properties Realty Trust Inc USD 9,479 140,668 0.13% 
Essex Property Trust Inc USD 8,703 1,994,467 1.80% 
Extra Space Storage Inc USD 18,333 1,693,419 1.53% 
Federal Realty Investment Trust USD 9,435 803,956 0.73% 
First Industrial Realty Trust Inc USD 21,375 821,655 0.74% 
Four Corners Property Trust Inc USD 9,722 237,217 0.21% 
Gaming and Leisure Properties Inc USD 39,051 1,351,165 1.22% 
Getty Realty Corp USD 3,468 102,930 0.09% 
Global Net Lease Inc USD 5,409 90,493 0.08% 
Healthcare Realty Trust Inc USD 21,817 639,020 0.58% 
Healthcare Trust of America Inc USD 34,692 920,032 0.83% 
Healthpeak Properties Inc USD 75,995 2,094,422 1.89% 
Highwoods Properties Inc USD 22,017 821,895 0.74% 
Hilton Worldwide Holdings Inc USD 1,559 114,509 0.10% 
Host Hotels & Resorts Inc USD 98,676 1,064,714 0.96% 
Hudson Pacific Properties Inc USD 31,557 793,974 0.72% 
Independence Realty Trust Inc USD 14,807 170,132 0.15% 
Industrial Logistics Properties Trust USD 7,609 156,365 0.14% 
Investors Real Estate Trust USD 1,729 121,877 0.11% 
Invitation Homes Inc USD 113,687 3,129,803 2.82% 
JBG SMITH Properties USD 7,885 233,159 0.21% 
Kennedy-Wilson Holdings Inc USD 12,205 185,760 0.17% 
Kilroy Realty Corp USD 21,009 1,233,228 1.11% 
Kimco Realty Corp USD 72,367 929,192 0.84% 
Kite Realty Group Trust USD 7,275 83,954 0.08% 
Lexington Realty Trust USD 29,455 310,750 0.28% 
Life Storage Inc USD 5,731 544,158 0.49% 
LTC Properties Inc USD 8,418 317,106 0.29% 
Mack-Cali Realty Corp USD 10,561 161,478 0.15% 
Marriott International Inc/MD USD 1,336 114,535 0.10% 
Medical Properties Trust Inc USD 65,130 1,224,444 1.10% 
Mid-America Apartment Communities Inc USD 19,939 2,286,405 2.06% 
Monmouth Real Estate Investment Corp USD 17,973 260,429 0.23% 
National Health Investors Inc USD 5,174 314,165 0.28% 
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Schedule of investments (continued)   

As at 30 June 2020 

 

EII US Property Fund (continued) Currency 
Nominal 
holdings 

Fair value in USD % of NAV 

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

Equities (continued)     

United States (continued)     

National Retail Properties Inc USD 24,560 871,389 0.79% 
National Storage Affiliates Trust USD 6,772 194,086 0.18% 
Office Properties Income Trust USD 3,010 78,170 0.07% 
Omega Healthcare Investors Inc USD 27,726 824,294 0.74% 
Paramount Group Inc USD 18,204 140,353 0.13% 
Park Hotels & Resorts Inc USD 18,145 179,454 0.16% 
Pebblebrook Hotel Trust USD 14,284 195,119 0.18% 
Physicians Realty Trust USD 31,555 552,844 0.50% 
Piedmont Office Realty Trust Inc USD 19,192 318,779 0.29% 
Prologis Inc USD 114,393 10,676,299 9.63% 
PS Business Parks Inc USD 2,849 377,208 0.34% 
Public Storage USD 19,818 3,802,876 3.43% 
QTS Realty Trust Inc USD 7,890 505,670 0.46% 
Realty Income Corp USD 56,150 3,340,925 3.01% 
Regency Centers Corp USD 29,294 1,344,302 1.21% 
Retail Opportunity Investments Corp USD 25,416 287,963 0.26% 
Retail Properties of America Inc USD 26,944 197,230 0.18% 
Rexford Industrial Realty Inc USD 22,563 934,785 0.84% 
RLJ Lodging Trust USD 15,537 146,669 0.13% 
RPT Realty USD 6,314 43,945 0.04% 
Ryman Hospitality Properties Inc USD 4,285 148,261 0.13% 
Sabra Health Care REIT Inc USD 21,755 313,925 0.28% 
Service Properties Trust USD 11,877 84,208 0.08% 
Simon Property Group Inc USD 45,746 3,128,111 2.82% 
SITE Centers Corp USD 26,195 212,180 0.19% 
SL Green Realty Corp USD 7,392 364,352 0.33% 
Spirit Realty Capital Inc USD 12,943 451,193 0.41% 
STAG Industrial Inc USD 26,476 776,276 0.70% 
STORE Capital Corp USD 34,168 813,540 0.73% 
Summit Hotel Properties Inc USD 33,249 197,167 0.18% 
Sun Communities Inc USD 14,506 1,968,174 1.78% 
Sunstone Hotel Investors Inc USD 46,278 377,166 0.34% 
Taubman Centers Inc USD 2,441 92,172 0.08% 
Terreno Realty Corp USD 12,649 665,843 0.60% 
UDR Inc USD 31,334 1,171,265 1.06% 
Universal Health Realty Income Trust USD 1,666 132,430 0.12% 
Urban Edge Properties USD 11,448 135,888 0.12% 
Ventas Inc USD 46,102 1,688,255 1.52% 
VEREIT Inc USD 155,922 1,002,578 0.90% 
VICI Properties Inc USD 84,836 1,712,839 1.55% 
Vornado Realty Trust USD 15,873 606,507 0.55% 
Washington Real Estate Investment Trust USD 8,365 185,703 0.17% 
Weingarten Realty Investors USD 18,549 351,133 0.32% 
Welltower Inc USD 67,942 3,515,999 3.17% 
WP Carey Inc USD 24,711 1,671,700 1.50% 
Weyerhaeuser Co USD 43,014 966,095 0.87% 
Xenia Hotels & Resorts Inc USD 7,816 72,924 0.07% 

   110,332,358 99.55% 
       

Total equities   110,332,358 99.55% 
     

Total financial assets at fair value through profit or loss  110,332,358 99.55% 
     

Cash and cash equivalents and other net assets   496,117 0.45% 
       

Net assets attributable to holders of redeemable participating shares 110,828,475 100.00% 
     

          

Analysis of total assets     % of total assets 

Transferable securities listed on an official stock exchange   99.43% 
Other current assets    0.57% 

    100.00% 
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Statement of significant portfolio movements  
For the financial period from 22 December 2019 to 30 June 2020 

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 
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  

  
Prologis Inc 2,583,140 
Weyerhaeuser Co 1,638,828 
Simon Property Group Inc 1,452,398 
Digital Realty Trust Inc 1,393,244 
Public Storage 1,111,997 
Duke Realty Corp 1,044,441 
Welltower Inc 1,012,649 
AvalonBay Communities Inc 975,746 
Realty Income Corp 974,892 
Equity Residential 875,664 
Alexandria Real Estate Equities Inc 694,371 
Extra Space Storage Inc 643,545 
Boston Properties Inc 622,626 
Invitation Homes Inc 472,181 
Omega Healthcare Investors Inc 438,544 
Highwoods Properties Inc 414,352 
Brixmor Property Group Inc 406,031 
Kimco Realty Corp 396,016 
Essex Property Trust Inc 392,857 
Healthpeak Properties Inc 384,088 
Gaming and Leisure Properties Inc 370,982 
Marriott International Inc/MD 354,096 
Hilton Worldwide Holdings Inc 347,638 
Cousins Properties Inc 340,664 
CyrusOne Inc 335,298 
Medical Properties Trust Inc 334,402 
Regency Centers Corp 328,708 
Rexford Industrial Realty Inc 328,332 
VICI Properties Inc 326,230 
American Homes 4 Rent 317,075 
UDR Inc 307,622 
Sunstone Hotel Investors Inc 306,844 
Americold Realty Trust 298,385 
  
  
  

 Proceeds 
Sales USD  

  
Prologis Inc 3,455,360 
American Tower Corp 947,879 
Alexandria Real Estate Equities Inc 841,052 
Equinix Inc 800,968 
Weyerhaeuser Co 698,062 
Crown Castle International Corp 683,524 
Simon Property Group Inc 654,200 
Digital Realty Trust Inc 359,275 
American Homes 4 Rent 331,468 
Ventas Inc 319,543 
Equity Residential 313,674 
Duke Realty Corp 295,011 
Kilroy Realty Corp 271,770 
Marriott International Inc/MD 231,991 
Hilton Worldwide Holdings Inc 219,922 
Sunstone Hotel Investors Inc 219,498 
Vornado Realty Trust 212,514 
Ryman Hospitality Properties Inc 209,266 
SBA Communications Corp 202,297 
SL Green Realty Corp 191,331 
First Industrial Realty Trust Inc 182,146 
EPR Properties 174,164 
  
  
  
  
  
  

 
 


