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This report is strictly confidential to the recipient and has been prepared by Stoneweg SA

(the "Asset Manager") and Varia US Properties AG (the "Company") solely for information

purposes. By attending such report, you agree to be bound by the following terms.

Numbers presented here are shown on a purely indicative basis and are unaudited. Please

refer to the audited, Fiscal Year reports for audited figures.

This report may not be reproduced, retransmitted or further distributed to the press or any

other person or published, in whole or in part, for any purpose. Failure to comply with this

restriction may constitute a violation of applicable securities laws. This report does not

constitute or form part of and should not be construed as, an offer to sell or issue or the

solicitation of an offer to buy or acquire securities of the Company or the Asset Manager in

any jurisdiction or an inducement to enter into investment activity. No part of this report,

nor the fact of its distribution, should form the basis of, or be relied on in connection with,

any contract or commitment or investment decision whatsoever. This report does not

constitute a prospectus or a similar communication within the meaning of article 752, 652a

and/or 1156 of the Swiss Code of Obligations ("CO") or a listing prospectus within the

meaning of the listing rules of the SIX Swiss Exchange. The information contained in this

report has not been independently verified. Neither the Company nor the Asset Manager

are under any obligation to update or keep current the information contained herein.

Accordingly, no representation or warranty or undertaking, express or implied, is given by

or on behalf of the Company, the Asset Manager or any of their respective members,

directors, officers, agents or employees or any other person as to, and no reliance should

be placed on, the accuracy, completeness or fairness of the information or opinions

contained herein. None of the Company or Asset Manager or any of their respective

members, directors, officers or employees nor any other person accepts any liability

whatsoever for any loss howsoever arising from any use of this report or its contents or

otherwise arising in connection with the report.

Neither the report nor any copy of it may be taken or transmitted into the United States of

America, its territories or possessions, or distributed, directly or indirectly, in the United

States of America, its territories or possessions. Any failure to comply with this restriction

may constitute a violation of U.S. securities laws. The report is not an offer of securities for

sale in the United States. Neither the Company nor the Asset Manager have registered

and do not intend to register any portion of the Offering in the United States or to conduct

a public offering of any securities in the United States. The Securities may not be offered

or sold in the United States except pursuant to an exemption from, or transaction not

subject to, the registration requirements of the Securities Act.

Additional restrictions may apply according to applicable securities laws of other

jurisdictions, including, without limitation, Brazil, the European Union and Luxembourg.

This report includes forward-looking statements, beliefs or opinions, including statements

with respect to plans, objectives, goals, strategies, estimated market sizes and

opportunities as well as strength of competitors which are based on current beliefs,

expectations and projections about future events. The words "believe," "expect,"

"anticipate," "intends," "estimate," "forecast," "project," "will," "may," "should" and similar

expressions identify forward-looking statements. The forward-looking statements in this

report are based upon various assumptions, many of which are based, in turn, upon further

assumptions, including, without limitation, management's examination of data available

from third parties. Although the Company and the Asset Manager believe that these

assumptions were reasonable when made, these assumptions are inherently subject to

significant uncertainties and contingencies which are difficult or impossible to predict and

are beyond its control, and the Company or the Asset Manager may not achieve or

accomplish these expectations, beliefs or projections. Neither the Company nor the Asset

Manager, nor any of its members, directors, officers, agents, employees or advisers intend

or have any duty or obligation to supplement, amend, update or revise any of the forward-

looking statements contained in this Presentation.

The information and opinions contained herein are provided as at the date of the

Presentation and are subject to change without notice

ALL RIGHTS RESERVED. © STONEWEG SA, GENEVA, SWITZERLAND
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VARIA US PROPERTIES AT A GLANCE
Strategy description

Stable and long-term high yield strategy on U.S. 

multifamily housing with added value creation. 

Focus in middle/low income population on secondary 

and tertiary markets, where construction activity has 

been very low, and demand is outpacing supply.

Income strategy with yield of 8%-10% p.a., target 10% -

15% net IRR 

Key indicators
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Portfolio value ($mio.)

Gross real estate value USD 915 million

Number of properties 53

Number of units 10’896

2019 gross income (ex-revaluations) USD 99.4 million

2019 profit USD 42.8 million

Earnings per share 4.75

Dividend Yield* 6.8%

Market Cap (13.5.20) CHF 330 million
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Company Level Comments

Propose quarterly distribution to increase liquidity and 
attract new investors 

Introduced in June 2019 + liquidity strategy increased 
(Volume traded year-over-year increased 2.54 times)

No large capital increase in 2019 No Capital increase in 2019

Exploring issuance of bond and authorized capital 
increase

CHF 50 million Bond issued in June 2019 at 3% interest 
rate

Explore dollar listing to avoid FX issue Not currently possible to implement 

Asset management

Optimize existing portfolio and continue to grow returns
Rental income like for like* increased by 3.5% from Q4 
2018 to Q4 2019

Further implement value-add strategy and increase rents 
according to plans

USD 15.6 million invested in capex projects in 2019 
(3.6M in unit rehab and 3.2M in new roofs).

Bring security in our assets to the next level (fences, 
gates, cameras)

Ongoing investment in security systems, cameras, 
patrols, fences, gates and lightening when needed

Sales

Sale of three properties (low cash on cash due to 
repayment of principal, small and remote)

2 properties sold in 2019 (34% IRR for Eagle’s Nest and 
79% IRR for Brentwood Oaks) , with additional sales to 
occur in 2020

What we said in 2019 and what we achieved

✓

✓

✓

✓

✓

✓

✓

*Like for like compares assets that were held for the full periods presented.
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Q1 2020 property results

Unit Q1 2020 Q1 2019 Change $ Change %

Rental Income USD Mio 24.3 20.9 3.4 16.3%

Rental Income like for like* USD Mio 21.9 20.7 1.2 5.8%

Effective Gross Income USD Mio 27.2 23.1 4.1 17.7%

Effective Gross Income like for like* USD Mio 24.4 22.9 1.5 6.6%

Operating Expenses USD Mio 14.3 12.3 2.0 16.3%

NOI USD Mio 12.9 10.8 2.1 19.4%

NOI like for like* USD Mio 11.9 10.7 1.2 11.2%

NOI less Finance Cost USD Mio 7.6 6.0 1.6 26.7%

NOI Margin % 47.6% 46.8% 0.8%

NOI Margin like for like* % 48.7% 47.0% 1.7%

Properties Number 53 52 1

Units Number 10,896 9,737 1,159

Potential Rent per Month per Unit like for like* USD 820 803 17.0 2.1%

Occupancy Rate % 93.1% 93.3% -0.2%

Occupancy Rate like for like* % 93.9% 93.3% 0.6%

*Like for like compares assets that were held for the full periods presented.



Strictly confidential

GEOGRAPHIC BREAKDOWN



Strictly confidential10

DEBT FINANCING STRUCTURE

1) U.S. Department of Housing and Urban Development

March 2020

1) U.S. Department of Housing and Urban Development
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 Fixed  Bond  Variable

HUD1)

3.1%

Freddie 

Mac

35.7%

Life Co

2.6%
Bond

8.8% Fannie Mae

49.8%

■ Mortgage    USD 518 m 

■ LTV 56.6% 

■ Average Rate 4.09% 

■ Average Maturity   7.27

■ Total Debt    USD 566 m

■ Debt Ratio (Financial Accounts) 58.9%

■ Debt Ratio (Bond Covenant) 55.6%
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Stock price and dividends
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Stock price

Units
YTD 

(13.5.20)

2020 

high to low

Dividend

Yield*

Current stock price 31.12.19 stock price

Varia US Properties AG 10’896 -13,9% -29,3% 6,8% 5,9%

Equity Residential 79’065 -27,6% -40,9% 4,1% 2,8%

Avalon Bay 85’000 -24,4% -48,4% 4,0% 2,9%

Mid America Apartment Communities 101’954 -18,0% -44,8% 3,6% 3,6%

Camden Property Trust 56’107 -20,9% -48,2% 3,8% 3,0%

Independence Realty Trust 15’805 -36,2% -58,8% 8,0% 5,1%

BRT Apartments Corp 11’362 -49,2% -67,2% 9,7% 4,9%

Source: Swissquote

* 2019 dividends before any withholding taxes

➢ Among highest dividend yield company in Swiss Stock Exchange

➢ Among highest dividend yield versus US comparables

➢ Less volatility than peers especially on the downside
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Value Creation 
Stock price and dividends in CHF

38%
total return

for day 1 investors
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DISTRIBUTION
At company level

▪ The AGM approved quarterly distributions from 
June 2019 onwards

▪ Objectives:

▪ to provide more regular cash flow for investors

▪ Avoid accumulation of cash at company level 

▪ Reduce currency risk on cash distributions

▪ Increase liquidity on stock market and attract new 
buyers 

▪ dividends be paid in Aug 2019 – May 2020  are 
advance of dividends regarding the 2019 results
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2016 mai.17 déc.17 mai.19 août.19 nov.19 févr.20 mai.20

Extraordinary dividend

Dividend payment

2.5

In reference of FY Payment Date Dividend paid amount

2016 17-May 1.35 CHF 

2017 17-Dec 2.10 CHF 

2018 19-May 2.50 CHF 

2019 Aug/Nov 2019, Feb/May 2020 2.00 CHF 
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COVID 19 - ANALYSIS
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▪ First priority has been the safety of the onsite teams and the implementation of the CDC 

recommendations. 

▪ Implementation of virtual touring and leasing

▪ Maximize rent collection with payment plans if needed

▪ Keep current tenants and maximize renewals

▪ Implement immediate expense reduction:

▪ 17% controllable costs cut or deferred for a total of 1.1M USD over next 3 months

▪ CAPEX stopped

▪ Mapping of tenant risks to focus short term efforts

▪ Daily meetings with our property managers in order to communicate any pivots in strategy where 

necessary and to stay abreast of the latest developments at each property to react accordingly in real time

▪ Re-evaluating each property’s budget to cut unnecessary expenses and preserve cash where possible 

ensuring our portfolio would be best positioned to weather the storm and maintain value for our shareholders

COVID-19 Update – 1st initiatives
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▪ Excellent rent collection levels (market average at 92% in April)

▪ Company executed Mapping of tenant risks to focus it’s short 

term efforts

▪ Rent collection levels expected to remain high despite 

unemployment thanks to federal and state special packages

▪ New leases still possible thanks to implementation of virtual 

touring

COVID-19 Update – rent collection level

97,4%
rent collection for April*

89,0%
current rent collection for May* 

as of 12.5.2020 

* Using March 2020 as reference point

+4,1%
rent collections as of 12 May 

versus 12 April
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66,3% 

6,9% 

26,8% 

Low Unknown High

Demographic Analysis
Overview

▪ Our criteria for determining were as follows:

▪ Low Risk Industries

▪ Healthcare related

▪ IT / Tech

▪ Construction

▪ Fast food

▪ Essential Retail (CVS, Kroger, Walmart / Target)

▪ Government / school system related

▪ Financial related

▪ Logistics

▪ Real Estate 

▪ Insurance

▪ Retired / Social Security income or disabled income

▪ Unknown – Employer info not provided by tenant or identifiable 

▪ High Risk Industries

▪ Chemical / Heavy Manufacturing / Auto and Airline Industry

▪ Sit down restaurants (i.e. Red Lobster)

▪ Non-Essential Retail (Hobby Lobby, TJ Maxx)

▪ Self Employed

▪ Childcare

66.3% 
of Varia’s portfolio (by unit count) 

is at a lower risk to potential job loss

Risk of job loss (by unit count)
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Demographic Analysis
By region

▪ While Company’s West Portfolio is considered to have the highest proportion of lower risk 

tenants, it accounts for less than 10% of the unit count

▪ Company’s SE, SW and Midwest Portfolios are relatively the same size and have similar 

risk proportions

Regional Overview

68,1% 
65,4% 

61,1% 

81,8% 

3,2% 
6,2% 

13,0% 

3,7% 
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Demographic Analysis
Top 10 lowest exposures

▪ Below represents Company’s Top 10 Lowest Exposure Properties to potential job loss

▪ Varia’s seven “safest” properties are those in which the majority (if not all) of the tenant base is retired, receives Social Security or Disability 

checks from the US Government

▪ We don’t foresee the Government canceling these payments in the immediate future 

▪ Of these 1,141 occupied units, an impressive 92.6% of the tenant base is considered to be a low risk for immediate job loss

Top 10 Properties – Lowest Exposure
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Demographic Analysis
Top 10 highest exposures

▪ Below represents Varia’s Top 10 Highest Exposure Properties to potential job loss

▪ While Stoneweg will continue to monitor each property, this list provides a strong starting point for our most at-risk properties in order to pre-

identify where we will likely need to allocate our focus

▪ Of these 1,767 occupied units, 42.7% of the tenant base is considered to be a high risk for job loss

Top 10 Properties – Highest Exposure
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Expense reduction

▪ In addition to a demographic analysis, the Stoneweg team reviewed each asset’s budget to reduce any expenses where possible to preserve 

cash flow at the property level

▪ After reviewing the budgets, Stoneweg has identified $1.1M or $102/unit of planned expenses that can be cut – this represents a 

17.2% reduction of budgeted controllable expenses

Expense Reduction by Category Expense Reduction by Month

14,0% 
12,6% 

8,6% 

15,8% 
11,0% 

6,4% 

31,1% 

0,5% 

Payroll

Administrative

Marketing

Maintenance Expenses

Turnover Maintenance

Contract Services

Minor Replacements

Professional Fees

36,3% 

34,6% 

29,1% 

April

May

June

Reduction Amount Total

Expense April May June Total per Unit %

Payroll ($49,548) ($47,880) ($57,543) ($154,970) ($14) 14.0%

Administrative (50,556) (61,197) (28,436) (140,189) (13) 12.6%

Marketing (28,372) (34,135) (32,789) (95,296) (9) 8.6%

Maintenance Expenses (67,800) (56,563) (50,685) (175,048) (16) 15.8%

Turnover Maintenance (40,434) (44,342) (37,630) (122,405) (11) 11.0%

Contract Services (30,694) (23,182) (16,813) (70,688) (6) 6.4%

Minor Replacements (133,060) (114,956) (96,450) (344,466) (32) 31.1%

Professional Fees (1,800) (1,800) (1,800) (5,400) (0) 0.5%

Total ($402,262) ($384,054) ($322,145) ($1,108,461) ($102) 100.0%

Budgeted Controllable Exp. ($2,205,550) ($2,172,696) ($2,083,981) ($6,462,227)

% Reduction 18.2% 17.7% 15.5% 17.2%
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MULTIFAMILY MARKET
2020 OUTLOOK
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▪ Industrial and multifamily asset classes will remain the darlings of the commercial real estate market this year. 

(GlobeSt, Jan 07 2020)

▪ Suburban Multifamily will continue to outperform in 2020. Buying or building in the suburbs will remain the best 

bet based on market performance and investment returns. Suburban multifamily will outperform urban, 

maintaining lower vacancy and achieving higher rent growth. (CBRE, Real Estate Market Outlook 2020, US)

▪ Investors and developers should also consider smaller metros (e.g. less than 2 million population). While 

liquidity and overbuilding risks are generally higher in smaller markets, there are several metros with 

exceptional multifamily performance today.  (CBRE, id.)

▪ 2 main risks to be watched in 2020 are :

▪ New supply near cyclical peak

▪ Rent control legislation (already in place in California, Oregon and New York).  (CBRE, id)

2020 Market Outlook
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2020 Market Outlook – Key Graphs
Marcus & Millichap 2020 North America investment forecast
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2020 Migration Patterns*

Migration patterns favour South and Southwest

*Source: Marcus & Millichap 2020 North America investment forecast
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Targeted markets 2020

Colorado
Utah

Arizona

Idaho

New 
Mexico

Texas

South Carolina

Georgia

Florida

Kansas

Oklahoma

Mississippi

North Carolina

Nebraska

Missouri

Indiana

Kentucky

Ohio

Tennessee

1 property in location

2 properties in location

3 properties in location

4 properties in location

6 properties in location

Markets where we currently operate: 

▪ Kansas City, KS  

▪ Louisville , KY

▪ Cincinnati, OH

▪ Tucson, AZ

▪ Memphis, TN

New Markets: 

▪ Columbus, OH 

▪ Indianapolis, IN

▪ Houston, TX
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Q&A


