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GLOSSARY 

Abbreviation/Term Meaning/Definition 

Independent Insolvency 

Practitioner 

Independent Insolvency Practitioner Tom Ouma Mungai, engaged by 

the creditors restructuring committee on 23 September  2024 

Appointment date 23 September  2024 

Asset-Backed Notes 

“ABN” or “ABNs” 

Asset-backed notes) are bonds or notes backed by financial 

instruments? 

CHYF Cytonn High Yield Fund LLP - a regulated fund under Cytonn 

Investments Management PLC 

CHYS Cytonn High Yield Solutions LLP 

CIM or CIM PLC Cytonn Investments Management PLC 

CINP Cytonn Integrated Project LLP or "The Alma" 

CIP Cytonn Investments Partners LLP 

CIP5 Cytonn Investments Partners Five LLP or “Riverrun" in Ruiru 

CIP10 Cytonn Investments Partners Ten LLP or "Taraji" in Ruaka 

CIP11 Cytonn Investments Partners Eleven LLP or “The Ridge" in Ridgeways 

CRC Creditors Restructuring Committee 

CPN or "the Partnership" Cytonn Real Estate Project Notes LLP 

CRE or CRE LLP Cytonn Real Estates LLP 

Financial Instrument Financial instruments are assets that can be traded. These assets can be 

cash, a contractual right to deliver or receive cash another type of 

financial instrument, or evidence of one's ownership of an entity. 

FYE/FY Financial Year End 

High Net Worth Individual 

“HNWI" or HNW 

A High-Net-Worth Individual means the persons to whom the 

Partnership may make an offering who must be persons capable of 

producing an Initial Capital Contribution of not less than Ksh 1M and 

who shall meet such other criteria as the Board shall dictate including 

requirements as to net worth, asset holding, business experience and 

educational qualifications. 

Insol Act Insolvency Act 2015, Laws of Kenya 

Investment Partner A HNWI or institutional investor who has signed the Investment 

Agreement and contributed the minimum capital contribution has 

Partnership interests in his/her favor, registered on the books which the 

Statutory Manager has caused to be kept as of a particular time on such 

day. 

IM Investment Manager  

JV, JV's or JVA Joint Venture Agreement 

Underlying Assets/Entities This is the entity or asset upon which the value of a financial 

instrument is derived. 
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Unsecured Creditor/Lender An unsecured creditor is an individual or institution that lends money 

without obtaining specified assets as collateral. 

Unsecured Loan Note An unsecured note is a debt instrument that is not secured or covered 

by collateral. 

Loan Notes A loan note is an extended form of a generic 'I Owe You' document 

from one party to another. It enables a borrower to receive payments 

from a lender, possibly with an interest rate attached, over a set period, 

to which the outstanding amounts should be repaid. 

Medium Term Note or 

"MTN" 

A medium-term note (MTN) is a debt note that usually matures (is paid 

back) in 5-10 years. They can be issued on a fixed or floating coupon 

basis. 

Partnership Interest Partnership Interest means a partner's share of the profits and losses of 

a limited partnership and the right to receive distributions of partnership 

assets. 

Principal Partner CIM is the Principal Partner of CPN and exercises operational control 

over the Partnership (before Administration) 

RSVP 
Real Estate Special Purpose Vehicle 

SBM 
State Bank of Mauritius Kenya 

Senior Creditor/Lender 
These are creditors and lenders that rank higher than CPN 

SOA 
Scheme of Arrangements 

"SPV" or "SPVs" 
Special Purpose Vehicle 

Statutory Manager 
Means the person or persons appointed under Section 27 of the Act 

TTA 
Taaleritehdas Private Equity Funds or “Taaleri" 
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EXECUTIVE SUMMARY 

This executive summary provides an overview of the evaluation of the Debt Settlement Proposal 

(DSP) developed by Cytonn Investments Management Ltd (CIM) and presented to creditors in the context 

of the liquidation of Cytonn High Yield Solutions LLP (CHYS LLP) and Cytonn Real Estate Project Notes 

LLP (CPN LLP).  

The Purpose of the evaluation was to analyze the effectiveness of the DSP and its potential as an 

alternative to liquidation, providing creditors with a better return on their investment with CIM and the 

associated Special Purpose Vehicles (SPVs).  

The Evaluation involved engaging Nairobi Forensics LLP, a Business Rescue, Insolvency, and 

Restructuring firm, to undertake an independent analytical assessment of the Restructuring / Debt Settlement 

Proposal (March 2024) and to prepare a comprehensive report advising the Creditors Restructuring 

Committee and creditors at large.  

The scope of the evaluation included developing an evaluation plan, collecting data, studying the 

impact of liquidation/restructuring, undertaking data analysis, and reporting. The comparison was made 

between the DSP and the current procedures (liquidation) in line with the objectives of investors/creditors of 

CHYS LLP and CPN LLP, CIM, and SPVs around them.  

The evaluation approach involved considering surveys, questionnaires, progress notes, and document 

reviews to gather insights into whether the creditors preferred restructuring over liquidation. A target 

population consisting of investors from the list of claimants was identified, and 27 responses were received 

within the provided timeline. 

 The findings of the evaluation and the comprehensive report prepared by Nairobi Forensics LLP 

will provide valuable insights for the Creditors Restructuring Committee and creditors in making informed 

decisions regarding the proposed restructuring as an alternative to liquidation. This executive summary 

serves as an initial overview of the evaluation process and its outcomes. 
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1.0 INTRODUCTION. 

1.1 Background. 

Cytonn High Yield Solutions LLP (In Liquidation) and Cytonn Real Estate Project Notes LLP (In  Liquidation) 

before 31 August 2021 were LLPs through which Cytonn Investments Management Ltd (Cytonn) would raise 

funds from investors for deployment into real estate projects.  

 

Investors provided funds for tenures of between 1 and 3 years, on the strength of Cytonn’s promise to repay the 

funds with interest at a rate between 18% and 20% per annum.  

 

In the year 2020, the two LLPs (CHYS LLP & CPN LLP) could no longer repay investors as maturities fell 

due. The defaults triggered debt recovery litigation by investors which in turn forced the CHYS/CPN Board to 

file two Petitions seeking administration orders in respect of CHYS LLP and CPN LLP.   

 

Under the Petitions, the High Court on 6 October 2021 issued administration orders against CHYS LLP and 

CPN LLP administration, with Mr. Kereto Marima as administrator.   

 

Before the administrator’s two Statements of Proposal could be voted on, the administrator’s term lapsed. He 

applied to the High Court for an extension of his further term. The High Court on 6 January 2023 declined to 

extend his term and instead terminated the administration of CHYS LLP and CPN LLP, issued a liquidation 

order, and appointed the Official Receiver as liquidator. 

1.2 Purpose 

The purpose of the evaluation was to give an analytical view of the effectiveness of the Debt 

settlement Proposal (DSP) founded/ developed by CIM and was presented to creditors who reviewed 

the document and adopted it as the best alternative that would yield a better return on their 

investment with CIM and CRC for the proposed Restructuring as an alternative to Liquidation. 

1.3 Activity 

The Creditors Restructuring Committee engaged Nairobi Forensics LLP, the Business Rescue, 

Insolvency and Restructuring firm through Tom Mungai Ouma, IP, to undertake an independent 

analytical evaluation of the Restructuring / Debt Settlement Proposal (March 2024) and to prepare a 

comprehensive report advising the Committee and Creditors. 

1.4 Scope 

The scope included developing the evaluation plan, and data collection instruments, studying the 

impact of liquidation/restructuring, and undertaking the data analysis and reporting. Comparing the 

DSP and the current procedures (liquidation) in line with the objective of investors/creditors of 

Cytonn High Yield Solutions LLP (In Liquidation) and Cytonn Real Estate Project Notes LLP (In 

Liquidation), CIM, and SPVs around them. 

  



2 

2.1 EVALUATION APPROACH 

2.1 Evaluation Design 

We considered the surveys, questionnaires, progress notes, and document reviews to gather whether 

the Creditors preferred restructuring as opposed to liquidation from the social media, records, 

petitions, rulings, and administrator statements of proposals. 

   

2.2 Target Population and Sample Size  

Investors from the list of claimants were identified and sent a questionnaire for an onward response 

within two (2) days of the provided timeline. Only 27 responses were received before the close of 

business. In addition, 965 participants from social media were sampled to get the perceptions of the 

public about the entities CPN (In liquidation) and CHYS (in liquidation). 

 

2.3 Data Collection Instruments 

Audited financial statements, debt settlement proposals, administrator’s statement of proposal, 

valuation reports, CRC minutes& resolutions. In addition, progress notes sought to know the progress 

from the CRC meeting, resolutions, petitions, and public noise. 

 

2.4 Data Analysis 

The study evaluated the effectiveness of the Debt Settlement Proposal (DSP) by investors, receiving 

only 27 investors. To gather broader insights, 965 participants from social media were sampled. The 

data cleaning. Visual representations highlighted the findings, which were compiled into a 

comprehensive report based on the questionnaires, document review, and progressive report analysis. 

This report provided actionable insights and recommendations for CIM and CRC on the 

effectiveness of the Debt Settlement Proposal (DSP) by investors. 
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3.0  EVALUATION OF THE FINDINGS 

3.0.1 Debt Settlement Proposal (DSP) and Its Assumptions. 

Assumptions 

• Three projects are going to be run to completion 

• Restructuring would take between six(6) to seven (7)years 

• Movement of the existing clients to CIM/Newco 

• Creditors to waive interest accrued in 2020/2021 

3.0.2 Rationale of Proposed Restructuring. 

Investors are to waive interest accrued in 2020 and 2021 and recover 100% of the balance 

under restructuring vs orderly liquidation, 14%, and yet both would take about the same time 

to achieve. 

i. The Principal Partner - Cytonn Investments Management, PLC (CIM or the Company) 

recognizes that CIM and the Funds are inextricably linked. Although CIM and certain Real 

Estate Special Purpose Vehicles (the RSPVs) through which CIM holds various real estate assets 

continued to receive funding e.g. the SBM Bank Kenya Limited top-up facility for The Alma, the 

overall level of short-term debt means that a return to profitability based on the current funding 

structure is exceptionally challenging and highly unlikely to occur. Consequently, restructuring is 

inevitably the only option that can maximize value back to investors. 

ii. The effects of the Covid-19 pandemic did significantly affect the operations of the Funds. 

Inflows reduced by more than 96% in less than 6 months. This had a knock-on effect on the 

SPVs which had a revolving credit arrangement with the Funds. The Funds had committed to 

fund each of the SPVs up to a certain limit with the SPVs repaying a portion of the balance in 

regular intervals. With Project SPV's access to funding closed, coupled with the impact of 

COVID-19 on consumer buying power impacting sales and disrupting progress on the projects, 

the Funds quickly faced significant financial strain which affected their operations. 

iii. Continuously, the investor funds accrued interest which currently stands at more than KES 3.7 

billion or thereabouts with no corresponding positive economic activity to support the interest 

accruals. The restructuring is expected to strengthen the balance sheet of each of the RSPVs to 

enable them to attract funding, enhancing their liquidity and by extension that of the Company. 

This will also lead to an increase in end buyer confidence which will enhance uptake in the 

various projects thus enhancing liquidity. 

3.0.3 The basic steps summarizing the restructuring plan 

Step 1: Sell shares in Superior Homes Kenya, and immediately pay 50% of the proceeds to creditors 

and 50% to Alma. 

Step 2: Sell Kilimani land, pay 50% to creditors and 50% to complete the Ridge & The Alma. 

Step 3: Complete the Alma, pay 50% to creditors and the other 50% goes towards Taraji 

Step 4: We complete Taraji 50% to creditors and 50% to Riverrun 

Step 5: Complete the Ridge and pay 100% to creditors 

Note:  

i). The Investor’s Equity and Debt Entitlement will therefore constitute a release of interest accrued in 

2020 and 2021 in the sum of Ksh 3,754,975,696 to adjust for the impact of Covid on the 

performance of the underlying investments (real estate) and the fund's ability to fund the SPVs. 
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ii). Under Restructuring, the expensive short-term debt is to be retired and restructured as follows: 

• 50% of the balance is to be paid out as payments upon asset sales at SPV, with a commitment to 

make payment upon asset sales 

• The balance to be issued as ordinary shares in a New Entity (New Co.) – as was the case with Amana 

restructuring 

The payments upon asset sales will accelerate the return of the SPVs to profitability, and enable them 

to return value to the investors faster. Furthermore, by holding shares in New Co, investors will be 

able to participate in any upside should the Company return to profitability. 
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3.0.4 Liquidation Values Assumptions 

At Liquidation, the Portfolio will Realize Ksh 2.1bn to CHYS/CPN against a Current Liability value of Ksh 14.2bn. 

Project  Value upon 

Liquidation Ksh 

Assumption 

The Alma  Alma is incomplete and has an SBM loan. Liquidated incomplete, all proceeds go to SBM and 

secured lenders. None to CHYS/CPN. 

Applewood  Applewood has been sold out 95% plus, and has pending liabilities. Nothing is expected from 

liquidation. 

Newtown  This is a 1,000-acre JVA that has to go through a litigation process to get value out. At 

liquidation, nothing is expected. 

Ridge  The Ridge has a TTA loan of Ksh 3bn and pending liabilities. At liquidation, nothing is 

expected. 

Riverrun 318,000,000 This is a JVA. At liquidation, we expect about 13 unsold acres of land. The land is to be 

subdivided into 7 eighths/acre sold at Ksh 3.5mn each - no development value assumed. 

Taraji 385,000,000 Taraji is valued at cost (Ksh 550mn) all discounted at 30% 

Kilimani 980,000,000 Kilimani is valued at Ksh 350mn/acre, a 30% discount for 4 acres 

Superior Homes 250,000,000 Based on discussions between the Official Receiver and Superior Homes (Mkt Value is 750 to 

800m) 

Cysuites 250,000,000 1 billion valuations, 30% discount gets to 700m minus 450m loan to KCB 

Total 2,183,000,000 Less 5% liquidation costs get to 2,073,850,000 is 14.6% of 14.2 billion. 

Less than 5% of 

Liquidation costs 

109,150,000 Payments to liquidators, transaction costs 

Net Realizable Value 2,073,850,000 This is the realizable value which will represent 14.6% of the 14.2 billion. 
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3.0.5 Summary at Fair Value as of today 

The net book value of the portfolio as of today is Ksh 8.7 bn § The book/fair market value is the total value of the project today at fair market value as 

per the external valuers’ report. The net book value (NBV) is the book value minus expenses. The instruments issued under this restructuring are based 

on the NBV. All values are in Kenya Shillings. 

  

a) Portfolio Available for Secured Creditors 

# SPV  Fair Market Value Less Expenses & Other Costs  Net Book Value 

1 Superior Homes  855,000,000 (20,513,578) 834,486,422 

2 Taraji Heights  1,508,000,000 (340,010,807) 1,167,989,193 

3 The Ridge  2,802,000,000 (2,656,635,754) 145,364,246 

4 Kilimani  1,693,000,000 (138,103,495) 1,554,896,505 

5 The Alma  2,455,452,488 (1,126,738,583) 1,328,713,906 

6 Newtown  1,750,000,000 (4,700,727) 1,745,299,274 

7 Riverrun  1,490,675,658 (106,688,189) 1,383,987,46 

9 Applewood  146,000,000 (80,135,572) 65,864,429 

  Total  12,700,128,146 (4,473,526,705) 6,842,613,975 

 

 

b) Portfolio Available for Secured Creditors 

# Entity Estimated Future Value Ksh. Cost to Completion Other Costs Net Future Value 

1 Cysuites (KCB) 1,100,000,000   (470,058,330) 629,941,670 

2 Applewood 146,000,000 (83,772,600) (80,135,572) (17,908,172) 

3 The Alma (SBM) 3,229,505,097   (1,126,738,583) 1,328,713,906 

  Total  4,475,505,097 (83,772,600) (1,676,932,485) 1,940,747,404 
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3.0.6 Summary Based on Future Value 

To net future value of the projects upon completion is Ksh 11.2 bn. 

The estimated value is the gross project value upon completion, which will need new funds. The net future value is the estimated future value of the 

project minus the cost to completion and all other expenses. 

 

a) The SPV portfolios are attached to unsecured creditors 

# Entity  Estimated Future Value Ksh. Cost to Completion  Other Costs Net Future Value 

1 Superior Homes  1,000,000,000    (20,513,578) 979,486,422 

2 Taraji Heights  5,379,759,520   (3,041,711,402)  (340,010,807) 1,998,037,311 

3 The Ridge  13,268,650,000  (8,061,352,904)   (2,656,635,754)  2,550,661,343 

4 Kilimani  1,693,000,000  (774,052,609) (138,103,495) 1,554,896,50 

5 Newtown  1,750,000,000  (399,269,898) (4,700,727) 1,346,029,376 

6 Riverrun  1,490,675,658  (571,193,353)   (106,688,189)   812,794,116 

 Total   29,057,590,275  (12,931,352,766)   (4,943,585,032)  11,182,652,477 

 

b) The SPV portfolios are attached to secured creditors. 

# Entity Estimated Future Value Ksh. Cost to Completion Other Costs Net Future Value 

1 Cysuites (KCB) 1,100,000,000   (470,058,330) 629,941,670 

2 Applewood 146,000,000 (83,772,600) (80,135,572) (17,908,172) 

3 The Alma (SBM) 3,229,505,097   (1,126,738,583) 1,328,713,906 

   Total 4,475,505,097 (83,772,600) (1,676,932,485) 1,940,747,404 

 

Note That more information is needed on Applewood. 

 Refer to 3.0.8 below on the negative challenges of liquidation to the secured portfolio. 

 

Our responses are dependent on the DSP report however there are reports from the administrator that we may need more information on  
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Loan notes convertible to equity shareholding 

    Loan Notes Due (As per 

Admin Report) 

DSP Proposal   Explanation 

  Project CHYS CPN Current 

Value 

Future 

Value 

DSP Proposal   

1 CIM Related Loan 

Notes (CIM PLC) 

544,999,854 52,959,414                                 

-  

                                        

-  

No residual value, in 

books owed Fund 

Management Fees 

from CHYS/CPN 

CIM is the promoter of CHYS & CPN which is 

owed fees from the funds, hence the amounts are due 

from CHYS to CIM 

2 CHYS   165,844,838       A receivable to CPN 

3 Nyamondi 

Nyamogo 

4,476,163                               

-  

                                

-  

                                        

-  

Settled in Alma, 

client had paid into 

Alma, and forfeited 

which was net off 

against loan 

Paid into Alma a unit, which was forfeited & funds 

recovered from the unit purchase payment against 

CHYS loan 

4 Active Strategy 346,297,568                               

-  

                                

-  

                                        

-  

 No residual value  Shares from Active strategies were sold at a loss, 

the entity has no remaining assets. It closed at a loss, 

as approved by the board 

5 Cytonn Education 

Services 

86,271,567                               

-  

                                

-  

                                        

-  

 No residual value Write off approved by the board as the school did 

not take off 

6 Cytonn Investment 

Partners Three 

LLP - 'Amara' 

502,860,365                               

-  

                                

-  

                                        

-  

 No residual value Written off was approved by the board as the loss 

came from initial concept of the JV allocation which 

was overstated at the inception 

7 Cytonn Diaspora   56,397,178         

   Total 1,484,905,517 275,201,430 0 0     

 

Note: The loan notes are irrecoverable at an instant. They can best be converted to equity under CIM 
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3.0.7 Total Liabilities 

The total liability is Ksh. 10.5 bn having factored in the 2020/2021 interest waiver. 

Entity  Amount in Ksh 

Client Balances-CHYS   (10,286,563,333) 

Client Balances-CPN   (3,932,633,493) 

Interest accrued in 2020/2021*  3,754,975,696 

Total Liabilities   (10,451,831,130) 
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3.0.8 Negative challenges from liquidation order 

If the Proposed Restructuring fails, we expect that the various individual creditors who intend to file 

or who have filed insolvency petitions against CIM or any other SPV will proceed with those 

petitions which may lead to:  

i. The Alma - -CIM has acted as guarantor for the Alma SPV, an insolvency event at the Company 

level may lead to an acceleration of the bank debt at the Alma SPV, which would mean that the 

Alma might not proceed to completion. The Bank may also exercise its power of sale over the 

Property. Completion is necessary to sell units and return value to investors while an exercise by 

the Bank of its power of sale significantly diminishes or extinguishes any return to the investors. 

 

ii. CySuites - CIM has acted as guarantor to various funders of the CySuites SPV and continues to 

fund the existing bank debt secured by a charge over the Cysuites Property. If the CySuites SPV's 

ability to meet obligations under the bank debt is curtailed, the Bank may proceed to exercise its 

rights of sale over the CySuites property significantly diminishing or extinguishing any return to 

the investors. A restructuring enables the Company to continue enhancing the property's value 

service the Bank debt, and return value to investors for example as of today, Block C has been 

fully renovated using funds from converting investors. 

 

iii. The Ridge and Taraji Heights - They are incomplete projects with CIM as the main partner. An 

insolvency event at the CIM level means they would not be able to attract funding significantly 

diminishing or extinguishing any return to the investors. 

 

From the above, the net effect of the actions will result in about a 14% recovery over a 5 to 6-

year period for investors in the funds as opposed to an estimated 100% (the Investors’ Principal 

amount) recovery for investors over the same period. 
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3.1 OUR FINDINGS 

3.1.1 Responses to CRC Concerns  

With reference to the TOR developed by CRC on the growing concerns and status at the subject entity, below are the concerns and our responses to the same:- 

CRC Concerns Independent IP Responses 

What the most likely outcome would be for unsecured creditors if the 

Restructuring / Debt Settlement Proposal is implemented? 

At current status in restructuring 83.3% recovery rate and at future realizable 

values at 100% with an extra 6.9%  to be deemed as a dividend for equity 

holders. 

What the most likely outcome would be for unsecured creditors if the 

restructuring proposal is not approved? 

If restructuring is not approved it means the liquidation order persists with a 

19.84% recovery rate the opposite of 80.16% as lost returns on creditors. 

Would it be advisable that a new Special Purpose Vehicle be set up as the 

restructuring plan company, to assume the assets and liabilities of CHYS 

LLP and CPN LLP, or should we retain CHYS LLP and CPN LLP as the 

debtor entities? 

Please note the fact that there is a corporate guarantee issued by Cytonn 

Investments Management Ltd to investors, guaranteeing the repayment of 

investments made by them in CHYS LLP and CPN LLP in the event of 

default by these two entities. 

NO! That can be considered after stabilization from the negative financial 

status and can only be adopted in a turnaround and growth stages which is 

expected in 6 years upon approval of restructuring by the Court. 

Is the debt-for-equity proposal in the DSP strictly necessary for the success 

of the restructuring plan, or can the debtors/ creditors do without the equity 

component? 

An equity proposal is necessary for any growing interest in the claims to affix 

a reliable cash flow plan. However, a convertible stock option may be 

considered after recovery 

What would be the ideal governance structure for the restructuring entity?  

Should governance be left entirely in the hands of Cytonn’s management, the 

same management that oversaw the slide into insolvency?  

Should governance be in the hands of an administrator?  

Or should we instead have a hybrid model that co-opts creditors, for 

oversight and management of conflict of interest? 

The restructuring should be led by independent persons like IPs to steer the 

confidence and the lost trust in some investors supported by a team from 

Cytonn (Technical team), CRC(oversight team), and Court. 

Is the proposed funding of the restructuring proposal sufficient to facilitate its 

execution? 

For the current situation, it is an adequate funding model to steer the 

companies to stability. 

What other funding models are available? Which of the funding models 

available is most efficient and ideal in the circumstances? 

Realization of Assets  

Refinancing the loan with another lender  

Through the sale of the loan to an investor by securitizing the loan 
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The most ideal model is that of the sale of existing assets to fund the 

restructuring without incurring other finance costs 

What is the best way forward for creditors: administration; or company 

voluntary arrangement? What are the advantages and limitations of the two 

options for creditors? 

Consider CPN and CHYS (in liquidation) for conversion to administration 

order. For the SPVs restructuring plans, an SOA can be used to affect a 

variety of debt-reduction strategies or insolvent restructurings. For this to 

happen a majority (i.e., 75%) of the creditors or class of creditors, or 

members or class of members in the SPVs and not in CPN and CHYS (In 

liquidation), present and vote either in person or by proxy at the meeting to 

agree to a proposed SOA, then the company may present the SOA to the 

court (Section 926, CA 2015). 
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3.1.2 Independent analysis of restructuring options 

The evaluation relied on the reports from 2018-2021 , the statements of the proposal by the then administrator’s reports to verify the existence 

and values of the assets in the current and future realizable values. 

3.1.3 Global measure of financial performance 

Upon comparison of  the restructuring arrangement against distress sale (liquidation), you may refer to the statement of affairs below:- 

# 

Receivables  Liquidation Restructuring 

Current Liquidation 

values 

Current Realizable values 

(NBV) 

Future Realizable values 

(NBV) 

1 Superior Homes  250,000,000 834,486,422 979,486,422 

2 Taraji Heights  385,000,000 1,167,989,193 1,998,037,311 

3 The Ridge   145,364,246 2,550,661,343 

4 Kilimani  980,000,000 1,554,896,505 1,554,896,50 

5 Newtown   1,745,299,274 1,346,029,376 

6 Riverrun  318,000,000 1,383,987,46 812,794,116 

7 Applewood   65,864,429  (17,908,172) 

8 Cysuites   479,941,670 629,941,670 

9 The Alma   1,328,713,906 1,328,713,906 

 Total Realizable 2,073,850,000 8,706,543,114 11,182,652,477 

 Creditor Claims - CHYS  (10,286,563,333)  (10,286,563,333)  (10,286,563,333) 

 Creditor Claims -CPN   (3,932,633,493)  (3,932,633,493)  (3,932,633,493) 

 Interest waived/ converted to Equity  3,754,975,696 3,754,975,696 3,754,975,696 

 Total Unsecured Debt    10,451,831,130)  (10,451,831,130)  (10,451,831,130) 

 %  Debt Recoverable  19.84 83.30 106.99 

 % Debt Unrecoverable .(-Ve)/ Recoverable(+Ve) (80.16) (16.70) 6.99 

Note: 

•  Any significant debt interest accruing to creditors be converted to Equity 

• The values at liquidation are distressed for sale values and at restructuring are assumed to be the forced values. 
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Analysis of financial statements concerning administrator report 

Table 1: CHYS (in liquidation) Profit and Loss 

Values in Ksh FY2016 FY2017 FY2018 FY2019 FY2020 06 OCT 2021 

Interest Income 474,587,551 1,026,804,879 1,465,295,933 1,722,086,004 1,583,151,475 1,062,004,439 

Interest Expense (465,410,754) (891,168,884) (1,347,185,349) (1,545,595,859) (1,832,239,103) (1,129,316,008) 

Net interest income 9,176,797 135,635,995 118,110,584 176,490,145 (249,087,628) (67,311,569) 

              

Other operating gains/losses 11,051,545 (186,050) 243,999 (145,150) (171,686) (48,863) 

Operating expenses (18,766,101) (41,122,084) (71,296,228) (204,113,737) (430,788,503) (3,491,153) 

Operating Profit 1,462,241 94,327,861 47,058,355 (27,768,742) (680,047,818) (70,851,586) 

              

Profit for the year 1,462,241 94,327,861 47,058,355 (27,768,742) (680,047,818) (70,851,586) 

Other Comprehensive Income - - - - - - 

Total Comprehensive income for the year 1,462,241 94,327,861 47,058,355 (27,768,742) (680,047,818) (70,851,586) 

 

Table 2: CPN (in liquidation) Profit and Loss FYE 2017 to 6th Oct 2021 

Values in Ksh FY2017 FY2018 FY2019 FY2020 06 OCT 2021 

Interest Income 27,321,555 207,751,987 380,032,402 546,036,504 335,266,528 

Interest Expense (55,248,638) (208,778,294) (454,713,705) (727,993,177) (511,782,319) 

Net interest income (27,927,083) (1,026,307) (74,681,303) (181,956,673) (176,515,790) 

            

Other operating gains/losses - (567,410) (490,526) 280,714 - 

Operating expenses (3,072,100) (8,557,737) (9,779,481) (12,790,783) (17,231,278) 

Operating Profit (30,999,183) (10,151,454) (84,951,310) (194,466,742) (193,747,069) 

            

Profit for the year (30,999,183) (10,151,454) (84,951,310) (194,466,742) (193,747,069) 

Other Comprehensive Income - - - - - 

Total Comprehensive income for the year (30,999,183) (10,151,454) (84,951,310) (194,466,742) (193,747,069) 
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Observation: 

Due to higher interest expenses as seen in the Audited financial reports, the profit and loss statements as above, the companies in liquidation experienced 

consistent net operating losses from FYE 2016 to 2021. 

 

Table 1: CHYS (in liquidation) Balance Sheet. 

ASSETS (Values in Ksh) FY2016 FY2017 FY2018 FY2019 FY2020 06 OCT 2021 

Cash and cash equivalents 12,940,120 18,031,135 7,022,971 21,049,230 850,542 965,999 

Trade and other receivables 220,040,587 651,084,130 903,854,754 1,091,623,127 1,347,335,117 1,519,055,634 

Investment in financial 

instruments at amortized cost 

4,588,757,947 6,494,972,025 8,023,783,986 9,482,281,503 9,973,794,167 10,195,489,955 

Property and Equipment 599,702 479,762 383,810 263,869 143,929 104,198 

Total Assets 4,822,338,356 7,164,567,052 8,935,045,521 10,595,217,728 11,322,123,754 11,715,615,785 

  

EQUITY AND LIABILITIES - - 47,058,355 (27,768,743) (680,047,817) (750,867,267) 

LIABILITIES 

Trade and other payables 104,906,627 260,218,126 466,707,003 712,202,867 987,092,536 1,157,875,849 

Investment Partners' Fund 4,717,431,730 6,904,348,925 8,468,338,517 9,910,783,602 11,015,079,034 11,308,607,204 

Total Liabilities 4,822,338,357 7,164,567,051 8,935,045,520 10,622,986,469 12,002,171,570 12,466,483,053 

 

Table 2: CPN (in liquidation) Balance sheet 

ASSETS (Values in Ksh) FY2017 FY2018 FY2019 FY2020 06 OCT 2021 

Cash and cash equivalents 2,658,637 6,216,397 3,275,596 265,538 47,034 

Trade and other receivables 32,476,553 80,690,953 236,105,668 664,328,751 503,566,500 

Investment in financial instruments at amortized cost 623,252,632 1,464,146,270 3,218,696,105 3,269,188,723 2,789,040,443 

Total Assets 658,387,822 1,551,053,620 3,458,077,369 3,933,783,012 3,292,653,978 

EQUITY AND LIABILITIES - - - - (396,297,671) 

Trade and other payables 26,125,018 49,119,293 106,760,880 216,602,357 122,457,045 

Investment Partners' Fund 632,262,804 1,501,934,328 3,351,316,491 3,717,180,655 3,566,494,604 

Total Liabilities 658,387,822 1,551,053,621 3,458,077,371 3,933,783,012 3,688,951,649 

TOTAL RESERVES & LIABILITIES 658,387,822 1,551,053,621 3,458,077,371 3,933,783,012 3,292,653,978 

Investment partner's funds include CIM and CHYF  as guarantors and funders to various portfolios in SPVs. Any conversion of the liability in the Balance 

sheet to a convertible stock would be ideal in proportion for the 4 years from the date of the commencement of the restructuring 
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Table 1: CHYS (in liquidation) Statement of Affairs 

Statement of Affairs("SOA") as of 6th Oct 2021 

ASSETS (Values in Ksh) (Audit by CIM) 6th October 2021(Audit by CIM) 

Cash and cash equivalents 584,089 965,999 

Trade and other receivables 394,103,779 1,519,055,634 

Investment in financial instruments at amortized cost 10,611,612,635 10,195,489,955 

Property and Equipment 174,163 104,198 

Total Assets 11,006,474,665 11,715,615,785 

LIABILITIES     

Trade and other payables 1,172,285 1,157,875,849 

Investment Partners' Fund 11,172,133,445 11,308,607,204 

Total Liabilities 11,173,305,730 12,466,483,053 

ASSET-LIABILITY GAP (166,831,065) (750,867,267) 

 

Table 2: CPN (in Liquidation) Statement of Affairs 

Statement of Affairs("SOA") as of 6th Oct 2021 

ASSETS (Values in Ksh) 31t July 2021 6th October 2021(Audit by CIM) 

Cash and cash equivalents 48,010 47,034 

Trade and other receivables 109,356,592 503,566,500 

Investment in financial instruments at amortized cost 3,685,140,153 2,789,040,443 

Total Assets 3,794,544,755 3,292,653,978 

LIABILITIES     

Trade and other payables 1,670,245 122,457,045 

Investment Partners' Fund 4,180,992,923 3,566,494,604 

Total Liabilities 4,182,663,168 3,688,951,649 

ASSET-LIABILITY GAP (388,118,413) (396,297,671) 

  

The proposed action  of conversion to equity would improve the negative balances in the Asset-Liability gap organically upon restructuring option. 

Analysis of Steps on Viability 
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Period 

(Months) 

Entity Proposed 

for sale 

Current 

value 

Future Value Creditors Targeted for 

Creditors 

Creditors Balance 

(10451831130) 

Targeted 

Project 

Targeted for 

Project 

Cost to 

Completion 

Balance to 

Completion 

            (10,451,831,130)         

0-8  Superior Homes  834,486,422 979,486,422 50% 417,243,211 (10,034,587,919) The Alma 417,243,211 (774,052,609) (356,809,398) 

0-8 Kilimani land 1,554,896,505 1,554,896,505 50% 777,448,252.50 (9,257,139,667)  The Alma 777,448,253 (1,900,791,147) (1,480,152,293) 

0-15 Alma 1,328,713,906 1,328,713,906 50% 664,356,953 (8,592,782,714) Alma 664,356,953                          -    (815,795,340) 

0-21 Newtown 1,750,000,000 1,750,000,000 50% 875,000,000 (7,717,782,714) Riverrun 875,000,000 (403,970,625) (344,765,965) 

0-30 Riverrun 1,490,675,658 812,794,116 100% 1,490,675,658.00 (6,227,107,056) Riverrun                             (106,688,189) (51,454,154) 

0-36 Ridge 2,802,000,000 13,268,650,000 100% 2,550,661,343 (3,676,445,713) CIM/Ridge 10,000,000,000 (10,717,988,658) (1,169,442,812) 

0-48 Taraji 1,508,000,000 5,379,759,520 100% 1,998,037,311 (1,678,408,402)     (3,381,722,209) (4,551,165,021) 

0-60 Cysuites 950,000,000 1,100,000,000 100% 629,941,670 (1,048,466,732) CIM/ 

CySuites 

  (470,058,330) (5,021,223,351) 

0-60 Conversion to 

Equity CIM 

        1,048,466,732       5,021,223,351 

Our Proposed Steps (a modification of steps by DSP) 

a) Step 1: Sell shares in Superior Homes Kenya, and immediately pay 50% of the proceeds to creditors and 50% to Alma 

Step 2 : Sell Kilimani land, pay 50% to creditors, and 50% to complete The Alma. 

Step 3 : Complete the Alma, pay 50% to creditors and the other 50% goes toward Newtown 

Step 4: We complete Newtown and Pay  50% to creditors and 50% to  

Step 5: Sale Riverrun as Is  and pay 100% to creditors 

Step 6 :Complete Ridge and Pay 100% to Creditor  

Step 7: Complete Ridge and Pay 100% to Creditor   

Step 8: Complete Ridge and Pay 100% to Creditor   

Step 9: Conversion Creditors balance to Equity and balance to Complete to equity 

b) To complete Ridge CIM/Ridge by borrowing of Pay as you sell 10Bn  
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3.1.4 Observations from the DSP Analysis 

i). The companies in liquidation CPN (In liquidation) and CHYS (In Liquidation) have 

sufficient receivables in the SPVs which can be applied to settle the unsecured creditors in 

the ranges of 75%-100% subject to realization values within the pre-negotiated transaction 

through a re-structuring process which may be commenced by a company; its directors, 

members or creditors; or insolvency practitioners. This can take effect once approved by the 

court and/or stakeholders by invoking Compromises, Arrangements, Reconstructions, and 

Amalgamations in Section 922 of the CA 2015. 

ii). The Investors' waiver of interest accrued in 2020 and 2021 of a total of Ksh 3,754,975,696   

as was proposed may be handled in alternative ways. 

iii). agree to convert the sum of Ksh 3,754,975,696   as equity in the CIM to accord the residual 

interest and patience to wait in the reasonable period of 6-8 years before dividends are 

earned.  

iv). The restructuring process is tenable if the companies are under administration i.e. CPN and 

CHYS LLPs (Currently in liquidation) and provide the  SPVs which are separate entities to 

undertake reorganization without any undue liquidation or distress sales pressures. 

3.1.5 Investors and creditors' expectations and reactions. 

i. The sentiment analysis of Cytonn Investment revealed significant challenges for the 

company's recovery.  

The prevalence of negative sentiment, coupled with organized opposition and regulatory 

scrutiny, presents substantial obstacles. 

ii. However, the presence of some positive sentiment, particularly regarding real estate projects, 

suggests that there might be a foundation for recovery if the company can address 

its credibility issues, provide transparent plans for investor reimbursement, and navigate the 

regulatory landscape effectively. 

iii. Any recovery strategy would need to prioritize rebuilding trust, addressing 

investor concerns transparently, and potentially undergoing significant restructuring under 

regulatory supervision. The path to recovery, if possible, would likely be long and fraught 

with challenges, requiring a comprehensive approach to reputation management and 

business restructuring. 

iv. The analysis of market and forced sale values of real estate across all the properties from 

2018 to 2024 reveals positive growth trends, reflecting a recovering real estate market. While 

some properties, like Alma and Mystic Plains, show substantial appreciation, others, such as 

Kilimani, exhibit fluctuations that present strategic investment opportunities.  

 

The steady increase in forced sale values across most properties underscores their resilience 

in a volatile market. Overall, these insights suggest that investing in these properties could 

yield favorable returns, making them attractive options for investors seeking to capitalize on 

the evolving landscape of real estate in the region. 
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3.2 LESSONS LEARNED FROM FINDINGS 

3.2.1 Restructuring options 

• The very Companies in Liquidation have sufficient assets to retool their operations and pay the debts in claim 

through administration order. 

• Compromises, Arrangements, Reconstructions, and Amalgamations Section 922 of the CA 2015 provides for 

rescue procedures that enable a company to initiate negotiations with its creditors and may be commenced by 

a company; its directors, members or creditors; or insolvency practitioners. However, it takes effect once 

approved by the court and/or stakeholders. We can consider handling the SPVs reorganization through this 

option. 

3.2.2 Standstill agreements (SSAs) 

While SSAs are not provided for under Kenyan law, it has not stopped insolvent entities and secured 

creditors from using SSAs in a bid to keep companies operating as going concerns. In Re: Synergy 

Industrial Credit Limited v Multiple Hauliers (EA) Limited [2020] eKLR, the Court adjourned the 

hearing of a liquidation petition to allow an SSA between the company and its lenders, which was 

geared at restructuring its operations and managing cash flow, working capital and liquidity 

requirements, to take effect. 

3.2.3 Liquidation/ Restructuring.  

Under liquidation, the distressed sale of the properties may cause shocks of undervalue to the 

realization of assets. Thus, the creditors may not realize the reasonable values upon distressed 

realization. We suggest that liquidation be the last option. 

4.0 RECOMMENDATIONS 

i. The secured creditors (Senior Lenders) i.e. KCB, SBM, CHYF, and TTA rights remain  protected 

and need to be persuaded to approve the restructuring proposal. 

ii. The cash flow assumptions based on revenue projected inflows from equity sales /conversion and 

assets realization remain constant for which settlement of claims is to be done upon stage-by-stage 

realization of assets. 

iii. Other stakeholders' interests such as homeowners, and various contractors be given fair consideration 

as shall be decided. 

iv. Time is of the essence to minimize any incremental negative inflows and costs not anticipated. 
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v. Conclusion 

The companies CPN LLP (in liquidation) and CHYS LLP (in liquidation) have sufficient assets to 

realize the restructuring and therefore the creditors have a strong desire for a change of procedure of 

insolvency which would ensure that the creditors achieve full compensation of their claims. 

 

The DSP is tenable on the strength of available realizable assets herein referred to as receivables. 

The mechanics of handling the restructuring are premised on the prayer to exit liquidation to allow 

for such a reorganization. 

 

The settlement of debts at current status in liquidation is estimated to settle about 20% of debt 

claims. However, in restructuring the estimated settlement at current values is estimated at 80%, the 

estimates are likely to change after some targeted receivables are made complete to realize full 

settlement at a stability stage. 

 

The SPVs on record being separate entities from the companies under liquidation require a clinical 

negotiation and legal approach to initiate the realization of their assets in stages at affair bargain. 

 

This restructuring can still be supervised by an IP and the Court, and the technical expertise of the 

company staff cannot be underestimated to steer the head of the companies to stability. 

 

Actionable timelines in restructuring would improve the speed to full recovery and debt settlement, 

rebuilding trust, addressing investor concerns transparently, and potentially undergoing significant 

restructuring under regulatory supervision. 

 

 

 

 

Yours Faithfully, 

  
 Insolvency Practitioner 

For Nairobi Forensics LLP 
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APPENDIX A 

Public Sentiment Analysis of Cytonn Investment: Methodology and Findings 

1. Introduction 

This study aimed to analyze public sentiment towards Cytonn Investment, with a particular focus on 

recovery efforts and the company's potential for rehabilitation based on public opinion. The 

research utilized social media data, primarily from Twitter, to gauge public perception and 

sentiment regarding Cytonn Investment's operations, management, and prospects. 

2. Methodology 

We used surveys from social media to get the perceptions of the public about the entities in 

liquidation. 

2.1 Data Collection 

The dataset comprised social media posts mentioning Cytonn Investment, collected from Twitter. 

The initial dataset contained 945 posts, which were subsequently filtered and preprocessed. 

2.2 Data Processing 

The preprocessing steps included: 

• Filtering outposts from the official Cytonn Investment handle (@CytonnInvest) 

• Removing duplicate entries 

• Handling missing values by dropping rows with null entries 

After preprocessing, the final dataset consisted of 508 unique posts. 

2.3 Sentiment Analysis 

Two methods were employed for sentiment analysis: 

2.3.1 Text Blob Analysis 

The Text Blob library was used for initial sentiment classification. This method categorizes 

sentiment based on polarity scores: 

• Positive: polarity > 0 

• Neutral: polarity = 0 

• Negative: polarity < 0 

2.3.2 Advanced AI Model (Google's Gemini) 

A more sophisticated sentiment analysis was performed using Google's Gemini AI model. This 

approach not only classified sentiment but also provided observations about the content of each post. 
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2.4 Phrase extraction and theme identification 

To identify common themes and phrases: 

• Count Vectorizer from scikit-learn was used to extract bigrams and trigrams 

• Word frequency analysis was performed for each sentiment category 

• Word Cloud visualizations were generated to highlight prominent terms 

2.5 Visualization 

Several visualization techniques were employed: 

• Bar charts for sentiment distribution vis a vis  

• Word clouds for each sentiment category 

• Frequency plots for top observations within each sentiment 

3. Results and analysis 

3.1 Sentiment Distribution 

3.1.1. Text Blob Analysis Results 

• Positive: 52.8% (268 posts) 

• Neutral: 36.2% (184 posts) 

• Negative: 11.0% (56 posts) 

3.1.2. Gemini AI Model Results 

The Gemini model provided a more nuanced distribution of sentiment: 

• Negative: 174 posts 

• Positive: 142 posts 

• Neutral: 192 posts 

This distribution indicates a more balanced sentiment landscape, with a significant presence of 

negative and neutral sentiments, contrary to the Text Blob analysis. 

Top observations for each sentiment category: 

 

Negative Sentiment: 
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• "Investors question the integrity of Cytonn's management" (94 instances) 

• "Investors doubt the liquidation or restructuring process" (41 instances) 

• "Investors demand a change of the current liquidator" (36 instances) 

Positive Sentiment: 

 

• "Investors maintain trust in Cytonn's management" (118 instances) 

Several posts were classified as not applicable, indicating potential misclassification 

or irrelevant content 

Neutral Sentiment: 
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• "Opinions on Cytonn's management and liquidation strategies are mixed" (181 instances) 

Other observations were largely classified as not applicable 

3.1.3. Key Observations (updated) 

• Trust Issues: The most frequent negative observation directly questions management integrity, 

indicating severe trust issues. 

• Mixed Opinions: The high number of neutral sentiments suggesting mixed opinions aligns with the 

complex nature of the situation. 

• Polarized Views: There's a stark contrast between those who question management integrity and 

those who maintain trust, suggesting a deeply divided investor base. 

• Liquidation Concerns: Doubts about the liquidation process and demands for change in the liquidator 

indicate ongoing issues with recovery efforts. 

• Potential Misclassifications: The presence of "not applicable" classifications, especially 

in positive and neutral categories, suggests that some content may not be directly related to 

sentiment towards Cytonn, potentially skewing results. 

• Limited Positive Sentiment: While there is a significant number of posts indicating trust in 

management, the lack of diverse positive observations suggests limited grounds for 

positive sentiment. 

 

4. Discussion 

The Gemini AI analysis reveals a more complex and nuanced sentiment landscape: 

• Credibility Crisis: The high frequency of investors questioning management integrity reinforces the 

severity of Cytonn's credibility issues. 

• Divided Investor Base: The stark contrast between those maintaining trust and those questioning 

integrity highlights a deeply polarized investor community. 
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• Recovery Challenges: Doubts about the liquidation process and calls for changes in the liquidator 

suggest significant obstacles in recovery efforts. 

• Neutral Stance Prevalence: The high number of mixed opinions indicates that many investors are 

uncertain or conflicted about Cytonn's situation. 

• Limited Positive Grounds: While some investors maintain trust, the lack of diverse positive 

observations suggests a narrow base for positive sentiment. 

• Data Interpretation Challenges: The presence of "not applicable" classifications points to the 

complexity of sentiment analysis in this context, where not all content may be directly relevant to 

Cytonn's situation. 

These findings suggest that while there is a core group of investors maintaining trust, Cytonn faces 

significant challenges in terms of credibility and investor confidence. The prevalence of mixed 

opinions also indicates a degree of uncertainty in the market, which could potentially be leveraged 

in recovery efforts if addressed properly. 

5. Limitations and Future Research 

• Platform Bias: The study primarily used Twitter data, which may not represent the full spectrum of 

investor opinions. 

• Temporal Limitations: The analysis provides a snapshot of sentiment at a specific time and may not 

capture long-term trends. 

• Bot Activity: The potential influence of automated accounts or coordinated campaigns was not 

fully accounted for in this analysis. 

Future research could benefit from: 

• Incorporating data from multiple platforms and sources 

• Conducting longitudinal studies to track sentiment changes over time 

• Employing more advanced natural language processing techniques for deeper content analysis 

6. Conclusion 

The sentiment analysis of Cytonn Investment reveals significant challenges for the company's 

recovery. The prevalence of negative sentiment, coupled with organized opposition and regulatory 

scrutiny, presents substantial obstacles. However, the presence of some positive sentiment, 

particularly regarding real estate projects, suggests that there might be a foundation for recovery if 

the company can address its credibility issues, provide transparent plans for investor reimbursement, 

and navigate the regulatory landscape effectively. 

Any recovery strategy would need to prioritize rebuilding trust, addressing investor concerns 

transparently, and potentially undergoing significant restructuring under regulatory supervision. The 

path to recovery, if possible, would likely be long and fraught with challenges, requiring a 

comprehensive approach to reputation management and business restructuring. 

 

 

 

 

 

 

 



27 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX B 

Analysis of market value and forced sale value price of properties. 

Introduction 

The analysis focuses on the market value and forced sale value trends of nine properties in Kenya, including 

Kilimani, from 2018 to 2024. Understanding these trends is essential for informed real estate investment 

decisions and effective property management. By combining historical data with forecasting techniques, this 

study aims to provide valuable insights into market dynamics and potential future performance. The findings 

will contribute to a comprehensive dashboard that visually represents property valuations over time, 

highlighting trends, potential risks, and opportunities within the Kenyan real estate market. This work 

ultimately seeks to support strategic investment planning and risk assessment. 

Taraji Heights 

• The analysis shows the predicted fair market value and forced sales value based on historical data 

as shown in the table below. 

YEAR MARKET VALUE FORCED SALE VALUE 

2018 687,000,000.00 515,000,000.00 

2019 1,368,000,000.00 1,026,000,000.00 

2020 1,508,000,000.00 1,131,000,000.00 
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2021 1,508,000,000.00 1,131,000,000.00 

2022 1,918,500,000.00 1,439,000,000.00 

2023 2,178,800,000.00 1,634,300,000.00 

2024 2,439,100,000.00 1,829,600,000.00 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Trend charts visualizing the data above 
The comparison column chart below shows an upward trend in market value and forced sale value of Taraji 

Heights with time. 
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Market value and forced value trend charts. 

 
 

 
The two trend charts are similar as both show an upward trend in price increases. 
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Riverrun Building 

• The analysis shows the prediction of Riverrun market value and forced sale value as of 2024. 

 

YEAR MARKET VALUE FORCED SALE VALUE 

2018 1,610,000,000.00 1,207,500,000.00 

2019 2,550,000,000.00 1,912,500,000.00 

2020 2,138,000,000.00 1,604,500,000.00 

2021 2,113,000,000.00 1,585,000,000.00 

2022 2,377,000,000.00 1,783,500,000.00 

2023 2,486,700,000.00 1,865,950,000.00 

2024 2,596,400,000.00 1,948,400,000.00 

 

 

 

 

Column Chart and Trend Charts for Riverrun building. 
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The column chart shows an increase in market value and forced value prices for Riverrun 

across the years. 
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Both trend charts exhibit a similar upward trend that shows the increase in prices for both market value and 

forced sale values with time. 

 

Ridge Property 

• The analysis shows the market value and forced sale value for ridge property up to 2024. 

YEAR MARKET VALUE FORCED SALE VALUE 

2018 1,200,000,000.00 900,000,000.00 

2019 2,620,800,000.00 1,965,600,000.00 

2020 2,802,000,000.00 2,102,000,000.00 

2021 2,802,000,000.00 2,102,000,000.00 

2022 3,603,000,000.00 2,703,000,000.00 

2023 4,101,720,000.00 3,077,240,000.00 

2024 4,600,440,000.00 3,451,480,000.00 
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Comparison column chart. 

 
The comparison column chart shows an upward increase in prices of both market value and forced sale 

values of Ridge property over the years.  
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Both charts are similar in appearance and both show an increased trend in prices of market value and forced 

sale value for ridge apartments over the years. 

 

Alma Building 

• The analysis shows the predicted fair market value and forced sales value based on historical data 

as shown in the table below. 

YEAR MARKET VALUE FORCED SALE VALUE 

2018 2,208,000,000.00 1,656,000,000.00 
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Comparison Column chart showing market and forced sale value trend for Alma 

Building 

 
The upward trend exhibited by the trend line and bars shows an increase in prices of the market and forced 

sale values for Alma Building over the years. 
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The two trend charts are similar in appearance and also show an increase in the market value and forced 

sale values for Alma property over the years.  

 

Applewood. 

• The analysis shows the prediction of Apple Wood's market value and forced sale value as of 2024. 
YEAR MARKET VALUE FORCED SALE VALUE 
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2019 1,135,000,000.00 851,000,000.00 

2020 1,135,000,000.00 851,000,000.00 
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Column chart showing market value and forced sale value price trend from Apple Wood property. 

 
 

The bars have an upward trend for both market and forced sale values for Apple Wood property over the 

years. 

 

 

0.00

200,000,000.00

400,000,000.00

600,000,000.00

800,000,000.00

1,000,000,000.00

1,200,000,000.00

1,400,000,000.00

2018 2019 2020 2021 2022 2023 2024

P
R

IC
E

S
 I

N
 K

E
S

YEARS

MARKET AND FORCED SALE VALUE PRICE TREND

Market Value

Forced Sale

Value

Linear

(Market

Value)

0.00

200,000,000.00

400,000,000.00

600,000,000.00

800,000,000.00

1,000,000,000.00

1,200,000,000.00

1,400,000,000.00

1,600,000,000.00

1,800,000,000.00

2018 2019 2020 2021 2022 2023 2024 2025

M
A

R
K

E
T

 V
A

L
U

E
 I

N
 K

E
S

YEARS

MARKET VALUE PRICE TREND OF APPLE WOOD 

PROPERTY 

Market Value

Forecast(Market

Value)

Lower Confidence

Bound(Market

Value)

Upper Confidence

Bound(Market

Value)

Linear (Market

Value)



38 

 
The two charts show a similar upward trend hence showing that both market and forced sale values of Apple 

Wood property are increasing with time. 

 

Cysuites Apartments 

The analysis shows the price value of Cysuites apartment as of 2024 

YEAR MARKET VALUE FORCED SALE VALUE 

2019 927,000,000.00 695,250,000.00 

2020 950,000,000.00 713,000,000.00 

2021 984,000,000.00 738,000,000.00 

2022 1,010,666,666.67 758,166,666.67 
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Comparison column chart showing a trend for market value and forced sale value for Cysuites 

Apartment 

 
 

The comparison column chart shows a steady increase in both market and forced sale values for Cysuites 

Apartment over the years. 
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The two charts are similar and they also show similar increased trend of market and forced sale values for 

Cysuites over the years.  

 

Mystic Plains 

The analysis shows the marked value and forced sale value of Mystic Plains as of the year 2024. 

YEAR MARKET VALUE FORCED SALE VALUE 
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2023 5,005,400,000.00 3,755,000,000.00 

2024 5,211,800,000.00 3,910,000,000.00 
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Comparison Column Chart showing market value and forced sale value trend of Mystic Plains.  

 
The column chart shows an upward increasing trend of market value and forced sale value prices for Mystic 

Plains over the years. 
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The two trend charts are similar and both show an increased pattern in prices for market value and forced 

sale value over the years.  

 

Kilimani 

The table below shows the market value and forced sale value for Kilimani property up to 2024. 

YEAR MARKET VALUE FORCED SALE VALUE 
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2022 1,418,000,000.00 1,063,500,000.00 

2023 1,242,000,000.00 931,500,000.00 

2024 1,066,000,000.00 799,500,000.00 
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Comparison column chart showing market value and forced sale value trend of Kilimani. 

 
The column chart shows a declining trend of market value and forced sale value prices for Kilimani from 

2019-2021, then inclined slightly from 2021-2022, and then declined again from 2022- 2024.  
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The two trend charts are similar and both show a decreasing pattern in prices for market value and forced 

sale value.  

 

 

Summary of market value for all properties across the years 

• The market value data from 2018 to 2024 for the nine properties shows an overall upward trend, 

indicating increasing property values. The Alma property exhibits the highest growth, escalating 

from approximately KES 2.2 billion in 2018 to around KES 8.2 billion by 2024. Conversely, the 

Kilimani property demonstrates fluctuations, peaking at KES 2.68 billion in 2019 before decreasing 

to KES 1.42 billion in 2022. The Ridge and Taraji Heights properties also show consistent growth, 

while Cysuites Apartments remain stable, reflecting a gradual increase in value over the years. 

Overall, the data suggests a robust market recovery post-2020. 
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Comparison column chart for market value 

 
 

Summary of forced sale value for all properties across the years 

• The forced sale value data for the nine properties from 2018 to 2024 reveals varying trends, with 

most properties showing a steady increase. The Alma property starts at KES 1.66 billion in 2018, 

reaching KES 6.14 billion by 2024, reflecting substantial appreciation. Similarly, the Ridge and 

Mystic Plains properties exhibit significant growth, with forced sale values rising from KES 900 

million and KES 2.85 billion, respectively, in 2018 to KES 3.45 billion and KES 3.91 billion by 

2024. However, the Kilimani property fluctuates, indicating market volatility. Overall, the data 

highlights an upward trajectory in forced sale values across most properties. 
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Comparison column chart for forced sale value 

 

Conclusion. 

In conclusion, the analysis of market and forced sale values across the nine properties from 2018 to 2024 

reveals positive growth trends, reflecting a recovering real estate market. While some properties, like Alma 

and Mystic Plains, show substantial appreciation, others, such as Kilimani, exhibit fluctuations that present 

strategic investment opportunities. The steady increase in forced sale values across most properties 

underscores their resilience in a volatile market. Overall, these insights suggest that investing in these 

properties could yield favorable returns, making them attractive options for investors seeking to capitalize 

on the evolving landscape of real estate in the region. 
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APPENDIX C 

Analysis of poll survey Liquidation Vs Restructuring for ROI. 

1.1. Cytonn investment creditors survey. 

1 Name. 

2 Phone number. 

3 Email. 

4 What is your claim in CHYS or CPN? 

5 Are you in agreement with the debt settlement proposal? 

• Yes ( ) No  ( )  Other ( ) 

6 Share your opinion above. 

7 According to you, do you think there is a need to change the liquidator? 

• Yes  ( )   No    ( ) Other  ( ) 

8 Share your opinion on your choice above giving your expectations. 

9 As you may be aware, the matter of CHYS/CPN is in court, what is your take on the same? 

10 Would you go for Liquidation or Restructuring through administration? 

• The administration would allow you to restructure and you may get value for money. 

(On the other hand). 

• Liquidation you may not get the full value for money as the assets may be sold at liquidation 

value.  

• Liquidation ( ) Administration/ Restructuring ( )  Other ( ). 

11 Do you believe  Liquidation would give you a return on investment?  Share your opinion.  

If yes, explain. If Not, Write (Not applicable N/A). 

12 Do you believe Administration/restructuring would give you a return on investment? Share your 

opinion. 

If yes explain. If Not, Write (Not applicable N/A). 

13 What are the major risks facing CHYS/CPN? 

• Financial Risks ( )Market Risks ( ) 

• Operational Risks ( ) Regulatory Risks ( ) 

14 Share your opinion above. 

15 Additional Comments. 

16 Shall we share your information if need be? 

• Yes   (  ) No   ( )  Other ( ) 

17 Authorized Representative. 

18  
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1.2 Responses to the questionnaire survey shared above. 
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Conclusion 

Creditors of CHYS and CPN under Cytonn are deeply dissatisfied with the current liquidator, citing conflicts 

of interest, bias, and lack of transparency. They overwhelmingly favor restructuring over liquidation, believing 

it offers a faster path to recovering their principal investments. While some creditors express optimism about 

restructuring's potential to stabilize the business and provide future gains through equity, others remain 

skeptical due to concerns about the liquidator's integrity and the potential for liquidation efforts to be 

undermined. The situation highlights the urgent need for a change in leadership and a clear restructuring plan 

that prioritizes creditor interests and ensures a swift resolution. 
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Appendix D 

Appointment of an independent Insolvency Practitioner 
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