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Creating Communities.  
Unlocking Investor Value.

Varia is the only publicly traded Swiss company exclusively 

investing in the U.S. multifamily market. Its mission is to provide 

a safe, sustainable, and community-oriented home to the 

workforce of America. It follows a risk-adjusted strategy and 

targets a 6 to 8 percent return paid on a quarterly basis.

MANUEL LEUTHOLD – Chairman of The Board
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Strong 
Fundamentals 
for Return on 
Investment

Founded in 2015, Varia US Properties stands today as the only Swiss-based 

company exclusively investing in the United States residential real estate market. 

With a dedicated U.S. staff, a network of qualified partners, and an experienced  

Board of Directors, Varia US maximizes long-term value by acquiring, 

repositioning, managing, and selling multifamily housing in the U.S. 

Its specific focus is on secondary and tertiary markets with limited housing, 

positive economies, strong employment, and population growth where the 

proven capabilities and strong values of Stoneweg, its exclusive asset manager, 

can make a positive impact on the community. 

Thanks to its geographic diversification, and the strong property managers 

in place, Varia US was able to successfully overcome a challenging 2020 and 

performed extremely well. The company demonstrated its resilience and is 

poised to continue its growth in the years to come.

MANAGED BY
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a Source: https://www.reit.com/sites/default/files/returns/sum.pdf
b Source: https://www.six-group.com/dam/download/market-data/indices/factsheets/six-factsheet-stat-ssirt-en.pdf
c Source: https://www.multpl.com/s-p-500-dividend-yield/table/by-year

d  TR (Total Return) – includes cash dividends paid during period analyzed
e PR (Price Return) – does not include dividends paid

Listed on 
Zurich Stock 
Exchange 
Since December 2016

Varia US Properties AG has one  
of the highest dividend payout  
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Varia US Properties AG: 6.9% FTSE NAREIT All Equity REITsa: 3.56%
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 928 Portfolio Value (in millions)

 44 Number of Properties 

 10,269 Number of Units  
  Average Market Value  
 90,390 Per Unit

 95.4% Occupancy Rate

  Average Monthly Rent  
 824 Per Unit
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The Varia  
Difference

Varia US Properties approaches each investment opportunity with a commitment  

to maintaining the highest level of excellence possible. From our employees, to our 

investors, and to our tenants, our top priority is to conduct every aspect of what we  

do in a meaningful and impactful manner.  

Inspired by this mission, we strive to efficiently identify, develop, and reposition 

multifamily projects to create consistent value for our stakeholders, reduce our 

environmental footprint, and perhaps most importantly, serve a greater need  

of the communities in which we invest.

MANAGED BY
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Our Guiding Principles
Guiding us each step of the way are five fundamental  

principles that allow us to realize profitability with social 

awareness and environmental sustainability:

INTEGRITY From eco-friendly best practices to aligning 

with socially responsible manufacturing partners, Varia US 

Properties is fueled by a dedication to honesty, purpose, and 

integrity in every facet of company operation.

TRANSPARENCY At Varia US Properties, we say what  

we do and we do what we say. From regular data reporting,  

to investor newsletters, to complete portfolio insight,  

everything is done with full transparency, responsibility,  

and accountability.

INNOVATION Whether it’s advanced research tools,  

robust analysis systems, or new technologies, we constantly 

seek out ideas that help us provide the highest-quality  

solutions at the best value.

SUSTAINABILITY We’re committed to long-term viability. 

Our goal is to create and execute initiatives that help ensure 

a sustainable business model for today and for years to come. 

PROFESSIONALISM As a long-standing investor in the 

U.S. housing market with a broad network of qualified local 

partners and a diverse portfolio of approximately 11,000 

units in 19 states (as of June 2020), we deliver unmatched 

industry expertise and knowledge. 

Committed to Corporate  
Social Responsibility
Varia US Properties is committed to 

implementing environmentally sustainable  

practices that are pragmatic and achievable.

In addition to providing the company with loan benefits  

(reduced spread), our water and energy conservation 

programs have significantly increased the environmental 

efficiency of our assets, improved our residents’ quality of 

life, and maximized returns for our investors.

In 2020, Varia US entered into a partnership with  

Schneider Electric, a global energy consultant, to upload  

all its utility invoices on an electronic platform to help better 

understand consumption, measure initiatives impact, and 

act on variances and discrepancies.

“Sustainability is not only a trend. It is a conviction,  
a responsibility, and a benefit for all stakeholders. 
Varia is committed to doing its fair share within 
economical and technical good sense.” 

BEAT SCHWAB – Member of The Board,  
Chairman of the Audit and Risk Committee
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Thanks to population expansion, the increased challenges of homeownership, and a 

growing preference for renting, the demand for multifamily housing is expected to 

remain very strong in the years ahead. As it does, multifamily housing investors and 

developers are seeking new ways to attract and retain more renters. 

Creating 
Communities

MANAGED BY
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The 2020 NMHC/Kingsley Apartment Resident 

Preferences Report surveyed over a quarter million 

multifamily renters in the U.S. to better understand the 

apartment and community features that they value most:

AFFORDABILITY One of the most important factors  

renters look for in an apartment is a monthly price that  

best fits their budget. 37 percent of people who move  

do so in an effort to save money.1 

QUALITY OF MANAGEMENT To many renters, a friendly 

and responsive property manager is as vital to their overall 

satisfaction as the quality of the property itself. 

CONVENIENT IN-UNIT AMENITIES Renters place 

a high value on apartment features that allow greater 

convenience in their day-to-day lives.  

/ / 92 percent of residents expressed interest  

in a garbage disposal.  

/ / 91 percent of renters are interested in having  

in-unit washers and dryers. 

/ / 90 percent of residents are interested  

in a dishwasher.

CONNECTIVITY In today’s connected world, residents 

prioritize living in communities where they can easily  

access the outside world via multiple connected devices.

/ / 92 percent of renters expressed interest in  

high-speed internet.

/ / 91 percent of all renters said cell phone reception  

was important.

/ / 64 percent of renters currently get their 

entertainment at home from streaming services.

SECURE PACKAGE DELIVERY With 2020 expected 

to top 100 billion packages delivered worldwide2, the 

demand for secure package delivery options at residential 

communities has never been greater. 84 percent of 

residents expressed an interest in secure self-service  

24/7 package access as a top community amenity. 

“Listening to our tenants, responding to their needs,  
and building communities is the heart of our business.”

JAUME SABATER MARTOS – Vice Chairman of The Board

What Our Tenants Are Saying
BROOKWOOD APARTMENTS – TUCSON, ARIZONA

Year Built: 1973 

Year Acquired: 2018 

Units: 272
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River Oaks, Tucson, AZ
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We strive to efficiently identify, develop, 
and reposition multifamily projects to create 
consistent value for our stakeholders.
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Renting: 
A Growing  
Trend

MANAGED BY

Wood Hollow, Euless, TX
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The Increased Popularity  
of Renting

While homeownership was once seen  

as the obvious next step in achieving the 

American Dream, the multifamily rental 

market has experienced a considerable 

boost in popularity over the last few  

years throughout the United States. 

In fact, between 2010 and 2019, the number of people  

renting apartments grew twice as fast as the number of 

homeowners. According to the Pew Research Center,  

more Americans are renting now than at any point during  

the past 50 years—representing an impressive 36 percent  

of all total households.

One contributing factor? Tightened credit requirements 

for homebuyers. But that isn’t the only reason for the shift. 

Individuals are also delaying or forgoing homeownership 

altogether. As such, annual rent growth has surpassed three 

percent in five out of the last six years3, and shows no signs 

of slowing.

Uncertainty may spur the trend. Due to the financial  

impacts of the global health crisis, individuals may not have 

access to credit or feel comfortable taking a large loan 

in economically uncertain times. This could significantly 

increase demand for rental housing.4

By the Numbers

“Varia benefits from a structural trend in  
the U.S., both in terms of geography and  
housing needs. Our portfolio is ideally  
positioned to take advantage of this  
trend on a long-term basis.” 

PATRICK RICHARD - Executive Member of the Board

PERCENT OF HOUSEHOLDS   

THAT RENT THEIR HOME

More Americans are renting now than at any point during the 
past 50 years5, representing 36 percent of all households.6 

31.2
36.6

20
16

20
06

Percent of renters view renting as  
more affordable than homeownership.7

Million more apartments  
will need to be built by  
2030 to accommodate  
the growing demand.8

82

Million adults aged 18-34 are  
entering the rental market.875

60 Percent increase in adults aged  
45-plus renting in the last decade.8

4.6

39 Million Americans now  
call apartments home.8



14   |

The Millennial Movement
No other group reflects the movement towards a renting 

lifestyle more than Millennials. The largest generation in  

the U.S., Millennials are those who were born between  

the early 1980s and the mid-1990s.

Renters under 30 make up more than half of the overall 

rental market. As this generation navigates an ever-

changing world with new challenges such as high student 

debt and automation, as well as opportunities such as 

remote working and an aging economy, renting offers 

flexibility and freedom without the financial or emotional 

commitment of homeownership.

Baby Boomers: Renting 
Trend Not Limited by Age 
Traditionally speaking, while it’s not unusual for retirees 

to downsize their living arrangements, renting hasn’t been 

quite as common. That’s quickly changing in parts of the 

United States where renter households over age 60 are  

up by 43 percent, outpacing owner households.

This is significant because, like Millennials, this population 

represents a large percentage of the total American 

population. The number of Americans age 65 and older  

is projected to nearly double from 52 million in 2018 to  

95 million by 2060, and the 65-and-older age group’s  

total population share will rise from 16 percent to  

23 percent.9 

Renting: A Growing Trend

MANAGED BY
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Top Reasons Boomers  
Are Choosing to Rent

Community.  
Accessibility. Security.
The multifamily properties of today offer prospective  

tenants more than just easily accessible and affordably 

secure living options. They also provide them with a  

feeling of empowerment and a sense of belonging.  

Understanding the emotional benefits of multifamily housing, 

the industry has begun placing a greater emphasis on the 

development and implementation of community-building 

strategies that are based on several market indicators:

/ / A “sense of community” is the top driver of apartment 

resident satisfaction.10

/ / People will pay up to $200 in rent increases if their  

friends are living in the same community.10

/ / The second most important factor for renewals  

is neighbors.11

They have lingering concerns over the 2008 
financial crisis.

They desire convenient and comfort-enabling 
features such as covered parking, single-floor 
living, low-to-no maintenance, and security.

They want to be part of a community.

They prefer a high walkability score  
with proximity to grocery stores,  
entertainment, and public transportation.

They are living longer, more productive and 
active lives than ever before. 

Pine Ridge, Bremerton, WA
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Demand  
Outpaces  
Supply

There’s no question that the demand for multifamily rentals has increased greatly  

in recent years. Besides the millions of Americans making the decision to transition  

from homeownership to renting, in the last five years alone one million new renter 

households were formed in America.

In an attempt to keep pace with this growth, an average of just over 267,000 multifamily 

units were added to the market each year between 2013 and 2017.12 This is a seemingly 

impressive statistic at first glance. However, it is estimated that 325,000 new units  

will be needed each year from now to 2030 to satisfy the demand.13

MANAGED BY

Mission Palms, Tucson, AZ
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The Need for  
Affordable Housing
In the United States, low-income renter households make  

up a little over a quarter (11.2 million) of the total renter 

household population (43.8 million) and almost 10 percent  

of total households.14

An alarming shortage has led to waiting lists for state and 

local affordable housing to reach the tens of thousands— 

and forced many households to spend more on housing than 

they can afford, all at the sacrifice of other necessities.

Market analysts point to five key factors that have led to 

the lack of affordable housing stock:

GENERAL OBSOLESCENCE The multifamily industry 

traditionally removes more  than 100,000 units per year due 

to obsolescence, and these are predominantly workforce and 

affordable housing units.15

SITE REDEVELOPMENT Properties are being destroyed in 

favor of ground-up  development of Class A communities.

VALUE-ADDED UPGRADING Properties are being 

upgraded enough to move out of  the price range of most 

affordable housing renters.

NATURALLY OCCURRING AFFORDABLE HOUSING 

(NOAH) PROCESS SLOWER Over the last decade, the 

organic creation of affordable and workforce housing has 

slowed due to a large volume of value-added, high-quality 

properties being created in their place.

AVAILABLE OLDER STOCK SOMEWHAT LIMITED 

Properties built in the last 30 years are being removed  

more quickly than new ones are being built to take  

their place.
With only 7.5 million affordable rental homes available to 
low-income renters across the country, there’s a shortage 
of 3.7 million rental units.14

“The constant demand for more workforce 
housing in the markets where we operate  
is our best risk-mitigating factor.” 

DANY ROIZMAN – Member of The Board
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Changing Preferences, Changing Markets 
Americans seek space and affordable living in inland and Southern states

Over the past 20 years, population growth in secondary and tertiary markets has 

outpaced that of primary metros. This trend accelerated as the global health crisis 

prompted people to consider the financial and lifestyle advantages of smaller cities, 

including larger homes and a lower cost of living. The pandemic has already prompted  

the widespread adoption and efficiency of remote working, potentially removing 

another barrier to market migration.16 Inland and Southern states also offer more 

temperate weather than many of the U.S.’s larger cities.

The frequency of extreme snowstorms in the 
Northeast has increased over the past century. 
Approximately twice as many extreme U.S. 
snowstorms occurred in the latter half of the 
20th century than the first.19

Under current emissions trends,  
the average burn area in California  
will increase 77 percent by the end  
of the century.18

By mid century the average annual temperature will 
warm by 4-9 °F in Wisconsin, leading to a 25 percent 
increase in the frequency of precipitation events of 
2" or more.17

Florida’s reputation as the Sunshine 
State helps to fuel growth in mid-sized 
markets, despite more erratic weather 
and longer storm seasons.

Each  mark represents a Varia US property. The location of the 
pin does  not correspond to a property’s location.

States in which Varia was present as of June 2020.

Common weather extremes in coastal areas and Northern states.

Demand Outpaces Supply

MANAGED BY
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Making Housing Work  
for Workforces
When it comes to market performance, Class B and C 

multifamily workforce housing units have produced better 

results in terms of vacancy rates and rent change. This  

was as true during the 2008 recession as it has been in  

the years since. 

This is despite the fact that while development of new 

workforce housing in the first decade of the 2000s 

mirrored that of the 1990s, in the first half of the 2010s  

it began to lag behind demand.20 As a result, workforce 

housing for middle-income families faces a shortage  

similar to its lower-income counterpart. 

While the root causes behind the shortage are many,  

much of the problem can be attributed to a few reasons  

in particular:

/ / Development has slowed due to a growing demand 

from higher-income renters, who in previous economic 

cycles would have become homeowners.

/ / A limited number of government policies are in place to 

make building housing with middle-income rents viable.

/ / There is an increasing gap between costs to rent 

versus median incomes.

/ / Land-use regulations, such as minimum lot sizes and 

excessive parking requirements, are driving up the  

cost of housing.

CLASS A Multifamily: Properties built within the last 10 years with few maintenance  
issues located in desirable geographic areas.

CLASS B Multifamily: Properties built within the last 10-30 years that are well kept  
and located in “middle class” areas.

CLASS C Multifamily: Properties built within the last 30-40 years offering limited  
exterior and interior amenity packages.

MULTIFAMILY RENT CHANGE YEAR-OVER-YEAR  
BY CLASS21

Tierra Pointe, Albuquerque, NM

2003 2005 2007 2009 2011 2013 2015 2017 2019 2020

MULTIFAMILY VACANCY BY CLASS20

2007 2009 2011 2013 2015 2017 2019 2021
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Strong and Steady: 
Multifamily’s History 
of Consistent 
Performance

Although no one can predict what the economic recovery from the current global health 

crisis will look like, a quick analysis of past market crashes reveals one undeniable fact: 

multifamily housing is one of real estate’s most financially resilient asset classes 

during economic downturns.

When compared to office, retail, and industrial properties following the 2008-2009 

recession, the multifamily sector experienced the lowest level of rent decline, the fastest 

recovery to pre-recession peaks, and the longest post-recession period of rent growth. 

In fact, between 2010 and 2016, in stark contrast to virtually all other asset classes, the 

residential multifamily market was characterized by strong rental growth, averaging at  

3.0 percent p.a. nationally.

MANAGED BY

Parkway Square, Tallahassee, FL
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Today, with rental rates in the United States at historic  

highs and a steady rise of occupancy during the last  

five years, multifamily housing continues to represent  

a limited-risk investment.  

Even in the remote case that overall market occupancy  

rates were to drop down to 70 percent, the debt service  

ratio would still remain at two.

CUMULATIVE EFFECTS ON RENT DURING AND AFTER 2008-2009 RECESSION 22

Negative Growth Trend

End of Recession

Growth to Return to Prior Peak Growth Above Prior Peak

Multifamily

Industrial

Office

Retail

Q1 2008 Q1 2012Q1 2010 Q1 2014 Q1 2017Q1 2009 Q1 2013 Q1 2016Q1 2011 Q1 2015 Q1 2018

5%

13% 21%

24%9%

21% 22%*

7%

8%

7% 29%

The National Bureau of Economic Research dates the last recession as December 2007 through June 2009. White line marks official end of recession. 
* Retail rents have still not achieved pre-recession peak levels.

Maryland Park, Maryland Heights, MO
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Zona Village, Tucson, AZ
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Research and analysis are the basis  
of our acquisition platform.
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Investment 
Strategy

Research and analysis form the basis of our acquisition 

platform. With the assistance of innovative reporting 

software, we track a broad range of metrics and macro-

economic trends to determine the greatest multifamily 

housing investment opportunities in U.S. secondary 

and tertiary markets. More specifically, we target those 

markets located within a 25-35–minute drive of cities 

or employment centers that are experiencing strong 

population and employment growth. 

Leveraging our network of local partners, contacts, and 

third-party property management companies, we are able 

to source marketed and off-market deals that fit with our 

strategy. We seek to invest in 200-400–unit properties 

built between 1970 and 2000 that offer potential mid-  

and long-term secure rental income and value growth. 

Varia’s low leverage strategy, up to 65 percent of purchase  

price, provides access to the best lending conditions.  

Its acquisitions are based on three pillars: 

1. Those allowing for value-adding measures,  

 including refurbishment, renovation, and other  

 operating measures, in order to maximize rent  

 potential at limited incremental costs before  

 looking for a suitable exit.

2.  Those profiting from Low-Income Housing  

 Tax Credit (LIHTC) in order to generate attractive  

 rental profit and realize value growth once these  

 properties have been transitioned to the  

 non-rent–restricted market.

3.  Those that are more stabilized with limited  

 improvement potential in order to benefit from  

 secure rental income and value growth both in  

 the midterm and long term.

GEOGRAPHIC BREAKDOWN  As of 12.2020

At Varia US Properties, we invest our capital in a disciplined and 

thoughtful way. Utilizing our extensive industry experience, we 

apply a collaborative, transparent, and results-oriented approach 

to decision-making based on the best interests of our investors 

and the company as a whole.

MANAGED BY

Arizona 16% Others 16%

Missouri 11%

Texas 10%

Ohio 9%
Kentucky 8%

Tennessee 8%

New Mexico 7%

Florida 5%

Indiana 5%

Utah 5%

Appraised
Value:

928.2M
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While home prices across the United States have 

skyrocketed and banks have maintained stringent 

lending requirements, the idea of renting rather  

than owning has become a more attractive 

proposition to many Americans. 

However, as inflation continues to outpace wages, 

many of these would-be renters are soon discovering 

that they have been priced out of apartments in  

Class A properties. As a result, multifamily Class B 

and C properties with 50 or more units, particularly 

those located outside of city centers, are drawing 

more interest today than ever before from  

working-class individuals, migrating Millennials,  

and downsizing Baby Boomers.  

MORE DEMAND FOR CLASS B AND C PROPERTIES23

90%

2009 2020

97%

96%

95%

94%

93%

92%

91%

CLASS A CLASS B CLASS C

“Varia purchases large workforce communities in secondary and tertiary 
markets to improve life conditions and asset qualities, through a thoughtful 
value-add program that justifies a sustainable rent increase.”

MANUEL LEUTHOLD – Chairman of The Board

CLASS A Multifamily: Properties built within the last 10 years with few 
maintenance issues located in desirable geographic areas.

CLASS B Multifamily: Properties built within the last 10-30 years that are  
well kept and located in “middle class” areas.

CLASS C Multifamily: Properties built within the last 30-40 years offering  
limited exterior and interior amenity packages.

Zona Village, Tucson, AZ
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Investment Strategy

MANAGED BY

Secondary Markets 
Becoming Top Living Choice
With corporations leaving big cities in an effort to lower 

overhead, higher construction and labor expenses slowing 

property development, and the cost of living going up, 

major metropolitan areas in America have become an 

increasingly less desirable destination for people seeking 

affordable housing. In response, tertiary and secondary 

markets throughout the United States—especially in 

Southern non-coastal regions—have seen a boom  

in popularity. 

Leading the charge are Millennials who, due to rising costs 

and a lack of employment opportunities—most notably in 

technology-related fields—are saying goodbye to places 

 

like Chicago, Los Angeles, and New York and hello to  

places like Albuquerque, Kansas City, and Tucson.

Millennials, however, aren’t the only ones leaving  

America’s largest population centers in favor of its  

smaller ones. Baby Boomers are also flocking to tertiary  

and secondary markets in droves as they seek out more  

cost-effective housing options for their retirement years.

The multifamily industry has certainly taken notice of  

the shifting population: 55 percent of the apartment 

properties bought and sold for over $1 million in 2017 

were in secondary and tertiary markets.24

Maryland Park, Maryland Heights, MO
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Sales Volume by Market
12-month totals; dollars in billions Key:

$1.5 -  
$2.5

$2.6 -  
$4.9

$5.0+
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$4.0
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$2.7
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$3.3CHA 
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SD 
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LV 
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$3.1
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$3.5
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$13.6
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$8.0
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$6.7

SEA 
$8.3

ATL 
$9.2

HOU 
$6.6
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$10.5

NSH  
$2.0

SA  
$2.5

MSP  
$1.7

POR  
$2.2

AUS 
$4.8

“Investing in suburban areas is our best way to 
mitigate risks and optimize performance.”

STEFAN BUSER – Member of The Board  
Chairman of the Compensation Committee

“55 percent of the apartment properties bought and sold for over $1 million in 2017 

were in secondary and tertiary markets.”
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“We seek to provide comfortable, safe, well-maintained, and 
sustainable living solutions for people who have reasonable 
incomes and can’t afford to live in a high-end property.”

JAUME SABATER MARTOS – Vice Chairman of The Board

Low-income Housing Tax 
Credits Fuel Sustained Value
From its inception, Varia has owned Low-Income Housing 

Tax Credit (LIHTC) properties. These properties are 

usually income- or age-restricted for a certain period of 

time to compensate for tax credits the developer received 

at the time of construction. Their rents are controlled and 

limited by the county where the property is located.

This period of restriction and control usually ends after  

15 or 30 years. At that time, the property may be 

transitioned to market rates, if the local conditions and  

the neighborhood allow. In that case, Varia starts a value-

add program to improve the common areas, the amenities, 

and the interiors. Rent increases enhance the value of  

the property, resulting in a positive performance for  

the investors. 

In early 2019, the U.S. Department of Housing and  

Urban Development announced that the Federal Housing 

Administration was expanding its LIHTC financing program 

for multifamily properties. Under the revised program, 

developers receive tax credits when they adhere to 

affordability provisions for a single 15-year regulatory 

period or two consecutive 15-year periods. 

Expanding Varia’s LIHTC portfolio

20 percent of Varia US’s portfolio is composed of LIHTC 

properties, and the Company is looking to expand this 

if economic and demographic conditions are met. The 

expansion of LIHTC enables Varia to generate attractive 

rental profit and realize sustained value growth once  

the restriction period has lapsed and a transition to 

free market can be negotiated.

Varia’s unique approach, combined with government 

tax credits, creates strong communities for workforce 

employees and strong returns for our investors.

Investment Strategy

Varia US  
Portfolio

LIHTC Properties

20%
20 percent of Varia’s portfolio is LIHTC properties, 
allowing for sustainable returns to our investors.

MANAGED BY
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Tierra Pointe, Albuquerque, NM
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STRONG JOB GROWTH  

Job growth in the Dallas-Fort Worth, TX, market is more  

than twice the national average, increasing the number  

of potential renters for multifamily housing.

STRONG POPULATION GROWTH  

A population gain nearly three times the national  

average has created more demand for affordable  

multifamily housing options.

Dallas-Fort Worth, TX: The Right Market Conditions for Varia

With large gains in population, steady employment growth, strong Median Household 

Income (MHI), and a favorable supply-demand ratio, the Dallas-Fort Worth Metroplex  

has all the elements for investor success.

Investment Strategy: Focus on Dallas-Fort Worth, TX

MANAGED BY

+3.2%

Dallas, TX26

+1.5%

U.S. Average25

Dallas, TX27

Increase 2010-2018

U.S. Average 28

Increase 2010-2018
+5.96%

+17.33%

Dallas, TX
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STRONG MEDIAN HOUSING INCOME (MHI)  

With 9 percent more income per household in Dallas-Fort Worth than the national average, current and potential multifamily 

renters are less cost-burdened than those in many other parts of the country.

+$63,688U.S. Average: 29 +$69,445Dallas, TX: 30

LOW UNEMPLOYMENT 

The Dallas-Fort Worth unemployment rate is even  

lower than historically low national averages.

FAVORABLE SUPPLY-DEMAND BALANCE 

Since 2010, the Metropolitan Statistical Area (MSA) has 

added 50,000 more households than housing units, creating 

an undersupply of available multifamily rental units.33

2010 2019

+50,000

Bridge Hollow, Fort Worth, TX

Dallas    
 TX32

U.S.
   Average31 

3.5%
3.0%



32   |

+7%

Tucson, AZ35

Tucson, AZ: The Right Market Conditions for Varia

Based on key indicators such as high rent growth, lower average monthly rent  

prices, and declining homeownership rates, Tucson, Arizona offers a strong 

opportunity for consistent returns. 

Investment Strategy: Focus on Tuscon, AZ

HIGH RENT GROWTH   

A rent growth more than double the national average  

reflects Tucson’s growing multifamily housing demand.

LOWER RENT PRICES   

An average monthly rent price that’s 43 percent 

lower than the nationwide average means there is a 

larger proportion of Tucson residents who can afford 

multifamily housing.

MANAGED BY

$1,420

$814

43%
LOWER

Tucson, AZ36 

U.S. Average34 

Tucson, AZ

+3.3%

U.S. Average34



Varia US Properties   |  33

Zona Village, Tucson, AZ

HOMEOWNERSHIP RATE  

More people in Tucson are making the decision  

to rent and, as a result, elevating the demand  

for multifamily housing.

LOWER RENT-TO-INCOME RATIO* 

The average household monthly net income required to meet 

the monthly price for a 2- bedroom rental unit in Tucson, AZ, 

is 9 percentage points lower than it is nationally — making 

rentals in Tucson 41 percent more affordable in comparison.

49.9%

65.1%

22%Tucson, AZ40, 41

U.S. Average39, 29 31%

*Based on percentage of median monthly rental price  
divided by median monthly net income.Tucson    

  AZ38
U.S.

   Average37 
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Varia US Property 
Case Study:
Avenue 8
Apartments
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Avenue 8 Apartments, Mesa, AZ

Phoenix has been an extraordinary market 
for multifamily, and Varia is proud to be part 
of this story with Avenue 8 Apartments.



36   |

“There was zero sense of community. People were 

embarrassed to live there,” says Zachory Robinson,  

Asset Director for MEB Management Services.

“Our challenge was improving the physical plant and the 

perception of the residents about the services that they 

received. Since then, Varia has invested heavily in unit 

renovations and in exterior improvements … things  

like landscaping upgrades, swimming pool upgrades, or 

new furniture.” 

“From the moment people walk through the door, to  

when they sign a lease, we try to provide great customer 

service,” says Avenue 8 Property Manager Monica Lobato.

Rebuilding Communities, Changing Lives

By 2017, nearly three-and-a-half decades after first opening its doors, Avenue 8, a 

multifamily housing property in Mesa, Arizona, represented an affordable apartment 

complex that tenants were anything but proud to call home. That all changed in 

September of that year when Varia US Properties acquired Avenue 8 and partnered  

with MEB Management Services.

ACQUIRED: September 2017  

SIZE: 194 Units 

IMPROVEMENTS:

 Total Capex Budget:  $1.2 million

 Green Program Budget:  $78k

 HVAC Replacements:  $155k

 Pool Improvements:  $47k

 Parking, Gates, Walkways:  $58k

 Boiler, Electrical & Lighting:  $33k

 Roof, Building Envelope,  

 Landscaping:  $83k

 Unit Renovation:  $650k

Varia Property Case Study: Avenue 8 Apartments

MANAGED BY
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Percent improvement  
in total GPR.

By the Numbers:  
Year-Over-Year Improvement 
After Varia Acquisition*

Percent increase  
in occupancy rate.

Percent  increase  
in property  
valuation.

9.5

Percent  improvement  
in total revenue.8.9

Percent reduction  
in total utility expense.7.7

3.94

18

8.1 Percent increase in  
net operating income.

UNIQUE FEATURES:

Business Center

Fitness Center

Pool

Garbage Disposal

Washer/Dryer In-unit

Dishwasher

High-Speed  
Internet Access

Energy-efficient  
Appliances

Walk-in Closets

Assigned Carport 
Parking

Outdoor Running  
Area

Dog Park

“Varia really cares about the people 

and the property. They always ask 

what else we need to succeed and to 

stand out from other complexes.”                        

MONICA LOBATO – Property Manager

*Based on data from January-December 2018 vs. 
January-December 2019.



3 8   |

Varia Property Case Study: Avenue 8 Apartments (continued)

“In multifamily housing there’s been a huge focus on 

sustainability … going green. Varia was doing that before  

it became the popular thing to do. You can see it in the  

low-flow toilets and water-saving shower heads we’ve 

installed in units,” says Robinson. 

“There’s also been a concerted effort on the overall 

resident experience. Varia turned an older property into 

something really, really nice. Now, residents talk to each 

other. The children play with each other. The playground  

is full. The pool is full.”

This notion is supported in Avenue 8’s 70 percent  

rental renewal rate, an impressive number for a market 

that according to Robinson “probably averages about  

30 to 40 percent.” 

“There are plenty of other property management 

companies Varia could have chosen for Avenue 8 in  

the Phoenix area. But we’re very, very similar in how  

we do things. That’s why I believe our working  

relationship with Varia has been so strong.”

Today, Avenue 8, once a source of embarrassment for  

its residents, has become a place where families want  

to live—symbolic of Varia’s dedication to improving 

properties in an environmentally conscious way  

while making a difference in people’s lives.

Sustainability Breeds Success

MANAGED BY
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“At Varia, we carefully select our property management companies 
and we work very closely with them. They do a phenomenal job, 
which results in better life conditions for the tenants and in greater 
performance for the investors.”                          

PATRICK RICHARD – Executive Member of The Board
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“Varia has a long-term holding strategy, which 

allows us to perform opportunistic sales when all 

conditions are met.” 

DANY ROIZMAN – Member of The Board

Disposition
Case  
Studies

 Year Acquired:  2016

 Year of Disposition: 2019

 Number of Units:  30

 Acquisition Price:  $700,000

 Disposition Price:  $1,650,000

 Gross IRR:  34.1%

 Gross Multiple:  2.94

EAGLE’S NEST – RIFLE, CO

 Year Acquired:  2017

 Year of Disposition: 2018

 Number of Units:  116

 Acquisition Price:  $16,400,000

 Disposition Price:  $21,500,000

 Gross IRR:  30.5%

 Gross Multiple:  1.57

PINE RIDGE – BREMERTON, WA
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 Year Acquired:  2016

 Year of Disposition: 2020

 Number of Units:  55

 Acquisition Price:  $2,690,000

 Disposition Price :   $4,400,000

 Gross IRR:  19.8%

 Gross Multiple:  1.6

STONEGATE VILLAGE – PUEBLO WEST, CO

 Year Acquired:  2015

 Year of Disposition: 2020

 Number of Units:  1,028

 Acquisition Price:  $49,140,000

 Disposition Price :   $94,250,000

 Gross IRR:  28.65%

 Gross Multiple:  1.98

CARDINAL PORTFOLIO – FLORIDA

 Year Acquired:  2016

 Year of Disposition: 2019

 Number of Units:  74

 Acquisition Price:  $2,600,000

 Disposition Price :   $6,600,000

 Gross IRR:  78.9%

 Gross Multiple:  2.72

BRENTWOOD OAKS – FREDERICKSBURG, TX
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Asset Manager  
and Team

Over $500 million of equity deployed and approximately 13,000 multifamily 

units acquired in the U.S. since 2016

MANAGED BY

Parkway Square, Tallahassee, FL
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Strong Fundamentals  
for Long Term Value
/ / Real estate and management company established  

in 2015, headquartered in Geneva, Switzerland.

/ / Structured real estate investment mandates and 

advisory services for real estate portfolio optimization. 

/ / Dedicated focus on real estate investments in countries 

where a local presence has been established.

/ / Stoneweg Group has over $4.0 billion in  

total investments.

/ / Total team of 80+ professionals spread across offices  

in Switzerland, Spain, Italy, Andorra, Ireland, and the U.S.

/ / All founding partners are Swiss real estate senior 

executives with past experience in banking, brokerage, 

and asset management.

Stoneweg US and Stoneweg SA serve as the exclusive asset manager of Varia US Properties. 

Stoneweg US is an opportunistic real estate investment firm with a nationwide platform 

focused on the acquisition and management of multifamily assets. With over 50 years of 

combined real estate experience, the Stoneweg US team challenges the conventions of  

real estate investment through a research-driven, results-oriented approach. This has led 

to the successful deployment of over $500 million of equity deployed and approximately 

13,000 multifamily units acquired in the U.S. since 2016. 

“Stoneweg is a phenomenal group of passionate  
real estate professionals with strong experience 
 in all aspects of the business.”

TANER ALICEHIC – Member of The Board

The Meadows, Memphis, TN
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Multifamily  
Real Estate  
Investment

Brookwood, Tucson, AZ
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Brookwood, Tucson, AZ
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