
ANNUAL 
ESG REPORT

2021

MANAGED BY

A
N

N
U

A
L 

ES
G

 R
EP

O
RT

 2
02

1

VARIA US PROPERTIES AG
Gubelstrasse 19
6300 Zug
Switzerland
info@variausproperties.com
variausproperties.com

STONEWEG ASSET MANAGEMENT SA
Blvd Georges-Favon 8
1204 Geneva
Switzerland
Phone: +41 (0)22 552 40 30

STONEWEG US, LLC
360 Central Ave, Suite 1130
St Petersburg, FL 33701
USA
Phone: +1 727 339 6630

EN
V

IR
O

N
M

EN
T

SO
C

IA
L

G
O

V
ER

N
A

N
C

E



IMPRINT
VARIA US PROPERTIES AG

  
DESIGN AND TYPESETTING

M3, WETZIKON
 

PRINTING
SPRÜNGLI DRUCK AG, VILLMERGEN



3

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  CONTENTS

MANAGED BY

CONTENTS

INTRODUCTION 
About this Report  ...............................................5
Company Portrait  ...............................................7
Portfolio Summary  .............................................8
Geographic Breakdown  ..............................9
Shareholder Letter ........................................10
Sustainability Definition  
and Vision Statement  ................................12
Our Approach to ESG –  
4 Objectives ............................................................14
Goals & Commitments  ...........................16
2021 Accomplishments .............................18

GOVERNANCE 
ENERGY STAR Partnership  ............61
Green Building Initiative ..........................61
ESG Governance ................................................62
ESG Related Expenses ...............................63
Code of Business Conduct  
and Ethics  ....................................................................65
Fundamentals  ........................................................66
Diversity, Equity, and Inclusion ..........69
Corporate Social  
Responsibility  ........................................................69
Arbor Day ....................................................................70
Stakeholder Engagement  .....................73
Asset Management  
Playbook .........................................................................74
Environmental Risk  
Management .............................................................75

ENVIRONMENT 
Portfolio Sustainability Goals  .........23
Climate & Resilience Strategy  .......26
Environmental Performance:  
Metrics & Reductions  ................................27
Case Study 1: 
Air-travel Emissions........................................33
Case Study 2: 
Water Leak Detection ...............................34
Progress Toward ENERGY  
STAR, Green Globes®,  
green building certifications  
and energy ratings ..........................................35
GRESB Pursuit  .....................................................36
Green Leases  ........................................................37

REPORTING AND 
DISCLOSURES 
GBI Letter  ..................................................................77 
ESG Policy  ..................................................................78 
Property Attributes .......................................86 

SOCIAL 
Commitment to Resident  
Life Enhancement ..............................................39
Resident Satisfaction &  
Reputation ...................................................................40
Case Study 3:  
Esusu  ..................................................................................44
Apartment Community  
Safety & Security ................................................45
Stoneweg US Employee 
Engagement ...............................................................46
Amenities  ....................................................................51
Energy Efficient Poster  ............................52
Case Study 4: 
Apartment Life  ...................................................53
Case Study 5: Hydroponics ................53
Spotlight on Community  
Staff Excellence .....................................................54

4

56

22

76

38



INTRODUCTION



5

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  INTRODUCTION 

MANAGED BY

ABOUT THIS REPORT

Welcome to the first edition of the Varia US Properties AG Annual 
Environmental, Social and Governance (ESG) Report!

We are very pleased to present this initial report which is 
a comprehensive collection of Varia US’ ESG policy, strat-
egy, goals, accomplishments, and efforts. This inaugural 
report is our beginning step engaging with our investors 
and other interested parties about Varia’s progress inte-
grating ESG into our overall operations and the way we 
do business.

This report follows the implementation of the adoption 
of both Varia & Stoneweg US’s ESG policy in 2021 and 
documents what we believe are all the relevant aspects 
of this work.

This introductory report is meant to be the foundation 
we build upon. Great care was taken with writing this re-
port, but some information included here such as utility 
data is incomplete at the time this report was published. 
A property level data completeness table is included in 
this report, and we expect the unavailable utility data will 
be obtained by mid-2022 in time to submit for GRESB 
benchmarking. 

All data and activities in this report are reported through 
December 31, 2021, unless otherwise noted.

This report was not created by following any specific 
ESG/sustainability reporting accounting method. Compli-
ance with ESG/sustainability reporting conventions and 
eventually third-party assurance are part of our future 
and look forward to those next steps. 

None the less, our purpose here is to provide the best 
possible insight into all aspects of ESG relevant to Varia’s 
operations in a transparent way that informs sharehold-
ers and all other interested parties.   
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COMPANY PORTRAIT

 Varia US Properties AG is a Swiss-based real estate company, exclusively in-
vesting in the US multifamily market. It focuses on secondary and tertiary 
markets that are characterized by strong population and employment growth.

 The Company targets low to moderate income households and leases safe 
and quality apartments to the American workforce. Currently, 5% of Varia’s 
units are benefitting from Low Income Housing Tax Credit (LIHTC). 

 Established in September 2015 as a Swiss company, Varia US Properties AG 
offers an alternative to the Swiss real estate market. In addition to the attrac-
tive return perspectives of the US real estate market, investors also benefit 
from the US Swiss double tax treaty. 

 Varia’s unique setup – characterized by an experienced Swiss team, a dedicat-
ed US staff and a broad network of highly qualified local partners, all backed 
by a majoritarian non-executive, independent Board – allows Varia US Prop-
erties to successfully take advantages of the opportunities the US real estate 
market is offering. 

 The Company’s asset manager is Stoneweg SA, a Geneva-based, international 
real estate asset manager with over USD 6.2 billion of real estate assets trans-
actions. In the US, Stoneweg US LLC is in charge of acquisitions, asset manage-
ment and disposition of assets fitting with the Company strategy.
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PORTFOLIO SUMMARY
as of December 31, 2021

* According to Colliers International, appraiser of the Company’s investments

PORTFOLIO 
VALUE
2020: USD 928.2 million

AVERAGE 
MARKET 
VALUE PER 
UNIT 2020: USD 90,390

NUMBER OF 
PROPERTIES
2020: 44

LOAN-TO-
VALUE
2020: 59.06 %

OCCUPANCY 
RATE
2020: 95.4 %

NUMBER OF 
UNITS
2020: 10,269

GROSS  
POTENTIAL 
INCOME*

2020: USD 114.43 million

1,412 43

54.27 %

94.6 %

11,887

147.4 

USD
million

USD
million

EFFECTIVE 
GROSS 
 INCOME*

2020: USD 106.7 million

138.0USD
million

AVERAGE 
MONTHLY 
RENT  
PER UNIT
2020: USD 824*

932.0USD

USD118,786



GEOGRAPHIC BREAKDOWN

10 % 
Others

6 % 
New Mexico

6 % 
Tennessee

8 % 
Texas

13 % 
Missouri

13 % 
Kentucky

14 % 
Indiana

14 % 
Arizona

6% 
North Carolina

6 % 
Ohio

4 % 
Florida

APPRAISED VALUE: 

USD 1,412 million



THIS BOTTOM-UP APPROACH IS GEARED  
TOWARDS HELPING OUR PROPERTIES IMPROVE 
THEIR OPERATION EFFICIENCY, REDUCING 
THEIR CARBON FOOTPRINT, AND ENHANCING 
THE RESIDENT EXPERIENCE FOR OUR  
25,000 RESIDENTS IN ORDER TO LAY THE 
GROUNDWORK FOR A MORE SUSTAINABLE 
PORTFOLIO OVERALL. 
 
Patrick Richard

"
"
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new policies, creating an ESG playbook, and defining 
our sustainability targets and KPIs. 

Our approach to ESG is two-fold. On one hand, we 
have a top-down approach. This is demonstrated in our 
policies, playbook and numerous training materials that 
are cascaded down to the team at-large. On the other 
hand, and perhaps most importantly, we have a bot-
tom-up approach. As we closed out 2021 with 43 prop-
erties and over 11,000 apartment units under manage-
ment, it occurred to us that our policies would have to 
reach the property level to yield the most impactful re-

sults. This bottom-up approach is geared 
towards helping our properties improve 
their operation efficiency, reducing their 
carbon footprint, and enhancing the res-
ident experience for our 25,000 resi-
dents in order to lay the groundwork for 
a more sustainable portfolio overall. 

This inaugural ESG Report is intended to 
provide you with additional details and 
more comprehensive data on all that has 
been mentioned above. It is the starting 
point of what we hope will be a more 

refined and robust report as time goes on and we con-
tinue to push our ESG agenda forward. In this and in 
future reports, we will be transparent with regard to 
our results, successes and hurdles. ESG is not an easy 
task, but we are convinced of its necessity.

It is a great pleasure to share the beginning of this jour-
ney with you. We remain at your disposal for any fol-
low-up questions or comments you wish to share. 

Respectfully,

Patrick Richard

After three years of hard work and targeted initiatives, 
the publication of our first Annual ESG Report by Varia 
US Properties AG (Varia US) is truly a milestone to be 
extremely proud of. 

Our sustainability efforts started in 2018 when Varia US 
began implementing water and energy savings programs 
such as retrofitting faucets, showerheads and toilets; 
and replacing antiquated light fixtures with LED lighting 
at all its properties. In 2020, we expanded our efforts to 
include the collection and analysis of our property utility 
consumption data, which has been a long and arduous 
process consisting of the collection of 
thousands of utility invoices on a regular 
basis, from all properties, for in-depth 
analyses. Despite the level of complexity, 
this practice has been, and will continue 
to be, invaluable from a reporting and ef-
ficiency standpoint.

As a result of these initial efforts, we 
have been able to access the most ac-
curate utility consumption data for every 
property in our portfolio and share that 
data in this first report. This, in itself, is 
a major accomplishment. Our efforts also afford us the 
opportunity to submit our portfolio to GRESB in 2022, 
measure the impact of our various initiatives thorough-
ly, and publish our KPIs on a regular basis.

In 2021, we focused not only on the “E”, but also made 
significant strides on the “S” and “G” aspects of our 
ESG strategy. As part of our corporate “social” respon-
sibility, we activated numerous programs to help and 
support our residents during the COVID pandemic. We 
also forged a partnership with ESUSU, an organization 
committed to financial wellness that reports positive 
financial transactions on behalf of our residents to im-
prove their credit scores. On the “governance” side, 
we laid out our sustainability framework by introducing 

DEAR SHAREHOLDERS AND ALL 
OTHER INTERESTED PARTIES,
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SUSTAINABILITY DEFINITION  
AND VISION STATEMENT

Varia US and its asset manager Stoneweg US are committed to drive 
investment and management strategies through a sustainability ap-
proach. Sustainability must be considered and integrated into all aspects 
of our work. We see the contribution of our Sustainability practices as 
accumulative. Where there is opportunity, small steps at the beginning 
will lay the foundation for continuous improvement.

Residences at Echelon, Lee’s Summit, Missouri
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Varia US and Stoneweg US care 
about environmental, social and 
governance (ESG) issues because 
they benefit residents, sharehold-
ers, employees, partners, property 
teams, and communities in which 
we live, work and invest.

Varia US and Stoneweg 
US believe that each 
property must foster an 
experience that is enjoy-
able, safe, sustainable, and health 
and wellness-oriented. This focus 
adds value for all stakeholders.

Varia US and Stoneweg US are 
committed to enhancing environ-
mental, social, and financial out-
comes through high performance 
and sustainable best practices that 
include proactive utility manage-
ment and tracking, investment in 
appropriate retrofits and broader 
engagement with and support for 
our residents’ needs.

Our approach to 
sustainability is driv-

en with commitment 
to leadership by demon-

strating sound corporate 
governance; creating a rewarding, 
challenging and collaborative work-
place; making community experi-
ences that are valued by residents 
and the broader community; and 
enhancing long-term value of our 
assets for our investors.
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OUR APPROACH TO ESG –  
4 OBJECTIVES

In 2021 we spent time to define our ESG policy, 
as well as our ESG Objectives. 

ENHANCE  
RESIDENT LIFE

INTEGRATE  
SUSTAINABILITY  

AT PORTFOLIO LEVEL

*The Kingsley Index™ is the most comprehensive performance benchmarking database in the real estate industry. Compiled from 30 years of analyzing the performance of industry 
leaders, their proprietary index is the standard for measuring resident satisfaction. https://kingsleyassociates.com/the-kingsley-index/

 

Through education, communication and infor
ma tion sharing, we intend to consistently and 
effectively engage and motivate residents and  
asset/property management teams in under
standing and supporting ESG efforts.

We will achieve this goal by actively pursuing 
innovations that support comfort, utility sav
ings, safety, and efficiencies across the port
folio.

We will measure our impact through the 
main following success criteria:

Meet the Kingsley Resident Survey Overall 
Satisfaction Index* score across our portfolio 
by the end of 2022.

Maintain resident retention rate across the 
portfolio > 55% annually. This success crite-
ria is ambitious, as the turnover in the US is 
usually very high, and it has a direct positive 
impact for the investors as the turnover main-
tenance cost is often equivalent to as much as 
one month’s rent in addition to vacancy loss. 
It’s also expensive to residents to move. Sat-
isfied residents renewing their leases is in the 
best interest of all our stakeholders.

Our primary success criteria for this 
Objective will be the following:

Residents have lower utility usage from energy-  
and water-related retrofits.

Investors see improved Net Operating In-
come relative to Operating Expense savings.

The portfolio’s overall site Energy Use Inten-
sity (EUI) is reduced by 15% by 2025 from 
2021 baseline.

Recycling and waste reduction services of-
fered at every location by 2025.

1. 2.
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IMPLEMENT A CLIMATE  
RESILIENCE PROGRAM

ACHIEVE ACCOUNTABILITY, 
TRANSPARENCY,  

AND TRUST

  

We will address climate risks from a financial 
and portfolio perspective.

Execute a benchmarking and communications 
program that results in Varia US and Stone
weg US achieving metrics. This will demon
strate leadership in workforce housing value 
creation worthy of trust and respect by crit
ical audiences.

Our approach is based the publicly avail-
able FEMA NRI model as well as profes-
sional, private fee-based climate exper-
tise. Our main Success Criteria will be:

Accomplish regular climate risk assessments.

Incorporate climate resilience into the port-
folio and business strategy.

Examine climate-related physical and transi-
tion risks for all assets by 2025.

To measure our accomplishment of this 
Objective, our main Success Criteria will 
be:

To be recognized through GRESB in the upper 
quartile of North American multifamily sub-
mitters by 2023.

Diversity, equity, and inclusion policy created 
and measured by year end 2022.

Develop and implement an effective charitable 
engagement program.

ESG Annual Report produced and made public.

3. 4.
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GOALS & COMMITMENTS

Varia US Properties is committed to aligning its business practices, the 
way it operates, and strategies with the United Nations Sustainable 
Development Goals. Varia will begin this journey by defining alignment 
with ten goals and creating portfolio-wide initiatives consistent with 
these goals.
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UNITED NATIONS SUSTAINABLE DEVELOPMENT GOAL  
ALIGNMENT

Partnerships for the Goals
Engage with internal and external 
stakeholders, operating partners, 
and residents to promote  
sustainable practices.

Good Health and Well Being 
Invest in properties that  
support resident and  
community health and  
wellbeing.

Gender Equality 
Support gender equality 
through inclusive hiring 
practices and equitable 
pay.

Affordable and Clean Energy 
Increase consideration for and 
investment in renewable energy 
sources to reduce emissions and 
help combat climate change. 

Decent Work and  
Economic Growth 
Reduce the impact of our 
real estate investments 
on the environment while 
supporting appropriate risk 
adjusted returns for our 
investors. 

Reduced Inequalities
Seek to be a leader in 

finding ways to reduce 
inequalities throughout our 
business and dealings with 

residents and operating 
partners. 

Climate Action 
Baseline, benchmark,  
measure and report  

our ESG execution and 
performance towards 
energy and emissions 

reduction targets. 

Sustainable Cities and 
Communities 

Invest in properties that 
support healthy, strong, 

and sustainable cities and 
communities. 

Responsible  
Consumption and  

Production 
Work to reduce  

waste and consumption 
across investments and 

operations.

Industry, Innovation, and 
Infrastructure
Support climate resilience 
through assessment of  
risks and developing risk 
mitigation policies, pro-
grams, and investment  
in capital improvements 
that support resilience.



18

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  CONTENTS

MANAGED BY

2021 ACCOMPLISHMENTS

We are proud of our 2021 accomplishments. These beginning steps establish 
a firm foundation to build up our ESG strategy and our ways forward. 
We set out on the dual approach (top-down and bot-
tom-up) as we believe that we have to work on both 
sides of our activities. The top has to agree, approve 
and push down, policies, strategies and measures. At 
the property level, we need to put in place, execute 

and realize what can be done and what is impactful. The 
following highlight our most significant achievements 
for 2021. This is a beginning of our journey. We are  
convinced integrating sustainability into all aspects of our 
work is the right thing to do and the right way to do it.

Reduce  
energy use intensity  

and emissions by

Increased ENERGY STAR and 
Green Globes certifications 
across portfolio.

Achieve  
ENERGY STAR  

and Green Globes  
certification percentage  

of portfolio to 30%  
of square footage  

by 2025.

Evaluate renewable 
energy opportunities  
with a goal to have  

1 megawatt deployed  
by 2030.

Specific greenhouse gas emissions, energy, and  
water use intensity reductions.

Communicated to all Stoneweg US and third-party property 
managers the measurable key performance indicators  
(KPIs) Varia US and Stoneweg US are working toward on 
environmental, social, and governance criteria, including:

1

a

b

15% 
by 2025.
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Deploy employee 
and resident 
satisfaction surveys,
with respective response rate  
thresholds.

Ensure 100% of  
Stoneweg US 
employees receive 
ethics/code of 
conduct and 
ESG training.

A GRESB gap analysis  
was executed, providing estimated perfor-
mance scoring, specific recommendations  
for improvement, and preparing Varia and 
Stoneweg US for a 2022 GRESB submittal.

Deployed a pilot  
leak detection program 
at 6 locations, successfully identifying 
numerous unseen leaks resulting in water 
consumption savings, reduced costs, and 
reduced the risks associated with mold & 
excessive moisture.

Developed an ESG Asset  
Management Playbook that 
provides tools to improve portfolio-level 
performance and procurement rules.

Completed  
FEMA Risk Assessments,  
identifying asset-level environmental and 
social risks.

Certified three properties with the  

ENERGY STAR label. 

3

d

c 2

4

65

15% 
by 2025.
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Implemented Esusu, a credit  
reporting and rent loan assistance program,  
to reduce risk of failed rent payments, provid-
ing residents with no interest loans, housing 
stability, and ability to improve credit scores.

Began a concerted effort to provide 
residents access to urban 
gardens and other health & 
wellness amenities.

Utility data collected through Conservice to 
have data processed on 100% of 
properties. This achievement is the 
result of almost 2 years of work.  
Collecting thousands of invoices from differ-
ent utility companies with different metrics 
and presentation was a very significant project 
with a lot of hurdles and pains. Systems are 
now in place and the collection of data should 
be smoother. These data will not only allow 
Varia US to submit them to GRESB, but we 
will also have the ability to analyze them  
as they are collected and to act on any  
discrepancy or anomalies for the benefit 
of all stakeholders.

Conducted 
resident 
and employee 
satisfaction 
surveys.

Completed seventeen ESG  
engagement videos aimed at  
employees, residents, and parties interested in 
Varia US and Stoneweg US ESG efforts. Videos 
are highlighted in the Social portion of this 
report.

We installed  
hydroponic 
gardens in several 
properties and install 
community gardens in  
others.

7

8

10

9

11
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Added a dedicated  
Director of Sustainability 
position to drive ESG 
implementation and 
progress effective 
December 1, 2021.

Varia US contributed  to Arbor  
Day’s Time for Trees charity resulting in

150,000 

Started tracking  
flight-related  
carbon impacts in 
September 2021.

Implemented a mixed material office waste recycling program  
and diverted 137.2 lbs. of office waste from the landfill. Also  
contracted with Bevi for plastic-free office water beverage 
services to contribute to commitment to eliminate single use 
plastic consumption of bottled water. Implementing recyclable 
pods for hot beverage makers.

trees being planted.

This initiative has been  
communicated to our 
residents saying that 
Varia US did plant 

10 trees for every 
new lease signed 
in 2021.
This initiative  
will be repeated  
in 2022. 

12

13

14 15
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PORTFOLIO SUSTAINABILITY GOALS

Varia US is committed to understanding, responsibly managing, and benchmarking 
our impact on the environment. We believe this is in the best interest of all our 
stakeholders and the planet.

Varia US’ environmental 
practices aim to:

PRESERVE & ENHANCE 
THE QUALITY OF LIFE  

FOR ALL OUR  
STAKEHOLDERS.

 

EFFICIENTLY CONSUME  
ENERGY AND WATER  

RESOURCES.

 

REDUCE, DIVERT,  
AND MANAGE WASTE  

PRODUCTION.

 

DRIVE OPERATIONAL  
EXCELLENCE AND ENHANCE 

THE VALUE OF OUR  
INVESTMENTS.

 

MITIGATE RISK.
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billing system) utility expense recovery. This arrangement 
puts into place the appropriate foundation to efficiently 
capture all the utility data the portfolio is directly finan-
cially responsible for, and capturing the utility data the 
portfolio is financially responsible for is just the first step.

Understanding our impact begins with measuring the re-
sources our communities consume. This is not easy or 
simple endeavor for a multifamily commercial real estate 
owner. In 2021 Stoneweg US entered into an agreement 
with Conservice to centralize the management our port-
folio’s utility bill payments and resident RUBS (ratio utility 

Landfill

ratio utility 
billing system

RUBS

Water 
Treatment

Plant

Electricity 

Natural
Gas Recycle

& Reuse
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ty owners have worked together to create solutions to 
capture resident utility data while respecting individual 
privacy. 

The most common solution is referred to as “Aggregate 
Whole-Building Data*.” This method involves our utili-
ty services manager going to the utility provider of each 
owned location and requesting they provide us a prop-
erty-level roll-up report of all the utility cost and usage 
associated with the resident sub-meters owned by the 
utility provider. These reports are created using a meth-
od that preserves the anonymity of the resident & any 
particular unit, but grants access to the utility cost and 
use data to the property owner to accurately benchmark 
performance.

Capturing all this data is the starting point and the most 
challenging. The next step is managing this data. In 2021 
Varia US’ utility data began to be delivered by Conser-
vice to Goby. Goby is an ESG platform that ultimately 
organizes and reports the utility data collected using the 
methods outlined above.  This is how we go from 10’s of 
thousands of utility bill data points to an accurate under-
standing of our utility use and of our portfolio’s impact 
on the planet. 

We are committed to obtaining as much “whole-build-
ing” utility consumption data as possible. Whole-building 
data is all the utility consumption occurring at each prop-
erty and includes resident consumption. It provides the 
most complete and accurate picture of the property’s 
utility use efficiency & the relative impact on the envi-
ronment.

Resident electricity use is by far the most common miss-
ing element in multifamily real estate utility data sets. For 
the apartment units we lease, electric is sub-metered 
and paid directly by the resident to the utility provider 
in nearly 100% of cases. For locations that use natural 
gas, resident sub-metering is inconsistent. In some cases 
the property is financially responsible and uses RUBS to 
recover the expense (where allowed by law) and in other 
cases the units are sub-metered by the utility provider 
and the resident is financially responsible for their con-
sumption. Finally, there are rare cases in some markets 
where water & trash is also sub-metered by the utility 
provider by unit and paid directly by the resident.

In cases where the resident utility use is sub-metered 
and the resident is directly financially responsible for their 
utility consumption, privacy restrictions prevent the util-
ity provider from furnishing resident-level detailed utility 
data to a 3rd party, such as the property owner. Utility 
companies, various levels of government, and proper-

*EPA; Energy Star Portfolio Manager – Benchmarking and Building Performance Standards Policy Toolkit – Section 4 – Data 
Access: How to Compile and Deliver Aggregate Whole-Building Data, https://www.epa.gov/system/files/documents/2021-12/
bbps-toolkit_section-4-data-access_how-to-compile-and-deliver-aggregate-whole-building-data.pdf

Asset locations in the  
Company’s portfolio

Assets sold in 2021
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CLIMATE & RESILIENCE STRATEGY

Mitigating risk to natural hazards has always been a part 
of Stoneweg US’ strategy for managing the Varia US 
portfolio. This is evident through the acquisition process, 
various professional inspections reviewed during the due 
diligence and holding phases, securing adequate insur-
ance at acquisition, and maintaining insurance protection 
on an ongoing basis for each site.

In 2021 Varia US took its first step in measuring and un-
derstanding its portfolio’s risk specific to known natural 
hazards as we build our climate change and resilience 
strategy platform. A risk matrix was created using the US 
Federal Emergency Management Agency’s National Risk 
Index (FEMA NRI*).

According to our FEMA NRI overall risk 
score, Varia US’ current risk to natural 
hazards at year end 2021 is “Relatively 
Low.” On behalf of Varia US, Stoneweg 
US now uses this risk matrix routinely 
as an informative point of consideration 
taken into account when acquiring new 
assets and long-term planning of the 
portfolio’s makeup. 

*US Federal Emergency Agency National Risk Index https://hazards.fema.gov/nri/

Understanding this graph; 
keep in mind that low risk is 
driven by lower loss due to 
natural hazards, lower so-
cial vulnerability, and higher 
community resilience.

This score was calculated using the FEMA 
NRI online tool by locating the census track 
of every owned Varia US site and averaging 
the report scores.

This distribution of hazard type chart was calculated using the 
FEMA NRI online tool by locating the census track of every 
owned Varia US site and weighting the reported scores for 
every location by each sites Net Rentable Sqft.
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Although the FEMA NRI model provides valuable insights 
into Varia US’ natural hazards risk, Stoneweg US will take 
further steps to integrate a climate resilience program 
into its management of the Varia US portfolio by:

 Performing regular climate risk assessments for each 
site in the portfolio and incorporating resilience into 
the portfolio and business strategy.

 Including climate resilience in the acquisitions, devel-
opment, budgeting, and capital planning processes.

Stoneweg US is evaluating several sophisticated private 
climate risk modeling services. Ultimately the goal is to 
provide regular climate-related disclosures consistent 
with the Task Force on Climate-Related Financial Disclo-
sures (TCFD) framework. 

ENVIRONMENTAL PERFORMANCE: 
METRICS & REDUCTIONS

Fund Level
ENERGY & EMISSIONS
Energy & Emissions is complicated subject for multifamily 
commercial real estate. The first thing to understand is 
that energy for the Varia US portfolio combines all the 
electricity and natural gas consumed at the property. 

Other types of energy that can be included are steam 
or chilled water if they are delivered to the property 
for use from a municipal facility. This is not typical for 
garden-style apartment communities in the areas of the 
US where our sites are located. Most often this happens 
in urban environments, and in the portfolio Altitude on 
Fifth in Salt Lake City was the only Varia US asset to have 
steam as a utility. Since this property was sold in 2021, 
we have excluded its contribution to the same-store data 
set. 

The majority of energy consumed at the property is un-
der the direct control of the resident. Individual resident 
choices and behavior have the most impact on how much 
energy is used at any given property. The most significant 
influence the property owner can have is how it specifies 
the minimum efficiency ratings of routine maintenance, 
mechanical replacements, and capital improvements.

We have set a standard to require our property staff and 
contractors to keep sustainability and energy efficiency 
at the front of mind when maintaining our assets. In 2021 
Stoneweg US created a Playbook for Asset Management 
on behalf of Varia US. This document outlines sustain-
ability and energy efficiency solutions, the most common 
maintenance, mechanical replacement, and capital-relat-
ed projects. In the long run, we believe this will result in 
helping us meet our energy efficiency goals and reduce 
our greenhouse gas emissions.

Average weighted by Gross Sqft. Source: ENERGY STAR Portfolio Manager. Results only include locations with complete 
data and is representative of 17% of the total gross sqft of the portfolio.

Total GHG Emissions 
(MTCO2e)
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Varia US has committed in 2021 to report property at-
tributes and utility data to ENERGY STAR Portfolio Man-
ager. In terms of measuring energy efficiency, this is a 
foundational best practice in the US. The ENERGY STAR 
Score is based on actual energy data. It uses this data 
relative to like kind buildings along with weather normal-
ization to create a score that benchmarks energy perfor-
mance on a scale of 0-100, with 100 being the best.

The ENERGY STAR Score report at this time for Varia 
US is based on locations eligible for scoring at the time of 
publication. Most locations haven’t been reporting data 
long enough to receive a score. This score covers 17% 
of the portfolio and each property’s individual score is 
weighted by gross sqft relative to the portfolio to provide 
the overall average. As we routinely deliver more data to 

ENERGY STAR Portfolio Manager, our score will repre-
sent a larger and larger portion of the portfolio, there-
fore becoming more accurate of overall performance.
The reported average ENERGY STAR Score of 74 indi-
cated that this portion of the portfolio is more efficient 
than 74% of like kind construction and use peer group. 

In addition to the ENERGY STAR Score, Varia US will 
report on both Site & Source EUI. Site EUI is the total 
annual energy consumption of property divided by the 
square footage. Source EUI takes into account how the 
energy was produced (utility company source) to provide 
a rating in a broader context.

Varia US’ Site and Source EUI results reported here are 
from the same ENERGY STAR Portfolio Manager data 
set as the ENERGY STAR Score. 

GHG Emissions Summary
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Varia US will update these figures in future reporting when more completed data sets for a sufficient period of time are 
delivered to ENERGY STAR Portfolio Manager.

In 2021 Varia US began to calculate Green House Gas 
(GHG) Emissions relative to the energy use and location 
of each asset in the portfolio. The chart and results in-
cluded here are the total annual sums calculated by the 
Goby platform for all the data currently reported. This is 
an incomplete picture and only includes partial data from 
(24) locations. Varia US will update our GHG Emissions 
reporting figures for the 2020-2021 in future reporting 

as our data set becomes more complete. The primary 
factor is the delivery timing of aggregate property energy 
data. This data is most often made available by the utility 
companies on an annual basis by the end of March. Our 
utility manager is currently in the process of requesting 
this data for the 2020-2021 periods, and as it is collected 
our GHG reporting sums will become more accurate.
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WATER
In 2021 Varia US’ communities consumed approximately 
546 million gallons of water based on largely actual prop-
erty water invoice consumption data. In some cases we 
had to include estimates to bridge gaps in our data but 
feel this sum is highly accurate. This volume of water is 
equivalent to the volume of nearly (2) New York City’s 
Empire State Buildings.

On a same-store basis, water consumption increased 
~7% in 2021. We attribute this increase to (2) causes. 
The first cause shows up in our water use analysis in 
April 2020 when the COVID-19 pandemic significantly 
increased the time people where staying home. In addi-
tion vacancy rates declined across the portfolio in 2021. 
Both of these impacts largely account for the same-store 
increase in water consumption. 

Varia US is committed to efficiently 
consuming water at our properties. In 
2018 we conducted a portfolio-wide 
initiative that involved installing Wa-
terSense Certified showerheads and 
faucet aerators. This practice is now 
a standard for unit turns as well as for 
new acquisitions.

Depending on the vintage of a given property, often we 
consider replacing toilets. Toilet replacement is much 
more complex, time consuming and disruptive task but 
it can lead to reducing water use from each fixture any-
where from 50–80% and makes a significant impact in 
reducing consumption and the relative expense.

1 building = 
276 Million 
Gallons

Million 
Gallons

= 1.98 
buildings

546

WASTE
In addition to measuring and efficiently managing our en-
ergy, emissions & water consumption Varia US has start-
ed to study and create a strategy to address the waste 
produced by the residents at our communities and rou-
tine operations by the site staff.

Currently, 80% of our sites use dumpsters to collect res-
ident waste, and the trash hauler rarely reports a weight 
for this type of waste removal service. This creates a 
significant obstacle to measuring waste production by 
the community because, most often, dumpsters are only 
billed by size and frequency of pickup.

In cases where using a dumpster for waste removal is the 
best solution, we may have to rely on estimates of how 
much waste is being produced based on the size of the 
dumpster and the frequency it is picked up.

At 12% of Varia US’ locations compactors collect resident 
waste. Compactors are often used when there isn’t suf-
ficient space, or the garbage truck logistics do not allow 
dumpsters to be placed around the community.

Compactors make the waste collection more efficient 
because they use a hydraulic system to crush the waste 
collected so more trash can be temporarily stored on-
site in a smaller space. It also allows for less frequent 
pickups, a significant part of the waste hauling cost. The 
other significant advantage to compactors is that the 
hauler reports the weight. In 2021 we began to record 
this data and will use it to report results relative to our 
waste reduction and recycling efforts in the future.
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Recycling in a multifamily community presents many 
challenges. Some form of recycling is offered at 21% of 
Varia US locations. This number may be surprising, and 
to some must seem very low. Varia US is committed to 
providing an effective recycling solution at 100% of loca-
tions by 2025 but will only implement this by finding the 
correct solution for each site to reduce actual waste. The 
first challenge is that recycling was often not considered 
when the property was initially designed. Also, there may 
not be room for additional recycling containers at some 
locations, or some redesign of how waste is collected 
may have to be implemented.

The next challenge is resident engagement and educa-
tion. The rules around recycling often change from town 
to town in the US. Where “mixed” recycling is offered, 
this can often be misunderstood or can carelessly be mis-
used. Contamination of the recycling bin can result in part 
or the entire contents of the recycling bin to be diverted 
to the landfill. Recycling is considered to be contaminated 
when non-acceptable and/or non-recyclable material is 

placed in the recycling bin. For example, materials soiled 
with food waste are also considered contaminated, and 
though it’s a common practice, plastic film & grocery 
bags are considered contamination in “mixed” recycling 
containers. Most municipal or private recyclers cannot 
accept plastic films and bags because they are too difficult 
to process when mixed with other materials. The big-
gest obstacle to an effective recycling program is resident 
training and education. Residents need to understand 
the importance of only placing clean, dry and acceptable 
items into the recycling containers. Otherwise significant 
unintentional misuse can result in no actual reduction in 
waste diversion from landfills.

Valet Trash is offered at 30% of Varia US locations. This is 
an amenity service where the resident places their waste 
in a uniform bin outside the door to their apartment 
unit. On a daily basis a valet trash service provider goes 
to each entrance and collects the trash. This method of 
waste management is a convenience for the resident. It 
also makes the delivery of waste from the unit to location 
on the property where waste is stored very efficient. 

Finally where there is valet trash services, there is an op-
portunity in these cases to implement a recycling com-
ponent. The service provider can act as an intermediary, 
providing a convenient way for residents to recycle eas-
ily, and also provide feedback such as door hangers or 
notes to residents that are not recycling properly. Varia 
US locations will pilot programs that facilitate recycling 
programs with resident education at locations with Valet 
Trash services in 2022.

VARIA US IS COMMITTED  
TO PROVIDING AN  

EFFECTIVE RECYCLING  
SOLUTION AT 100% OF  
LOCATIONS BY 2025.

"
"

of Varia US 
location 
offer recycling.

21%
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PROPERTY LEVEL DATA COMPLETENESS
In 2021 Varia US created the portfolio level framework 
and system for capturing and managing utility data. To 
build confidence and trust with our stakeholders, we be-

lieve our reporting must contain a transparent accounting 
of the data set we rely on to report the portfolio energy, 
water, waste metrics, and the environmental impact.
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For 2021, we currently have (25) properties set up and 
reporting sustainability data from our utility management 
provider to Goby, our ESG reporting platform. Of these 
(25) properties, the data is currently 57% complete for 
the calendar year. This number will improve as we com-
pile more data from the utility management provider as 
well as collect aggregate data from the utility companies.

Throughout the 2nd half of 2021, all Varia US locations 
were migrated to our centralized utility management sys-
tem. There is a significant lag from the point the property 
becomes active. When the initial utility bills are received, 
the data goes through a quality control/validation process 
& is finally delivered to the ESG reporting platform. This 
means that although all the asset data was not available 
when this report was published, all the locations will ul-
timately be reporting through the platform and will be 
available in Q2-2022.

ratio utility 
billing system

Resident Utility 
Expense Recovery

Data 
Analysis 

RUBS

Owner’s Utility Bill

Tenant Utility Bill

WaterElectricity

Owner’s Utility Bill Payment

Owner Utility Expense Recovery

Energy & Water 
Analytics

Cost Analytics

GRESB Reporting

Natural Gas Waste
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AIR-TRAVEL EMISSIONS
Case Study 1

Frequent site visits are an essential part of Stoneweg’s 
Varia US portfolio asset management. We use technol-
ogy like videoconferencing on a regular basis to conduct 
routine business. However, we require our asset manag-
ers and acquisitions teams to perform regular in-person 
site visits to visually inspect potential and existing proper-
ties. We take great care to arrange our travel efficiently. 

Stoneweg US travels on behalf of Varia US to actively 
oversee how things are going at our communities. We 
believe there is no substitute for on-site in-person com-
munity inspection, meeting the staff, and supervising op-

erations firsthand. In 2021 Stoneweg US logged 241,875 
airmiles which resulted in a carbon footprint of 45,784 
CO2 KG. Stoneweg US has made a continuous commit-
ment to offset our air travel emissions with contributions 
to projects related to forest conservation, forestry, aiding 
local communities, or renewable energy projects.
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WATER LEAK DETECTION
Case Study 2

In 2021 Varia US installed water meter monitoring devic-
es at (6) communities. These devices are designed and 
supported by software from AlertLabs. Their system 

“listens” to the water meter 
and repeats it to a transmit-
ter placed within 1,000ft of 
the device. The transmitter 

then regularly sends the water use data to a cloud serv-
er. The water use is measured down to the minute, and 
the data delivered to the cloud is available for analytics 
and reporting using their dashboard software immediate-
ly. The result is a near real-time measurement of water 
consumption for every water meter on the property. In 
reality there is commonly a 15-minute lag.

Their software uses various algorithms to analyze water 
use. It can identify and report when there is a significant 
increase and discriminate between a significant increase 
and a leak.

2. Oct
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7580 GAL LEAK

Leak 40% of 
Total Consumption
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in Daily 

Consumption since
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Normal Consumption Leak

The first Varia US property AlertLabs was installed was 
The Village at Mayfield in Cleveland. This community has 
(17) separate water meters serving 242 units and the 
clubhouse facility.

Once the devices were installed by the maintenance team 
and calibrated, a leak was reported at building 935. This 
leak was significant and the AlertLabs system was report-
ing a leak rate of 1 gallons/minute. That’s over 500,000 
gallons per year. The Property Manager messaged all the 
residents in that particular group of buildings and asked 
if anyone had a leak to report. There were some very 
minor work order requests made, but nothing that sig-
nificant. Next the Maintenance Supervisor arranged for 
a plumber which inspected the building and couldn’t find 
the leak. 

Then a professional water leak detection company was 
hired. Leak detection companies use various methods 
and equipment to find leaks, such as very sophisticat-
ed and sensitive listening equipment that can hear water 
moving through pipes underground. Finally a leak was 
identified. The water line is located about 8-10 feet be-
low ground, and runs about 100 feet from the meter to 
the building. The leak was found about half way between. 
The area was excavated, and the repair was made. The 
results could be seen on the AlertLabs dashboard to 
confirm a complete repair. It’s unknown how long this 
pipe had been leaking underground. Being so deep, there 
were never any visible signs of a leak and the expense 
had gone on for so long it was considered normal. The 
complete system and support cost about $11,000 to set 
up, but it paid for itself in the first year by detecting this 
leak, and in other locations throughout the property on 
an ongoing basis, smaller leaks are detected quickly and 
repaired promptly by the maintenance staff.
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PROGRESS TOWARD ENERGY STAR, 
GREEN GLOBES®, GREEN BUILDING  
CERTIFICATIONS & ENERGY RATINGS

Measuring and reporting the resources our portfo-
lio consumes is the first step and the most challenging 
part of understanding our impact on the environment. 
Benchmarking puts these results in context. One way to 
benchmark is to participate in one of the several “green” 
sustainability and energy efficiency certifications available 
for multifamily commercial real estate.

In 2021 Varia US compiled all the various required site 
level property attributes and created profiles on Energy 
Star Portfolio Manager (ESPM)1. 

Varia US’ annual goal is to certify at least 10% of the port-
folio’s total gross square-footage with at least (1) “green” 
building certification on a same-store basis. Certification 
requires historical consumption data, which is why we 
are using a same-store calculation for this goal.

To earn an Energy Star Certification2 a building must earn 
a score of 75 or higher on EPA’s 1–100 scale. This certi-

fication is 3rd party verified by a licensed Professional En-
gineer or Registered Architect and considers the whole 
property’s energy use (includes the resident’s use).

On a 2020–2021 same-store basis, these (3) sites account 
for 13% of the portfolio’s total gross square footage. We’re 
really pleased to achieve this result in our first year.

Most often, the other “green” certifications offered for 
multifamily commercial real estate have an Energy Star 
Portfolio Manager reporting component. This means 
that one of the pathways to achieving the certification 
requires the site report to ESPM. That is one of the rea-
sons Varia US now reports 100% of locations to ESPM.

Looking forward, in 2022, we will seek other “green” cer-
tifications such as Green Globes3. Stoneweg US’ Director 
of Sustainability has completed the required education 
and has the designation of Green Globes Professional to 
facilitate these valuable certifications in the coming years.

1 https://www.energystar.gov/buildings/benchmark
2 https://www.energystar.gov/buildings/building_recognition/building_certification
3 https://thegbi.org/green-globes-certification/
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GRESB PURSUIT

In 2022 Varia US will participate for the 
first time in the Global Real Estate Sus-
tainability Benchmark (GRESB). This is 
the most significant step Varia US will 
take since the beginning of its ESG jour-
ney.

Sustainability was introduced to the Varia US portfolio by 
Stoneweg US as a best-practices approach to preserving 
and improving its assets. Varia has always strived to re-
duce waste and improve efficiency in our operations. Its 
long-held belief complements this that fostering a good 
quality of life for our residents enhances the value of our 
investment.

Varia US leveraged Green Loans through Fannie Mae be-
cause it’s aligned with their triple bottom line purpose. 
It’s no coincidence that all (3) of our Energy Star Certified 
locations in 2021 are Green Loan assets. This is a valu-
able demonstration of the payoff of the work required 
for Green Loan compliance.

In 2019 we took initiatives outlined in 
some of our Green Loans and imple-
mented them portfolio-wide. We ret-
rofitted our units with EPA-certified 
Watersense devices on faucets and 
showerheads at all locations at that 
time and made significant LED retrofit 

improvements with our common area lighting. Varia US 
continues to operate with these values as its foundation 
but is evolving to begin to measure reports on these out-
comes. 

Though Varia US just formalized its ESG policy in 2021, 
it’s believed it’s crucial to continue this momentum by 
participating in GRESB for the 2021 period. This first 
submission will give a transparent and clear indication of 
what has been accomplished and where Varia US will fo-
cus on improvement in the years to come.



37

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  ENVIRONMENT 

MANAGED BY

GREEN LEASES

In 2022 Varia US will begin to roll out 
a “green lease” addendum to our com-
munities. A green lease is an addendum 
to the standard state-specific National 
Apartment Association (NAA) lease 
each site already uses.

A green lease addendum outlines the property’s vari-
ous sustainability, environmental, energy efficiency, and 
health & wellness features. It creates another opportunity 
for the site staff to discuss how sustainability is integrat-
ed into our day-to-day business. It also sets expectations 
around what is required from the resident when living in 
a community with energy-efficient and waste reduction 
features. 

One resident requirement that may be included in the 
green lease addendum or a separate addendum support-
ing the green leasing initiative is a “Consent of Access 

and Use Utilities Information” clause. 
Our current estimate is to capture ag-
gregate, anonymous resident utility con-
sumption data directly from the utility 
providers at about 44% of our current 
community locations. Without this data, 
we cannot achieve whole-building utility 

data, which prevents us from adequately benchmarking 
any site without it. This makes it very difficult to under-
stand how effective some utility conservation programs 
are or how we need to improve.

Our goal is to capture whole-building data for 50% of 
the portfolio by the end of 2024. Even with the resident 
consent, in some cases, in certain locations, the utility 
provider isn’t willing or may not be capable of providing 
this data. At the same time, rules/laws around this matter 
are changing to give property owners access to this infor-
mation in more & more locations. 



SOCIAL
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A home goes beyond function and utility. It’s a place 
where individuals experience life and families grow. It’s 
also a place where the residents we serve are offered 
the opportunity to engage with their neighbors and be 
socially active. 

On behalf of Varia US, Stoneweg US and its property 
management operators work together on a year-around 
basis to maintain, plan, and improve activities and ameni-
ties offered at every location that support our sustainable 
approach. 

Varia US believes a sustainable approach to multifamily 
commercial real estate ownership must include a robust 
effort to listen, engage and enrich the lives of the people 
we touch. We aim to provide our residents with more 
than just a place to live. We endeavor to foster commu-
nities that deliver to our residents a good value, quality of 
life, and support overall health and well-being.

In 2021 our properties consisted of +11,000 units and 
were home to approximately 25,000 people as well as 
many thousands of pets. The Varia US portfolio is truly 
an assembly of communities. 
We refer to our multifamily 
properties as communities 
because unlike a developed 
apartment complex, or a 
combined group of buildings 
designed for dwelling, we in-
tend for each unit in every 
asset in our portfolio to be 
a real home.

The ’S’ part of ESG is probably more difficult to measure and to report on. As a 
result of its mandate, Varia US is positioned to play a significant role in social re-
sponsibility, providing thousands of housing solutions for the low and middle class 
of America. With an average monthly rent of USD 932 per unit, Varia US serves a 
population that needs high-quality affordable places to live, and this segment of the 
US population faces more and more difficulty to find these. After some stabiliza-
tion following the start of the pandemic, the market has pushed rent up significant-
ly in 2021, especially in high immigration States. As an owner, Varia US understands 
its role and responsibility to be a supporting and caring housing solution provider, 
and it express this mission in various ways.

COMMITMENT TO  
RESIDENT LIFE ENHANCEMENT

Residences at Echelon,  
Lee’s Summit, Missouri
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RESIDENT SATISFACTION &  
REPUTATION

Stoneweg US is actively measuring, benchmarking, and 
working to improve the reputation of our communities, 
resident opinion, and resident satisfaction. Resident en-
gagement and satisfaction are integrated throughout 
Varia US’ ESG strategy. It’s intentionally included repeat-
edly to reinforce the principle that the value we deliver 
to our shareholders is tied to how well our residents are 
served. 

Specifically, Varia US’ first of four ESG objectives, “Enhance 
Resident Life,” sets goals to achieve and maintain favorable 
overall resident satisfaction score as well as realize a great-
er than 55% lease renewal rate on an annual basis.

In 2021 Stoneweg US entered into an agreement with 
Kingsley Associates (A Grace Hill Company) and Real-
Page to support these initiatives.
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Varia US’ objective is to receive a ~20% annual overall 
response rate. This is consistent with historical averages 
that Kingsley has achieved with similar multifamily owner 
clients and is a large enough on an annual basis to be con-
sidered representative and meaningful. A 20% response 
rate on a 2021 same-store basis would be approximately 
7,600 unique responses to the survey initiating activities 
outlined above. 

The resident survey system went live across the entire 
Varia US portfolio in the first week of December 2021 
and implementation was a great success. There were no 
significant obstacles at any locations, and all began to re-
ceive responses to the survey immediately. 

Community management staff and Stoneweg US Asset  
Managers have access to a web browser-based portal 
and a phone application to view survey responses as they 
are received in real time. Routine reporting on results  
is automatically generated weekly to each community 
manager, regional manager and Stoneweg US Asset Man-
ager to address any concerns or achievements.

In addition to survey questions that measure a response 
on a fixed scale, residents are given an opportunity to an-
swer several open-ended in their own words. This word 
cloud was generated from all responses received from 
Varia US communities in 2021. 
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REALPAGE BUSINESS INTELLIGENCE
Stoneweg US entered into an agreement with RealPage 
in 2021 for business intelligence. The agreement covers 
all Varia US locations. RealPage BI uses APIs to auto-
mate the collection all property level data daily across 
the portfolio and efficiently summarizes this information 
so time can be spent looking for actionable insights and 
not spent on compiling reports. Prior to this agreement, 
manual weekly reports for each community, ad hoc 
email requests for information, or half a dozen different 
logins were used to access transactional activity on rou-
tine subject matter such as leasing & collections. Now 
all this and much more information is always up to date 
and available to Stoneweg US for the Varia US portfolio 
at a click of the mouse.

RealPage BI serves up the most current property activity 
data and puts it alongside market, sub-market & peer re-
sults, creating a meaningful context without the effort it 
took previously to build a deep analysis. 

Stoneweg US is tracking (2) specific ESG KPIs for the 
Varia US portfolio. These are lease renewal rate & ORA 
(Online Reputation Assessment) Score.

In 2021 Varia US communities outperformed their mar-
ket competitors in lease renewal conversion rates, also 
known as resident retention. On an annual basis, near-
ly 6 in 10 residents decided to keep calling a Varia US 
community their home. Retention is a strong indicator 
of overall satisfaction and is a significant benefit to the 
investor because it reduces exposure to vacancies and 
keeps turnover related expenses low.

ORA

Google ratings and reviews have a big impact on a po-
tential resident’s perception of our communities, but 
that’s only part of the picture. Another benefit Varia US 
receives from Stoneweg US’ agreement with RealPage 
Business Intelligence is ongoing access to the ORA™. The 
ORA was created by J Turner Research. It aggregates re-
views from (19) relevant websites and delivers an overall 
score that ranges from 0–100.
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a. Resident views on Reputation and  
 Sustainability
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ESUSU
Case Study 3

In 2021 Stoneweg US added Esusu to all Varia US com-
munities as an amenity. Stoneweg US has referred to Es-
usu as “financial fitness” amenity, drawing a likeness be-
tween healthy financial habits and regular exercise. 

Esusu reports positive resident payment history to all 
three major US credit bureaus. The amenity comes at 
no charge to the resident and residents may choose at 
anytime to opt-out. Esusu only reports positive activi-
ty, so if a resident falls too far behind to be considered 
current, the resident is removed from the reporting pro-
gram until they re-establish an on time payment history. 
It’s an added benefit for the vast majority of our residents 
that regularly pay their rent on-time, and a motivator for 
residents that want the positive credit history added to 
their report.

Esusu also administers a micro-loan charity that can pro-
vide rent assistance in a time of need with zero inter-
est. Everyday life can bring financial hardship to even the 
most disciplined and hardworking families. Often financial 
help is out of reach or comes at too great a cost. The staff 
at our communities are trained to help point residents 
in directions of help when they communicate a concern 
about making their rent payment on time. Esusu offers 
another safety-net through the microloan program to 
help residents. In 2021 (25) families were assisted with 
zero interest microloans that kept them in their homes 
and apart of our communities.
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APARTMENT COMMUNITY  
SAFETY & SECURITY

Crime is a serious social challenge that 
effects every member of society. It oc-
curs everywhere on the planet where 
people exist. The safety and security of 
our residents and property staff at our 
communities are a top priority. As the 
asset manager for Varia US, Stoneweg 
US is keenly focused on preventing and deterring crime. 
Our objective is to provide our residents with a good 
quality of life and extend to them the quiet enjoyment of 
their apartment homes that they deserve.

Stoneweg US reviews crime statistics and security relat-
ed matters on a routine basis. As actively involved asset 
manager, Stoneweg US requires its community managers 
no notify us immediately in writing with a standardized 
report when any security or crime related events occur. 
We have a robust reporting structure in place where all 
relevant parties are provided with a copy of the report, 
supporting documentation, and are given the opportu-
nity to address any possibilities we identify for improve-
ment.

Varia US makes investments in preventing crime in nu-
merous ways. The most basic and ubiquitous example 
of this is providing good-quality locks on the doors and 
windows to our units. 

Annual operating expense dollars are 
routinely budgeted for products and 
services such as: prospective resident 
screening, professional security staffing 
and vehicular security patrols. 

At many Varia US communities, mem-
bers of the local police force are offered attractive dis-
counts to live at our communities. Police offers make 
great neighbors. Usually, they have duties around the 
property like locking amenities at the end of the day, such 
as pool gates, or providing regular reports on the status 
of lighting at the community at night. 

Capital investments related to security are put forth 
annually for consideration, but Varia US is prepared to 
make investments in critical security fixtures at any time 
when it’s determined provide residents and property 
staff with a great deal of benefit as it may prevents or 
deters crime. Security related projects commonly cover 
new or improved lighting, video surveillance, pedestrian 
entrance controls, automated vehicular gates, profession-
al security.
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STONEWEG US  
EMPLOYEE ENGAGEMENT

As the Asset Manager for Varia US, Stoneweg US em-
ployees have a significant impact on Varia US’ business 
and operations. Stoneweg US is committed to engage-
ment with its employees and transparently reporting on 
employee programs, satisfaction surveys, and progress 
particularly around environmental, social & governance 
(ESG) employee engagement efforts. Stoneweg US be-
lieves employee engagement is critical to maintaining a 
strong team and, in turn, will drive the best possible per-
formance for Varia US.

a. Survey results
For the first time, in 2021 Stoneweg US engaged a pro-
fessional third-party firm to conduct an employee sat-
isfaction survey. Stoneweg US is pleased to share these 
results with Varia US stakeholders. We believe transpar-
ency around employee satisfaction is the foundation of 
the confidence Stoneweg US seeks to preserve. 

Stoneweg US as an organization benefits from conduct-
ing regular employee engagement surveys because it of-
fers an opportunity for the organization to reflect and 
act on insights. 

How Stoneweg US team members feel about their:
 Company
 Jobs
 Co-workers
 Leadership

It’s also an opportunity to identify any opportunities  
for improvement that can be addressed by Stoneweg US 
to increase employee engagement and enhance the em-
ployee experience overall.



47

MANAGED BY

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  SOCIAL 

Stoneweg US employees where offered several oppor-
tunities to answer survey questions in their own words. 
This word cloud was made from all responses.
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Get clear on Expectations –  
making our ESG Goals & Policy public

EPISODE 17 

Deliver Results – 
Environmental KPI’s

EPISODE 15 

Be Sustainability-Driven –  
ENERGY STAR

EPISODE 16 

Have a Bias for Action –  
Introduction: ESG Strategy & Action Plan

EPISODE 14 

Get Better – ESG Objective 2:  
Implement Sustainably at the Portfolio Level

EPISODE 13 

b. ESG Weekly Videos

On a weekly basis Stoneweg US publishes weekly short 
internal videos to engage employees on environmental, 
social & governance (ESG) topics. The videos are meant 
to be an informal and entertaining way to continuously 
provide employees progress updates, education & cel-
ebrate ESG accomplishments. Stoneweg US directly en-
gages one employee weekly on the selected ESG subject 
and gives that employee the opportunity to be featured 
in the weekly ESG video along with a testimonial on the 
subject. In 2021 we completed 17 videos in total. Here 
are some of the Stoneweg US employee testimonials fea-
tured in these videos.
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Integrity – 
Sustainability Principle

EPISODE 10 

Passion for Excellence – 
ESG Objective 1: Enhance Resident Life

EPISODE 12 

Environmental Practice Aims

EPISODE 9

Honoring Commitments –
ESG strategic Objectives

EPISODE 11 

Energy Use Intensity

EPISODE 7 

RealPage BI

EPISODE 6 
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GBI & CSS

EPISODE 3 

Kingsley Associates

EPISODE 5 

Esusu

EPISODE 2

Arbor Day

EPISODE 4 

Office Recycling

EPISODE 1 



51

MANAGED BY

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  SOCIAL 

AMENITIES

a. Resident Health and Well-being
Property amenities are an important and meaningful 
Varia US delivers tangible support for resident quali-
ty of life. At least one amenity is offered at every Varia 
US community, but most often there is a wide variety 
to meet the diverse needs of our residents. Below is 
an infographic that describes typical amenities offered 
at Varia US communities and how common they are 
across the portfolio. Green spaces and landscaping be-
tween buildings are meant to bring residents closer to 
nature. Common area building entrances and corridors 
are places where residents pass by and meet their neigh-
bors, and where property managers often post infor-
mation about property activities and events. Nearly all 
our communities have at least one pool. Many have two. 
Pools provide a place for residents of all ages to enjoy 
the sunshine in moderation, cool off on hot days, and 
get exercise. Greater than ¾ of our communities have 
dedicated fitness centers with commercial grade training 
equipment. More than half of our communities still offer 
business centers, but these amenities have become less 

common in the present as it’s become more frequent 
now for the average person to own their own computing 
equipment. Still, it’s common for residents to request as-
sistance from their community office staff related activi-
ties such as printing documents. BBQ’s and outdoor grills 
are prohibited near our buildings, on patios or balconies 
in all circumstances. We have strategically placed com-
mercial grills and built outdoor kitchens at 75% of our 
communities for residents and their families to have a safe 
place to enjoy the outdoors and cook a meal together. 
Finally, when we talk about our residents, we must not 
forget pets. 70% of US households have a pet. We have 
thousands and thousands of pet residents residing at our 
communities. We currently offer Pet Parks at nearly 60% 
of Varia US communities. In addition, over the past few 
years we have added commercial grade Pet Spa centers 
to make it easier for residents to care for their pets. Pets 
are family to many of our residents and making our com-
munities a welcoming place to pets is another meaningful 
way Varia US can support resident wellness and quality 
of life.

b. Summary Chart of property amenities

PET
SPA

9%

POOL

95%
BUSINESS
CENTER

51%

PLAY-
GROUND

64%

OUTDOOR 
GRILL

75%

DOG
PARK

58%
GAME
ROOM

16%

FITNESS
CENTER

76%
CAR

CARE

9%

SPORTS
COURT

31%
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ENERGY EFFICIENT POSTER

In 2021 Stoneweg US created the “Sustainable & Energy 
Efficient Apartment Solutions” poster to directly engage 
with site staff about fundamental and routine mainte-
nance specifications for Varia US’ locations. Though the 
subject matter primarily relates to energy efficiency, 
this is considered a social initiative because the poster 
makes use of technology to create a two-way commu-
nication between the site staff and the asset manager. 
Often memos, dense instruction and policy manuals, and 
long training tutorials can be ignored, or once reviewed, 
forgotten. The poster is an original artistic design and is 

Stoneweg’s first attempt to create an interactive deco-
rative poster that uses QR code technology to deliver 
short videos directly to property personnel about best 
practices when making repairs or replacements in a typi-
cal apartment home. The poster blends a physical analog 
communication with a link to the digital via QR, and it’s 
attractive and compositional presentation is meant to be 
displayed in a property manager or maintenance super-
visor’s office where it can remain in view and easy to 
access repeatedly. Activity around this first attempt will 
be measured throughout using video play analytics.

Faucets, Showerheads 
& Aerators

Appliances

Light Bulbs & Fixtures

Cleaning Products

HVAC 

Toilets 

Thermostats 

RECYCLE ME!

Sustainable & Energy 
E�cient Apartment Solutions 

Paint

On average, almost half of an 
apartment’s energy consumption goes 
to heating & cooling.  Choose only 
ENERGY STAR certified smart 
thermostats to save energy & keep your 
residents comfortable.

Reasonable care has been taken to ensure that the QR hyperlinks contained in this communication are free from computer viruses. No responsibility is accepted by Stoneweg US LLC or its associated/subsidiary companies & the recipient should carry out any appropriate virus checks. Copyright © 2021 Stoneweg US, LLC

When replacing systems look for 
ENERGY STAR certified equipment. 
Improved efficiency will help meet our 
Energy Use Intensity reduction goals & 
 should lower the resident’s utility bill. 

Choose only GREEN SEAL or GREEN 
GUARD paint, coating, sealant & adhesive 
products which are formulated to meet 
high standards of product safety. 

Look for the WATER SENSE label. This 
certifies the fixture is generally 20% 
more efficient. Your effort choosing to 
install only WATER SENSE certified 
fixtures could save 7,200 gallons per 
year per resident!

All cleaning products used for apartment 
turns & common area cleaning products 
must be GREEN SEAL certified or 
equivalent. GREEN SEAL certified 
cleaning products provide proven 
disinfection, minimal packaging & 
reduced environmental impact.

Apartment appliances like a refrigerator, 
range, or dishwasher will last for 10-20 
years. When it’s time to replace them, 
please choose only ENERGY STAR 
certified appliances. ENERGY STAR 
certified appliances are proven to use 10 
to 50% less energy than a non-energy 
efficient equivalent.

When turning an apartment, make sure 
all the light fixtures are working properly 
with LED retrofit bulbs or integrated LED 
light fixtures. Make sure all LED bulbs or 
fixtures connected to a dimmer switch 
are marked as “dimmable” or the light 
may flicker.

Toilets on average consume 30% of 
household water & can be a major 
source of water waste. Choose only 
WATER SENSE labeled replacement 
fixtures with a max GPF of 1.0. The 
improved efficiency will reduce your 
apartment community’s impact on the 
environment & likely the resident’s 
monthly water expense.

Have a suggestion to make our communities 
more sustainable? Want to share a photo or short 
video about your team’s efforts? Scan the QR 
Code on the right to contact us or learn more.
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APARTMENT LIFE HYDROPONICS
Case Study 4 Case Study 5

At several Varia US locations in the Midwest, properties 
have contracted with a service provider Apartment Life 
to provide an added social amenity that features hos-
pitality for our residents. Apartment Life specializes in 
fostering relationships among residents and community 
staff. Frequently the Apartment Life employee will live at 
the community at a discount, making them a neighbor to 
the residents they serve. Apartment Life staff welcome 
new residents in person shortly after they move in and 
ask if they have any questions or concerns about their 
new home. They also plan, market, and conduct regular 
events at the community such as crafts, gardening, and 
outdoor moves in our green spaces. They also extend 
the opportunity for friendship with themselves and other 
members of the apartment community to new residents. 
The benefits are numerous and when well executed re-
sult in improved resident retention, financial performance 
of the asset and an increase in community reputation & 
satisfaction metrics. 

Varia US wishes to support good nutrition, healthy eating 
habits, and the sense of well-being that comes from tend-
ing to a garden. For multifamily communities, vegetable 
gardens can be a challenging amenity because often they 
are established but not maintained properly, as they can 
become an overgrown eyesore. In addition, there is of-
ten a specific season where the climate affords a growing 
season, and during the off months residents are discon-
nected from growing their own food.

In 2021 Stoneweg US introduced hydroponic gardening 
to (9) locations in the portfolio. These systems are space 
and resource efficient towers that can be located indoors 
during cold weather and outdoors during temperate 
times. They require little maintenance and are not prone 
to a large number of chores that conventional garden-

ing requires. We have found 
residents enjoy seeing the hy-
droponic towers in the leasing 
offices and it sets our commu-
nities apart from competitors. 
We have also found that site 
staff really enjoy tending to 
the hydroponic gardens and 
take pride in this small ameni-
ty that makes a big impact! 

Hydroponic Garden.  
Mission Palms,  
Tucson, Arizona
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SPOTLIGHT ON  
COMMUNITY STAFF EXCELLENCE

The Property Manager, Heather Battaglia, leads a community management 
and maintenance team of (5). Heather is a shining example of dedication and 
excellence. At the end of 2021 Heather completed her 25th year at The Village 
at Mayfield. This is an extraordinary achievement and Stoneweg US believes 
she’s earned special recognition for this accomplishment.

Heather Battaglia, Property Manager, 
PMR Companies LLC

Do you recall what brought you to be employed at 
The Village at Mayfield 25 years ago? 
At the time I was a Store Manager for Natural Wonders 
and honestly did not like the late and long hours during 
holidays but love meeting and working with people so 
wanted to find something where I could still do this. Saw 
an ad and the rest is history. 

What is your favorite part of your job? 
Meeting new people and working with them to find their 
perfect new home. Helping people is one of the things I 
like the most, especially when they have the excitement 
and you can see it in their eyes.

What’s something about you (a fun fact) 
that not many people know? 
While living in Germany my father and I went on a lot of 
Volksmarches which I enjoyed a lot getting out and hiking 
around the area along with it being father/daughter time 
together. I have many medals and plates that they give 
to you for completing the hikes which can be anywhere 
from 3–12 miles.

Tell us about your family. 
This July I will be married for 32 years in which my hus-
band Tom and I have been blessed with two children (a 
son and a daughter). Tom works for the Geauga Coun-
ty Sheriff ’s office. Michael our son will be 21 in March 
in which he graduated from Baldwin Wallace University 
December 2021 and is getting set to go onto Law School 
and Kailee our daughter will be 18 the end of February 
and is going to be graduating High School this year. 

The Village at Mayfield was acquired by Varia US Properties in June of 2018. The community is located in a 
nearby suburb of Cleveland, Ohio. It was constructed between 1966–1969 and consists of 252 apartment units 
spread on a beautifully wooded campus of 24 apartment buildings and a separate clubhouse. The community is 
fee managed on behalf of Varia US by PMR headquartered in Louisville, Kentucky.

Did you ever consider someone a mentor during 
your career? Tell us about them. What did you 
learn from them? How did they help you grow? 
In working with a lot of different people over the years 
I have to say I would consider my previous Regional  
Manager, Carey Ferreri. Carey started on the property in 
2006 and then left when the property was sold in 2018. 
Over the years she worked with me on becoming a more 
confident person. When problems would arise on the 
property she taught me how important it was to try and 
resolve it before bringing it to her attention and many 
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times she would not discuss things until at least a possible 
solution was brought up. In doing this it made me stron-
ger at not always running directly to the Regional and 
realizing that I could handle the majority or problems on 
my own or of course with the staff on site.  

Based on your experience, what advice would  
you give to a property manager just beginning their 
career today? 
Please don’t ever take things that residents say to “Heart” 
when they are upset. Over the years I have learned since 
I am very big on always wanting to make people happy 
that I sometimes take things personally that should not 
be. Unfortunately residents do get upset however when 
they are normally it is a policy that they just do not like or 
feel should not be exempt from. 

Were there ever any big changes at your property? 
What was this like? 
There have been many changes over the years going from 
accepting dogs to dog parks, renovating the clubhouse 
inside a few times, pool fountain, renovating suites, ga-
rage work, roof replacements, water meters, and the list 
goes on. Every change that has taken place is such a great 
improvement. Looking forward to others down the road 
such as our EV charging station. In this industry things 
change on a regular basis and we are very excited here 
on the property finding out when new things are hap-
pening.

Tell us about your team? Who are they and what 
are they like? 
I am very lucky to have an awesome team. With being 
here for 25 years I have to say this is the BEST TEAM 
I have ever worked with. We are definitely FAMILY. 
Here on the property I work with 3 maintenance techni-
cians-Ray our supervisor, Bob and Geoffrey and 1 leasing 
associate –Lynn. Ray and I started our 19 years together 
on the property in which we have become brother and 
sister over the years. I can always count on him to do 
whatever is needed. Bob and I are currently in our 16 
years working together and Geoffrey will be complet-

ing his 3rd year the end of February. Both of these guys 
are such hard workers and I enjoy coming to work with 
them every day. Lynn will be completing her 4th year 
this March with the property and is a pleasure working 
with. I cannot say enough how lucky I am to have them 
and working with them is always and adventure which 
we love taking on challenges here. Looking forward to 
working with them for many more years down the road.  

What sets your property apart from 
the competition? 
Our property sits on 16 acres nestled in a residential 
area. Being able to get out and walk in the parklike setting 
says it all. Previous owner called it his “Hidden Gem”.

What is your favorite thing about The Village  
at Mayfield? 
My favorite thing here at The Village at Mayfield is how 
employees and residents are more of a family community 
in which everyone looks out for their neighbors.

So many other apartment communities’ resi-
dents don’t even know their next door neighbor. 
Here everyone knows who their neighbors are 
and they help each other out.

There have been so many things I have seen over the 
years with residents helping out other residents that I am 
so happy to say I work here at The Village at Mayfield.
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mitments we need to collect and report the appropriate 
relative data. Data is the foundation of any ESG strategy 
and is especially important in the commercial real estate 
space. Particularly for multifamily real estate investments, 
this is a very difficult and challenging task. 

Real estate has historically focused the environmental 
aspects of ESG, such as reducing energy and water con-
sumption, since these issues have clear and immediate re-
turns on investment (ROI) for portfolios. To get a clearer 
picture of portfolio performance, property-level metrics 
must be obtained on energy, water, and waste diversion. 
Varia US has made enormous progress with this data col-
lection this year and it will provide numerous benefits. 
Increasingly it is also expected that portfolio owners will 
pursue and achieve property level green building certifi-
cations, and data is the foundation of data benchmarking 
to achieving any certification. 

Tracking and verifying this data, as well as adding in for-
mal evaluations of climate risk at the property level is the 
new norm. Additionally, tracking broader ESG metrics, 
like diversity demographics; resident/occupant comfort 
and satisfaction; and stakeholder engagement, as just a 
few examples, will help Varia US continue to grow stron-
ger and more resistant to climate and market risks.

While Varia US is just setting out on this journey, and 
issuing its first report, it has accomplished much and has 
a long-term plan for the road ahead

Companies, both public and private, are increasingly 
evaluated based on their environmental, social, and gov-
ernance (ESG) actions and performance. Varia US has 
taken the initiative to be proactive and well positioned to 
report comprehensively on ESG relative subject matter 
from both a corporate values perspective and in subse-
quent years, more formally, using a generally accepted 
sustainability reporting standard. 

Consolidating ESG information into comprehensive re-
ports, typically annual statements such as this, is a best 
practice for transparent disclosure and is this document 
is Varia US’ first step. This report is the foundation of the 
company’s commitment to advancement of an unambigu-
ous agenda relative to sustainability governance. 

ESG reports are relied upon by investors and other 
stakeholders attempting to evaluate success in address-
ing sustainability, climate risk, and key performance indi-
cators (KPIs) tied to real estate investments and overall 
operations. ESG reporting and third-party guidelines and 
reporting schemes help investors and stakeholders to 
evaluate a company’s attention to these factors over time 
compared to peers. 

In terms of Governance, Varia US has endeavored to in-
corporate quantitative and qualitative disclosures used to 
measure performance against KPIs, goals, opportunities, 
risks, and related strategies. In doing so, Varia US seeks 
to leverage these reports not only to make statements 
of commitments to sustainability practices but to also 
demonstrate progress, results, appropriate focus on mit-
igating risks and protecting long-term financial returns. 
To measure the results of the actions linked to our com-

In terms of Governance as it relates to sustainability, delivering this report to our 
investors and stakeholders was a goal set early on in our environmental, social and 
governance (ESG) evaluation process. Varia US and Stoneweg US are pleased to 
have accomplished this goal and feel a great deal of pride in the content because it 
represents the beginning a lot of meaningful accomplishments and strong contin-
ued growth.
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APPROACH TO VARIA US ESG STRATEGY
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 VALUE OF ESG FOCUS

FOCUS ON SUSTAINABILITY CAN IMPACT VALUE

Resident Satisfaction Increases Profitability

Resident
demand for
sustainability

61% and 65%

61% “interested”  
or “very interested” 

in apt. with  
certification*

 Increased Occupancy
 Increased Tenant/Resident Retention
 Shorter Lease up and Down Time
 Lower Operating Expenses
 More Desirable Spaces (light, air)
 Potential for Rent Premiums
 Higher NOI’s
 Value Creation

 Regulatory Compliance Risk
 Functional Obsolescence risk
 Climate Risk: Flood/Wind/Fire/Drought
 Insurance Premium Risk
 Carbon + Resource Expense Risk
 Reputational Risk
 Resilience Risk: Recovery/Business Interruption Losses
 Down Cycle Valuation Risk

$25 – $50

Typical “health & 
wellness unit”  

consistently gets  
$25–$50/month/ 
rent premiums+

Improved  
Value for Amount 

Asked
ENERGY STAR  

Certified Appliances 
Smart thermostats 

Smart lighting 
High efficiency toilets

Better Margin

IREM and Virginia 
Tech research shows 
increase in NOI for 
average property in 

study

Higher
premiums for

health &
wellness
features

Willing to
pay more

for
sustainability

features

Higher NOI
for certified

vs. non-
certified
buildings

*NMHC/Kingsley Renter Preference Report which was based on 269,000 residents
+Equity Residential
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ENERGY STAR PARTNERSHIP

GREEN BUILDING INITIATIVE

Varia US joined the United States Environmental Protec-
tion Agency’s ENERGY STAR program as an ENERGY 
STAR partner. Varia US, through its voluntary partner-
ship with the U.S. Environmental Protection Agency’s  
(EPA) ENERGY STAR Program, will work to improve 
energy efficiency and fight climate change through a stra-
tegic, corporate energy management program that will 
enhance the organization’s financial health and help pre-
serve the environment for future generations.

In partnership with ENERGY STAR, Varia US will: 
 Measure and track the energy performance of our 
organization’s facilities where possible by using tools 
such as those offered through ENERGY STAR;

 Develop and implement a plan consistent with the 
ENERGY STAR Energy Management Guidelines to 
achieve energy savings;

 Help spread the word about the importance of ener-
gy efficiency to our staff and community;

 Support the ENERGY STAR Challenge, a national 
call-to-action to help improve the energy efficiency 
of America’s commercial and industrial buildings by 
10 percent or more;

 Highlight our achievements with recognition offered 
through ENERGY STAR

Varia US is a proud member of the Green Building Initia-
tive. This membership grants Varia US access to a net-
work, education, and activities with other corporations as 
well as non-profits, design firms, and other market leaders 
working to support sustainable real estate.

Varia US’ Green Building Initiative membership contri-
bution helps fund community outreach to achieve global 
sustainability, health, and resilience goals; comprehensive 
standards development efforts promoting transparency, 
consensus, due process, diversity, equity, and inclusion; and 
investment in future leaders of this movement through ad-
vancement of education and credentialing programs.

About Energy Star:
ENERGY STAR was introduced  
by EPA in 1992 as a voluntary,  
market-based partnership to re-
duce greenhouse gas emissions 
through energy efficiency. Today, 
the ENERGY STAR label can be 
found on more than 60 different 
kinds of products as well as new 

homes and commercial and industrial buildings that meet 
strict energy-efficiency specifications set by the EPA. 
Over the past twenty years, American families and busi-
nesses have saved a total of nearly $230 billion on utility 
bills and prevented more than 1.7 billion metric tons of 
greenhouse gas emissions with help from ENERGY STAR.

In 2021 Varia was successful in certifying (3) locations 
with ENERGY STAR as highlighted in the Environmen-
tal section of this report. Varia now reports all energy,  
water and waste data available to ENERGY STAR Portfo-
lio Manager for all locations, and combined with our sus-
tainability efforts we believe we will grow the number of  
ENERGY STAR certified communities in the years to 
come.

About the Green Building Initiative:
Green Building Initiative (GBI) is a 
nonprofit organization and Amer-
ican National Standards Institute 
(ANSI) Accredited Standards De-

veloper dedicated to reducing climate impacts by im-
proving the built environment. Founded in 2004, the or-
ganization is the global provider of the Green Globes and 
federal Guiding Principles Compliance certification and 
assessment programs.
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ESG GOVERNANCE

Varia US take both a top down and bottom up approach 
to it’s environmental, social and governance (ESG) strat-
egy. The top-down approach involves drafting policy, 
creating strategy, goal setting and overall administration 
to the various initiatives required for reporting. The bot-
tom up aspect involves the work to educate stakeholders 
such as site staff and residents about our ESG policy, best 
practices as well as rewarding achievements.

Consistent with the adopted policy, Varia US has adopt-
ed Sustainability Principles, of which “Integration” is the 
most relevant to Governance. 

Integration in the context of Varia US’ ESG Policy means 
to embed and integrate best of class ESG practices as 
part of the core business strategy to create life enhance-
ment, accountability, and continuous improvement.
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ESG RELATED EXPENSES

From the beginning Varia US has been making invest-
ments in energy efficiency and sustainable operations. It’s 
an important part of sensible stewardship on the part of 
Stoneweg US and has always been key aspect of Varia’s 
community-level strategy. 

A sustainable approach is often a segment of the 
low-hanging fruit in the process of acquiring a commu-
nity, improving its operational efficiency, and putting the 
investment to its best use. Sustainability at the commu-
nity-level is most frequently about employing the same 
funds but going about it better informed, intentionally 
and with efficiency mindset.

There are costs to moving from a values and good-sense 
sustainability approach to creating, measuring, managing, 
and reporting an ESG policy. There are also expected 
and unexpected returns as well.

In 2021 Varia US incurred expenses at various entity lev-
els related to the introduction of the introduction of its 
ESG work. 

Consulting services were engaged at the beginning of 
2021 to provide expertise and best practices in formu-
lating our ESG initiative. The consultant’s scope of work 
consisted of a 3 phase approach starting with performing 
a Sustainability Assessment, then planning a Sustainability 
Strategy and Three-Year Implementation Plan, and final-
ly the Development of Company ESG Goals, Key Per-
formance Indicators (KPIs) and Long-term Targets. The 
entire cost of this foundational ESG work was $105,000, 
Varia US’ $150,000 charitable contribution to Arbor Day 
was also expensed at the corporate level. 

Some ESG related costs are expensed at the PropCo 
level because they can be tied directly to the property 
entity or site level activity. 

Professional fees were incurred at $2,500/occurrence 
from engaging a licensed architecture/engineering firm to 
review, sign and seal the three ENERGYSTAR Certifica-
tions achieved in 2021. There is no fee paid to the EPA for 
participating in the ENERGYSTAR Partnership, using EN-

ERGYSTAR Portfolio Manager, but a qualified third-party 
licensed professional is required to verify ENERGYSTAR 
Certification submissions. 

Stoneweg entered into various new portfolio-wide mas-
ter service agreements to benefit and support Varia US’ 
ESG initiatives. In many cases, these agreements did not 
add any new expense burden on the property, but uni-
fied and consolidated resources with one primary service 
provider for the purpose of consistency, uniformity, and 
simplicity.

Resident satisfaction surveys performed by Kingsley are 
expensed at the PropCo level at a cost of $4.13/unit/year. 
Prior to implementation of this activity fund-wide, ~25% 
of Varia locations were already performing resident sur-
vey activity, so the cost increase beginning in 2021 is only 
for the ~75% of locations that were not soliciting resident 
feedback.

The cost related to the master service agreement with 
Conservice in 2021 is $1/unit/mo. In the majority of cas-
es, this is not a new cost, but again, moving away from 
multiple providers contracted at the property level and 
consolidating the activity with one single provider. There 
were only a small minority of communities that realized 
any new expense related to utility service management.
The cost for the financial fitness resident amenity Esusu, 
which provides resident payment reporting activity to 
the three major US credit bureaus is $1.70/unit/mo.

The addition of RealPage Business Intelligence services 
across the fund is expensed at each community at $1.70/
unit/mo. This initiative isn’t entirely ESG driven but does 
benefit the administration of key ESG initiatives like in-
sight into property and fund level rent affordability, real 
time reporting on lease renewals and property reputa-
tion scoring.

Finally, there are often costs to choosing higher efficiency 
or sustainable products. This is very difficult to provide 
detailed and transparent reporting on because of the 
volume, complexity of projects as well as discriminating 
between products where there is no expense premium 
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and products with an expense premium. We’re making 
a broad assertion across minor and extraordinary capex 
spending in categories that include Unit Renovation, Ap-
pliances, HVAC, & Hot Water Tanks that there is often 
a 20% expense premium. That expense premium com-
bined with new spending on adding amenities such as 
playgrounds, pet parks, fitness equipment & EV Charing 
brings us to an approximate ESG related capex expense 
of $4,000,000 in 2021.

In the table below, we’ve summarized Varia US’s approx-
imate ESG related expenses, which total just short of 
$5,000,000 annualized. In an effort to make this relative, 
this annualized asserted expense figures represent less 
than 4% of total revenue for the year.

Expense Category Approximate Total Expense in USD
ESG Consulting 105,000
Arbor Day Charitable Contribution 150,000
ENERGYSTAR Certifications 7,500
Resident Satisfaction Surveys 45,430
Utility Data Aggregation & Reporting 132,000
Resident Credit Reporting 224,400
Business Intelligence & Benchmarking 224,400
Efficiency & Sustainability Expense Premium for All Capital 
Expenses (minor & extraordinary)

4,000,000

Total 4,888,730

Looking forward, there will be costs incurred related to 
the continuation of our ESG work and initiatives such 
as property “Green” certifications (ENERGYSTAR & 
Green Globes), GRESB submission, and consulting fees 
to continue support for next steps along the three-year 
implementation plan. There will also be some continued 
reallocation of capex funds to better align with the ESG 
policies and best practices we’ve developed. 
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CODE OF BUSINESS CONDUCT  
AND ETHICS

Stoneweg US employees are trained at their time of hire 
and annually using the “Employee Handbook.” A signed 
document is required from each employee annually that 
they acknowledge and understand Stoneweg US’ em-
ployment policies. 

Some of the policies are listed below and are included 
here because subject matter relative to Stoneweg US’ 
shared sustainability practices with Varia US:

 Equal Employment Opportunity
 Policy Against Workplace Harassment
 Reasonable Accommodations Policy
 Genetic Nondiscrimination Policy
 Timekeeping and Compensation
 Benefits
 Time Off
 Travel Expenses
 Electronic Resources and Social Media
 Confidentiality
 Non-Solicitation
 Conflict of Interest
 Employment of Relatives
 No Weapons at Work
 Workplace Violence
 Drug and Alcohol Policy
 Smoke Free Workplace
 Injury and Illness Prevention Program
 Rules of Conduct (A non-exhaustive list outlining 
unacceptable unethical or negligent behaviors).
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FUNDAMENTALS

The Shareholders and the Board of Varia US has put 
enormous trust in Stoneweg US. This trust works be-
cause the people engaged in these companies at all levels 
share a belief in basic values such a commitment to excel-
lence, honesty, and transparency. 

As these companies grow and new team members are 
added and new partnerships are created, Stoneweg US 
has created (29) behaviors that put its shared values with 
Varia US into context and practice. These behaviors are 
known as “Fundamentals.” Each week a different Fun-
damental is celebrated within the company. It’s intro-
duced by email each Monday morning to the group with 
a message from the CEO. Every meeting that takes place 
during the week, the team is required to put the week’s 
Fundamental first on the agenda and have a brief con-
versation about how it applies to the task at hand, or to 
a relevant situation. It is also included in the weekly ESG 

videos which were highlighted in the “Social” section of 
this report. In addition, to keep the subject top of mind, 
an illustration of the weekly Fundamental is shared on 
media displays throughout the offices to engage employ-
ees as well as visitors to our space about our commit-
ment to demonstrating our values.

Everyone benefits from this practice. When new team 
member joins Stoneweg US, they are provided with a 
copy of the Fundamentals. Their manager discusses with 
them that we are an organization that cares about its 
values being put into action. New and tenured staff are 
included in the same ongoing practice of incorporating 
these behaviors into their work. These actions keep the 
team focused on the mission of delivering on behalf of all 
of our stakeholders and protecting the interests of our 
investors. 

ACT WITH INTEGRITY.
Demonstrate an unwavering commitment 
to doing the right thing in every action 
you take and in every decision you make, 
especially when no one’s looking. Build 
trust by being transparent and forthright 
in your communication, internally and 
externally. Act in the best interests of 
our stakeholders and earn their trust and 
respect through your daily actions. Be the 
best steward of our investors’ resources. 
Always consider that your money and 
your reputation are at stake.

HONOR COMMITMENTS.
Do what you say you’re going to do, 
when you say you’re going to do 
it. This includes being on time for 
all phone calls, appointments, and 
meetings. If a commitment can’t be 
fulfilled, notify others early and agree 
on a new deliverable to be honored.

2.

HAVE A BIAS FOR ACTION.
Work with a sense of urgency to get 
things done. Avoid analysis paralysis. 
Gather the relevant facts and evalu-
ate your options thoroughly, then get 
moving. We have confidence in you 
and empower you, so act decisively. 
If new information becomes available, 
don’t be afraid to make a new deci-
sion and change course 

5.

GET BETTER.
Regularly evaluate the way you/we 
work to find ways to improve. Don’t 
be satisfied with the status quo. 
“Because we have always done it that 
way” is not a reason. Guard against 
complacency. Wherever possible, use 
technology to get things done better, 
faster, and more efficiently.

4.

DEMONSTRATE A PASSION 
FOR EXCELLENCE.
Take pride in the quality of every-
thing you touch and everything you 
do for each of our stakeholders. 
Regard your work product as if it 
has your personal stamp. Always ask 
yourself, “Is this my best work?”

3.

DELIVER RESULTS.
While effort is important, our stake-
holders expect results. Follow-up on 
everything and take responsibility to 
ensure that deadlines are met and 
tasks get completed. Hold yourself 
accountable for what you do and 
how you do it.

6.

1.
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DEMONSTRATE AN  
ENTREPRENEURIAL SPIRIT.
Innovation, improvement, and 
success don’t come from playing it 
safe. They come from a thoughtful 
and intentional willingness to try the 
unconventional and to ask “What if ?” 
Be bold and daring. Try a new way. 
Think differently.

LOOK AHEAD AND  
ANTICIPATE.
Solve problems before they happen 
by anticipating future issues, planning 
for contingencies, and addressing 
them in advance. Work with appro-
priate lead times. Preventing issues is 
always better than fixing them.

LISTEN TO 
UNDERSTAND.
Listening is more than simply 
“not speaking.” Give others your 
undivided attention. Be present and 
engaged. Minimize the distractions 
and let go of the need to agree or 
disagree. Suspend your judgment 
and be curious to know more, rather 
than jumping to conclusions. Be 
open-minded.

SPEAK STRAIGHT.
Speak honestly in a way that helps to 
make progress. Say what you mean, 
and be willing to ask questions, share 
ideas, or raise issues that may cause 
conflict when it’s necessary for team 
success. Be courageous enough to 
say what needs to be said. Address 
issues directly with those who are 
involved or affected.

SHARE  
INFORMATION.
With appropriate respect for con-
fidentiality, share information freely 
throughout our organization. Be 
transparent and raise red flags when 
you see them. The more people 
know, the better we can collaborate 
and solve problems. Eliminate silos by 
asking yourself, “Who else needs to 
know this?”

13. 14.

11. 12.10.

GET CLEAR  
ON EXPECTATIONS.
Create clarity and avoid misunder-
standings by discussing expectations 
upfront. Set expectations for others 
and ask when you’re not clear on 
what they expect of you. End all 
meetings with clarity about action 
items, responsibilities, and due dates.

8.

FIND A WAY.
Take personal responsibility for 
making things happen. Respond to 
every situation by looking for how 
we can do it, rather than explaining 
why it can’t be done. Be resourceful 
and show initiative by going the extra 
mile. Ask for help, rather than making 
excuses or waiting for others to solve 
the problem. See issues through to 
their completion.

17.

BE SUSTAINABILITY-DRIVEN.
Be mindful of the impact we all have 
on our community, the environment, 
and the world at large. As a landlord, 
investor, and asset manager, we have 
a responsibility and the capacity to 
do something for the greater good. 
Look for, and take advantage of, 
opportunities to make a positive 
contribution.

7.

BE A FANATIC 
ABOUT RESPONSE TIME.
Respond to questions and concerns 
quickly, whether it’s in person, on 
the phone, or by e-mail. This includes 
simply acknowledging that we got the 
question and we’re “on it,” as well as 
keeping those involved continuously 
updated on the status of outstanding 
issues.

9.

TEAM UP WITH STONEWEG.
Be there for each other and be 
willing to step into another role or 
help a co-worker when that’s what’s 
required for success. Understand 
how what you do affects others and 
help each other to succeed. We win 
and lose as a team.

18.

EMBRACE DIVERSE  
PERSPECTIVES.
Be open to learning from others, 
no matter what role they have, and 
regardless of their age, background, 
experience, or tenure with our 
company. Be inclusive. Everyone has 
something they can teach us.

15.

PRACTICE  
BLAMELESS  
PROBLEM-SOLVING.
Demonstrate a relentless solution 
focus, rather than pointing fingers or 
dwelling on problems. Identify les-
sons learned and use those lessons to 
improve ourselves and our processes 
so we don’t make the same mistake 
twice. Separate the person from the 
performance when giving construc-
tive feedback.

16.
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EMBRACE CHANGE  
AND GROWTH.
What got us here is not the same as 
what will get us to the next level. Get 
outside your comfort zone, rather 
than stubbornly hanging on to old 
ways of doing things. Use critical 
thinking and be excited by the possi-
bilities that change and growth bring. 
Be flexible.

28.

BE A MENTOR.
Take responsibility, both formally and 
informally, to coach, guide, teach, and 
mentor others. While this may take 
more time in the short run, sharing 
knowledge and expertise helps us 
build a stronger team in the long run.

20.

CREATE A  
CARING COMMUNITY.
Our relationships go deeper than 
simply being teammates at work. 
We genuinely care for and about 
each other. Whether it’s a kind word 
during a tough stretch, a friendly 
smile each morning, or a helping 
hand in stressful times, show your 
compassion.

23.

BE A LIFELONG LEARNER.
We enthusiastically support your 
development, so seek out and take 
advantage of every opportunity to 
gain more knowledge, to increase 
your skills, and to become a greater 
expert. Be resourceful about learning 
and sharing best practices. Expertise 
is one of the most important ways 
we add value for our stakeholders.

26.

CHECK THE EGO  
AT THE DOOR.
It’s not about you. Don’t let your ego 
get in the way of doing what’s best 
for the team. Be a servant leader and 
put the needs of others – our team, 
investors, and community residents – 
ahead of your own. Make sure every 
decision is based solely on advancing 
team goals and doing what’s best for 
our stakeholders.

19.

ASSUME POSITIVE INTENT.
Work from the assumption that 
people are good, fair, and honest, 
and that the intent behind their ac-
tions is positive. Set aside your own 
judgments and preconceived notions. 
Give people the benefit of the doubt.

22.

CREATE A GREAT  
IMPRESSION.
Every conversation, phone call, 
e-mail, letter, and even voicemail, 
sets a tone and creates an impres-
sion. Be courteous and respectful 
with all our stakeholders. Pay atten-
tion to every interaction and be sure 
you’re setting a tone that’s friendly, 
warm, and helpful. Be dedicated to 
serving our stakeholders with your 
very best.

25.

SHOW MEANINGFUL  
APPRECIATION.
Recognize people doing things right, 
rather than pointing out when they 
do things wrong. Regularly extend 
meaningful acknowledgment and 
appreciation — in all directions 
throughout our organization.

21.

BE POSITIVE.
You have the power to choose your 
attitude. Choose to be joyful, opti-
mistic, and enthusiastic. See the good 
in others. Your attitude is contagious. 
Spread optimism and positive energy.

24.

BE CURIOUS.
In the search for the best solutions, 
challenge and question what you 
don’t understand. Use critical think-
ing and don’t accept anything at “face 
value” if it doesn’t make sense to you. 
Be curious, ask thoughtful questions, 
and listen intently to the answers. 
Dig deeper to go beyond the expect-
ed. Ask the extra question.

27.

KEEP THINGS FUN.
While our passion for excellence 
is real, remember that the world 
has bigger problems than the daily 
challenges that make up our work. 
Stuff happens. Keep perspective. 
Maintain a healthy work/life balance. 
Don’t take things personally or take 
yourself too seriously. Be thankful 
and laugh every day.

29.
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DIVERSITY, EQUITY, AND INCLUSION

CORPORATE SOCIAL RESPONSIBILITY

Stoneweg US has built a robust team of real estate in-
vestment professionals and support staff by hiring and 
promoting the most qualified people to achieve our mis-

Varia US has undertaken its environmental, social and 
governance (ESG) initiative to begin the work to clearly 
define and outline support relative to corporate social 
responsibility. Varia US holds itself accountable to its 
stakeholders which have been defined in terms of ESG 
to be:

 Investors
 Residents
 Asset Management and Property Employees
 The communities where properties are located and 
the earth’s environment in general.

sion. We believe diversity is a human resource that adds 
unique perspective, great strength, and results in the best 
possible outcomes for our stakeholders. 
Stoneweg US’ Team Demographics: 
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ARBOR DAY

As part of Varia US’ commitment to reducing our overall 
carbon footprint and pledge to be environmentally re-
sponsible in all facets of our business, we entered into a 
partnership with the Arbor Day Foundation, a 501 C3 
nonprofit organization dedicated to planting trees in the 
United States and around the world. We believe their 
mission is very much aligned with our own values. The 
trees Varia US plants today are an investment in the en-
vironment’s future and their impact is measured in de-
cades.

Through this partnership, 
in 2021, Varia US will plant 
75,000 trees in the Texas 
Longleaf Pine Restoration 
project and 75,000 trees in 
the Florida Eglin Air Force 
Base project to help restore 
more than 25,000 acres of 
native forest and maintain 
native ecosystems that are 
essential for the survival of 
rare animal species.

In our efforts to maximize this initiative, we enlisted our 
property managers to help activate and create awareness 
of this partnership through an online campaign that will 
be tied to new and renewed leases. For every new lease 
that is signed and renewed this year (at all properties), we 
will plant 10 trees on behalf of the resident that signed 
the lease as part of our overall commitment. In support 
of this, every property manager made monthly posts on 
their respective social media platforms (Facebook, Linke-
dIn, Instagram, etc.) using templates inspired by a media 
toolkit provided by Arbor Day. 

II 

CERTIFICATE OF 
APPRECIATION & RECOGNITION 

Texas Longleaf 
Pine Restoration 
Project & Florida 
Eglin Air Force 
Base Project

(10) trees have been planted in your honor in the 
Texas Longleaf Pine Restoration or the Florida Elgin 
Airforce Base projects. These trees will to help 
restore more than 25,000 acres of native forest 
and maintain native ecosystems that are essential 
for the survival of rare animal species.

II 

@Arbor Day Foundation® YOUR SUPPORT OF OUR BRAND IN TURN 
PROVIDES SUPPORT TO OUR NATION'S FORESTS 

In addition, a “Certificate of Appreciation and Recogni-
tion” was incorporated into every tenant lease to signify 
the tenant’s participation/contribution to the program. 
Certificates were shared electronically with new and ex-
isting tenants, as opposed to being printed as a further 
extension of our pledge to be “green.” 

THE TIME FOR TREES INITIATIVE 
PROVIDES AN EXCELLENT OPPOR-
TUNITY FOR US TO COLLABO-
RATE WITH OUR PROPERTIES AND 
RESIDENTS ON SOMETHING THAT 
WILL NOT ONLY HAVE A POSITIVE 
IMPACT ON THE ENVIRONMENT 
NOW, BUT ALSO FOR MANY  
YEARS TO COME…WHICH BY  
DEFINITION IS THE ESSENCE OF 
SUSTAINABILITY.

 
 

Thomas Stanchak,  
Director of Sustainability,  

Stoneweg US

"

"

WE ARE THRILLED TO PARTNER 
WITH THE ARBOR DAY FOUNDA-
TION WHOSE MISSION IS VERY 
MUCH ALIGNED WITH OUR OWN 
CORE PRINCIPLES AND CORPO-
RATE VALUES. TO BE ABLE TO 
REALIZE OUR COMMITMENT TO 
ENVIRONMENTAL SUSTAINABILITY 
ON SUCH A POWERFUL PLATFORM 
BRINGS EVERYTHING WE CARE 
ABOUT TO FRUITION IN A MAJOR 
WAY.

 
Patrick Richard,  

CEO, Stoneweg US

"

"
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CONTRIBUTION IMPACT AREAS:

Eglin Air Force Base
Eglin Air Force Base in Florida is home to the largest re-
maining contiguous stand of old- growth longleaf pine in 
existence. But there are still more than 25,000 acres with 
little to no longleaf canopy due to sand pine encroach-
ment and slash pine plantations – an invasive tree species 

Texas Private Lands
The longleaf pine ecosystem is well- known for the in-
credible diversity of plant and animal species that it sup-
ports, many of which are endemic only to this habitat. 
But over time, longleaf pine numbers have dwindled. Re- 

that do not promote a quality wildlife habitat in this area. 
Reforestation effort s are focused on planting 750,000 
longleaf pines to restore the natural habitat and reduce 
the risk of wildfire.

 
planting work is underway on nine different tracts of land 
in Texas to restore longleaf pine stands and provide crit-
ical habitat for rare species including the gopher tortoise 
and red- cockaded woodpecker.
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About the Arbor Day Foundation
Founded in 1972, the Arbor Day Foundation has grown 
to become the largest nonprofit membership organi-
zation dedicated to planting trees, with more than one 
million members, supporters and valued partners. Since 
1972, more than 400 million Arbor Day Foundation trees 
have been planted in neighborhoods, communities, cities, 
and forests throughout the world. Our vision is to help 
others understand and use trees as a solution to many 
of the global issues we face today, including air quality, 
water quality, climate change, deforestation, poverty, and 
hunger.

 
 
 
As one of the world’s largest operating conservation 
foundations, the Arbor Day Foundation, through its 
members, partners, and programs, educates and engag-
es stakeholders and communities across the globe to in-
volve themselves in its mission of planting, nurturing and 
celebrating trees. More information is available at: 
www.arborday.org.
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STAKEHOLDER ENGAGEMENT

Stakeholder engagement includes how a 
company communicates and works with 
employees, investors and the broader 
community around energy and sustain-
ability impacts and opportunities. On 
behalf of Varia US, Stoneweg US has 
engaged in numerous efforts over the 
course of 2021 to improve upon Varia 
US’ stakeholder engagement efforts to achieve an ongo-
ing goal of transparency, accountability, and trust.

Some of our ongoing efforts include:
 ESG Policy Training – 100% of employees received 
complete policy training in 2021.

 Monitoring compliance of property operating teams 
with ESG-specific requirements (e.g. the tenant/resi-
dent engagement and general management).

 Undertook an employee satisfaction survey and hav-
ing a program to improve satisfaction based on the 
survey outcomes. This survey includes a Net Promot-
er Score which is a GRESB requirement.

 Promoting employee health & wellbeing – provided 
resources, healthcare, weekly meetings with the team, 
which includes a needs assessment, goal setting, ac-
tion, and monitoring.

 Monitoring employee safety via workstation and work- 
place checks.

 Monitoring diversity for employees  
 to include age group distribution,  
 gender ratio, and racial diversity.

 Vendor/supplier engagement pro- 
 gram that includes ESG elements

 Expanded education, building on  
 the ESG videos, to include an over- 
 view of ESG Strategic Plan, policy,  

KPI’s and long-term targets, as well as regulatory 
standards, data collection and reporting, governance 
policies, employee health & wellbeing, and diversity, 
equity, and inclusion (DEI) objectives.

Varia US stakeholder engagement goals for 2022:
 Develop a DEI policy.
 Varia US board to expand the scope of the compen-
sation committee to include oversite of diversity and 
inclusion.

 Further develop a basic community engagement pro-
gram around sustainability topics as laid out in the 
Varia Sustainability/ESG Strategy development.

 Supplier/Vendor Code of Conduct, regular vendor 
engagement and monitoring of compliance.

 Greening of Leases & Agreements initiative.
 Further engage our third-party vendors with our Fun-
damentals
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ASSET MANAGEMENT
PLAYBOOK

On behalf of Varia US, in 2021 Stoneweg US created an 
“ESG Asset Management Playbook” as a guidance doc-
ument to supplement the excellent work already being 
done by Stoneweg US Asset Managers in coordinating 
the work with dedicated third-party property manage-
ment teams within the Varia US portfolio. 

The playbook is intended to create a uniform model to 
support asset and property teams as they manage the 
portfolio through its various stages of acquiring, refur-
bishing, and operating affordable, workforce multifamily 
properties.

The playbook addresses opportunities for every prop-
erty to support residents in a myriad of ways, including:

 Saving on utility expenses (e.g., lower electric, water, 
natural gas, waste usage and costs).

 Avoiding environmental health and safety concerns 
(e.g., leaks, mold, pests, and safety).

 Supplementing health, wellness, and financial fitness 
(e.g., use of life enriching on-site programs).

 Enjoyment of community (e.g., recreation areas, pools, 
or community activities).

It also supports asset managers by providing basic frame-
works and communications tools, such as checklists and 
sample memos, that can be converted into e-tools or 
provided in a playbook form. 

The playbook supports Varia US’ long-term ESG goals, 
which include to demonstrate with its endeavors a fo-
cus on supporting healthy residents in safe and fun hous-
ing communities while ensuring the value of its portfo-
lio increases year-to-year. This combined focus on the 
well-being of the residents within its workforce housing 
communities reinforces Varia US’ strategy to continue 
demonstrating high tenant retention and investor value.

The content contained within this guidance document 
comes from high performance building reports, property 
assessments, interviews, and expertise with industry best 
practices. 

Following the specifications contained within the play-
book and using the forms and ideas within can help Varia 
US and Stoneweg US to tie together its goals, opportu-
nities at the portfolio level, and desired achievements. 
Communication is key and Asset Managers are encour-
aged to actively communicate with their property teams 
about the best practices outlined in the paybook to en-
sure the desired outcomes across our property-level op-
erations.
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ENVIRONMENTAL RISK 
MANAGEMENT

Environmental risk management is 
a multifaceted and multidisciplinary 
process that endeavors to investigate, 
measure, evaluate and manage expo-
sure to sustainability risks. This goes 
beyond the climate and natural risk 
hazards and involves subject matter 
like contamination (lead & asbestos), 
GHG emissions (including refrigerants), transportation, 
indoor air quality, and health & well-being.

This is an ongoing process that starts when a community 
is evaluated by the acquisitions team and the investment 
committee. Numerous documents are requested from 
the seller as required and pre-negotiated in the pur-
chase agreement, as well as sales disclosures which are 
subject to jurisdictional law. Additional inspections are 
always performed by licensed and certified profession-
als that research the history of the subject real estate, 

current compliance with municipal code 
and enforcement, visual site inspections, 
site staff interviews, review of construc-
tion documents, materials testing as well 
as technical assessments. There are also 
investigations into insurance claim history 
and local crime reporting. This process 
informs the acquisition team and invest-

ment committee, so they are equipped to make the best 
possible decisions when purchasing a property and cre-
ating the overall business strategy around the individual 
deal.

For owned communities in the portfolio, there is an on-
going process of compliance with environmental risk pol-
icy and procedures that includes cooperation between 
Stoneweg US and Varia US’ lenders, insurance carriers 
and fee-managers to mitigate risk on an ongoing basis to 
protect life and the climate.



REPORTING AND
DISCLOSURES
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Our Membership in the Green Building Initiative
A letter from GBI President & CEO 

The Green Building Initiative (GBI) supports thousands of portfolio owners like Varia US and Stoneweg 
with executing and validating their sustainability objectives. With half a billion square feet certified since 
2004, GBI is a significant contributor to reducing climate impacts and improving the built environment, 
which is our mission.

As an international organization, we represent a diverse and inclusive global network of experts in sus-
tainability and ESG issues. These credentialed experts educate and guide portfolio owners wherever 
they are in their ESG journeys as part of GBI’s advisory services offering.

We are proud and honored to have been part of Varia US’ and Stoneweg’s journey supporting ESG 
integration and portfolio improvement. Varia US and Stoneweg are a great example of investors and 
asset managers partnering to provide sustainable, healthy, and resilient workforce housing. With the 
commitment of the Varia US’ Board and its CEO to an overall ESG initiative, the team at Stoneweg 
brought together a fully developed ESG strategy allowing individual sustainability initiatives to be 
brought fully to scale. 

Varia US and Stoneweg go beyond low flow fixtures and smart thermostats to empower residents and 
property management teams to work together on improving the entire experience of living in a Varia US 
community. From program offerings that keep residents in their homes during tough times to leveraging 
hydroponics and community gardens, resident satisfaction surveys add an important metric to measure 
not just dollars saved but how this overall commitment to ESG results in achieving Varia US’ number 
one goal of enhancing lives.

Additionally, as the ESG team continues to integrate sustainability, health and wellness, and resilience 
objectives throughout acquisitions, underwriting, leasing, and operations, each property will continue 
achieving measurable performance improvement that can be validated through GBI’s Green Globes® 
certification and, our mutual partners, the EPA’s ENERGY STAR® certification. Each property certified 
along with each program initiative executed is further validated through annual GRESB submittals and 
rankings as a component of Varia US’ overall ESG strategy. As certifications are achieved on a larger 
portion of the portfolio, this will increase the portfolio’s GRESB rank over time. It all fits together –  
and it starts first and foremost with a top-level commitment to ESG.

Building better, together, is GBI’s motto. We provide the education and expertise to match the  
commitment. It’s easy to see this commitment at both Varia US and Stoneweg and we look forward to 
supporting ongoing validation of their property-level achievements.
Sincerely,

Vicki L. Worden
GBI President & CEO



78

MANAGED BY

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  REPORTING AND DISCLOSURES  

 
  
 

 

Varia US Properties AG – ESG Policy Page | 1 12.29.2021 

VARIA US PROPERTIES - ESG POLICY 

 

SUSTAINABILITY MISSION 

Varia US Properties and its investment manager Stoneweg US are committed to providing innovative, high-performance 
sustainable real estate investment opportunities to drive life-enhancing financial, environmental, social, and governance 
(ESG) outcomes for our residents, investors, partners, and the communities where we invest. 

Our approach includes the continuous pursuit of best practices in sustainable real estate and responsible investing, 
including appropriate stakeholder engagement, governance, and risk management in alignment with the United Nations 
Sustainable Development Goals (UN SDGs). 

Our strategy focuses on monitoring and benchmarking our ESG performance in alignment with GRESB, as a framework 
of industry best practices, to tangibly demonstrate our leadership in the real estate industry to our stakeholders. 

Varia US Properties and Stoneweg US, as its investment manager, both work in alignment with the UN Global Compact 
definition of sustainability that states: “Corporate sustainability is a company’s delivery of long-term value in financial, 
environmental, social and ethical terms.” 

SUSTAINABILITY PRINCIPLES 

The pathway to achieving our Sustainability Mission is to drive enhanced financial, environmental, and social performance 
for the benefit of all stakeholders and communities in which we live, work, and invest, is rooted in our Sustainability 
Principles: Integration, Impact, and Integrity. 

Integration: Integration means to embed and integrate best of class environmental, social, and governance (ESG) 
practices as part of the core business strategy to create life enhancement, accountability, and continuous improvement. 

Impact: Drive positive impact in the lives of our residents, across the company and the industry, while mitigating risk and 
creating long-term value for stakeholders, including our investors, residents, managers, employees, service providers, and 
the communities we serve. 

Integrity: Integrity means to conduct business always with the highest level of ethics, respect, and excellence. 

SUSTAINABILITY PRACTICES 

The following Varia US and Stoneweg US Sustainability Practices have been developed in accordance with the 
Sustainability Mission and Principles. They serve as our guide to embed practical strategies that support the overall 
business strategy and create added value into our day-to-day business operations. These practices will be monitored and 
reviewed annually by the Stoneweg US Director of Sustainability, Stoneweg US Executive Leadership Team and the 
Varia US Properties Board of Directors. These Practices will be shared with all properties throughout the portfolio and all 
Stoneweg US employees, as well as disclosed to our investors and other key stakeholders through both of our websites. 
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A. ENVIRONMENTAL 

For Varia US Properties and Stoneweg US, environmental practices aim to: 

- preserve & enhance quality of life for our 
stakeholders 

- reduce utility expenses for our residents and our 
investors 

- mitigate risk 
- reduce our consumption and carefully use natural 

resources 
- drive operational excellence 

Varia US Properties and Stoneweg US have made a commitment to improve both environmental and financial 
performance throughout the portfolio. 

Relative to what we aim to accomplish, on the following pages we outline best practices applicable for new construction 
associated with major renovations, improvements to existing assets, asset acquisition planning, and corporate operations. 

Our aims and best practices will also be taken into consideration when hiring suppliers and procuring materials. 

Energy 

Varia US properties and Stoneweg US will work to reduce energy intensity and associated expenses for all managed 
assets by monitoring energy consumption, using energy efficient equipment, considering installment of renewable energy 
systems, energy storage solutions and clean technologies, and incorporating energy management best practices into 
daily operations, wherever feasible. 

Best practices and initiatives may include, but not limited to: 

- Ongoing benchmarking of energy data in ENERGY 
STAR Portfolio Manager 

- Regular preventative maintenance and scheduled 
replacements toward high efficiency HVAC 
equipment and building systems 

- Using smart technology and providing best practices 
training for residents and property managers to 
encourage energy savings 

- Incorporating efficiency into decisions for building 
upgrades, capital expenditures, and major 
renovations 

- Conducting regular technical assessments to identify 
opportunities to drive continuous improvement of 
energy efficiency from lighting to roofing to drought 
resistant landscaping 

- Reviewing opportunities for both on and off-site 
renewable energy and incorporate where 
appropriate 

- Tracking and complying with all energy efficiency 
and benchmarking legislation implemented across 
jurisdictions where Stoneweg US operates 

- Conducting renewable energy opportunity 
assessments 

- Developing a resilience program to mitigate weather 
and climate disruptions 

- Collaborating with residents on energy management 
and sustainability/ ESG initiatives through engaging 
in green lease language in lease agreements where 
feasible 

- Alignment with ESG Asset Management Playbook 

GHG Management 

A significant portion of the portfolio’s greenhouse gas emissions are from the electricity and natural gas usage in our 
buildings; therefore, emissions will be tracked and managed in ENERGY STAR Portfolio Manager and reduced in 
accordance with the energy efficiency measures implemented as part of Stoneweg US’ Energy Practices. 
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Water 

Varia US Properties and Stoneweg US will work to reduce water consumption and associated expenses for all properties 
through the monitoring of consumption, use of water efficient equipment where feasible, and incorporation of water 
management best practices into daily operations with a keen commitment to improve both environmental and financial 
performance. 

Best practices and initiatives may include, but not be limited to: 

- Ongoing benchmarking water usage in ENERGY STAR Portfolio Manager where water data is accessible 
- Using smart irrigation, low-water landscaping, and leak detection systems where appropriate 
- Implementing appropriate water monitoring technology and solutions to identify leaks, save money, and reduce 

associated risks more quickly 
- Regular preventative maintenance of all applicable water-use systems, such as irrigation systems, toilet flappers, 

urinals, hot water heaters, faucets, showers, and pools 
- Alignment with the ESG Asset Management Playbook

Waste 

Varia US Properties and Stoneweg US will work to reduce landfill waste through tracking waste production and recycling 
rates, implementing waste management best practices, and purchasing recycled content or zero waste materials where 
applicable and feasible. 

Best practices and initiatives may include, but not be limited to: 

- Ongoing benchmarking of waste production and recycling rates in ENERGY STAR Portfolio Manager where 
waste data is accessible 

- Recycling common area light bulbs wherever possible and feasible 
- Ensuring appropriate recycling containers are available and accessible, and that signage is clear and easily 

understood by residents and building visitors 
- Purchasing consumable materials with recycled content, such as recycled or biodegradable paper products, copy 

paper, paper towels, and bathroom tissue 
- Purchasing materials with recycled content for major renovations and building upgrades, such as recycled content 

carpet and ceiling tiles 

Building Materials 

Varia US Properties and Stoneweg US strives to provide state-of-the-art properties that enhance the health and wellness 
of occupants, and we work to avoid use of materials that are known to be averse to human health and the environment. 

Best practices and initiatives may include, but not be limited to: 

- Seeking to avoid exposure risks from materials with known toxic ingredients, such as: asbestos, formaldehyde, 
volatile organic compounds, ash, cadmium, mercury, lead, arsenic, and phthalates 

- Using sustainable-certified, third party validated products and services that reduce environmental and human 
health impacts during new construction and redevelopment initiatives, whenever feasible. 
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- Some examples would include the following standards: Forest Stewardship Council (FSC), Rainforest Alliance; 
Cradle to Cradle, Floorscore, Green Seal and Greenguard 

- Purchasing local materials and importing local fill where practical 

Biodiversity & Habitat 

In conjunction with all major renovations or re-development projects, Varia US Properties and Stoneweg US will assess 
and analyze environmental risks associated with the natural habitat of the applicable land, including any risk mitigation 
needs and costs related to: 

- Identifying soil and water characteristics including their contamination levels 
- Identifying soil and water, water restoration possibilities and mitigation needs, as well as related costs to reduce 

or avoid community risks 
- Analyzing land topography to avoid removal of native material where practical, which could cause an 

environmental disturbance 
- Understanding the biodiversity and natural habitat of the site to minimize disruption and maximize preservation 

opportunities during construction or renovation, inclusive of endangered species evaluations 

 

B. SOCIAL 

Resident Life Enhancement 

Varia US Properties and Stoneweg US make a pointed and consistent effort to engage residents, asset, and property 
management teams to understand and support ESG efforts. We demonstrate our commitment to enhancing the quality of 
life of our residents and employee/stakeholder satisfaction through resident engagement practices and social 
responsibility support services that are tailored to each property. 

Resident life-enhancing practices and initiatives include, but are not limited to: 

- Offering residents at least one “supportive service” and/or amenity and track associated benefits. 
- Esusu credit enhancement and rental payment support program, which helps to build resident credit and reduce 

risks of missed rental payments, while supporting better employment opportunities, increase housing stability, and 
reducing delinquency for residents 

- Providing opportunities for residents to advance child and adult educational development in various areas (e.g. 
child-mentoring, and parenting and financial management workshops), as well as opportunities for community 
engagement 

Diversity, Equity & Inclusion 

Varia US Properties and Stoneweg US are committed to fostering, cultivating, and preserving a culture of diversity, equity, 
and inclusion (DEI). Our human capital is the most valuable asset we have, and our success is reliant on the collective 
sum of the individual differences. We embrace and encourage our employees’ differences in age, color, disability, 
ethnicity, family or marital status, gender identity or expression, language, national origin, physical and mental ability, 
political affiliation, race, religion, sexual orientation, socio-economic status, veteran status, and other characteristics that 
make our employees unique. 
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Varia US Properties and Stoneweg US’ DEI initiatives are applicable, but not limited to, our practices on: 

- Recruitment and selection 
- Compensation and benefits 
- Professional development and training 

- Promotions, transfers, and professional growth 
- Social and recreational programs

 

We focus on developing a work environment built on gender and diversity equity that encourages and enforces: 

- Respectful communication and cooperation between all employees 
- Teamwork and employee participation, permitting the representation of all groups and employee perspectives 
- Work/life balance through flexible work schedules to accommodate employees’ varying needs 
- Employer and employee contributions to the communities we serve to promote a greater understanding and 

respect for diversity 

All employees of Stoneweg US working on behalf of Varia US Properties have a responsibility to always treat others with 
dignity and respect. All employees are expected to exhibit conduct that reflects inclusion and supports belonging during 
work, at work functions on or off the work site, and at all other company-sponsored and participative events. All 
employees are also required to attend and complete annual diversity awareness training to enhance their knowledge to 
fulfill this responsibility. 

Any employee found to have exhibited any inappropriate conduct or behavior against others may be subject to disciplinary 
action. Employees who believe they have been subjected to any kind of discrimination that conflicts with the company’s 
diversity practice and initiatives should seek assistance from a supervisor or a Human Resources representative. 

Employee Safety 

Varia US Properties and Stoneweg US are committed to providing a safe workplace for our workers. We recognize that all 
employees have the right to work in a safe and healthy environment, consistent with the Occupational Health and Safety 
Act and any other applicable legislation. Part of our commitment is that we will provide ergonomic reviews and adjustment 
as needed to make sure each employee’s work environment (desk, chair, and overall ergonomics) are appropriate and 
reduce risks of injuries. 

Our company is committed to take every reasonable effort to eliminate the hazards that cause accidents and injuries. 
Disregard or willful violations of this practice by employees at any level may be considered cause for disciplinary action in 
accordance with the company’s policies. 

Employee Performance and Career Development 

The long-term success of Varia US Properties and Stoneweg US is contingent upon the talent and commitment of our 
greatest asset, our employees. Both are committed to supporting the performance and career development of our 
employees, striving to provide a culture of learning, growth, and performance excellence. 

Stoneweg US on behalf of Varia US Properties will foster this culture through establishing clear performance objectives 
and may support employee performance and career development through the following ways: 

- Encouraging employees to engage in relevant 
training opportunities, including formal training 

sessions, employee coaching and mentoring and 
participation in conferences 
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- Funding the cost of training materials and 
professional certification for personnel where 
applicable for personnel, including accountants, 
asset management teams, and IT professionals. 

- Encourage community service through 
implementation and/or expansion of an employee 
charitable contribution matching program 

 

Employee Health & Wellbeing 

Varia US Properties and Stoneweg US along with its operating partners strive to create extraordinary environments for 
our residents and the communities in which we invest. It is also our duty to create an extraordinary corporate working 
environment that facilitates positive health and wellness for our greatest asset, our employees. 

Varia US Properties and Stoneweg US recognize the importance of good nutrition, regular physical activity, and reduced 
sedentary time in the prevention of chronic disease and the maintenance of health and wellbeing. As such, we are 
committed to creating a workplace culture that supports and encourages regular physical activity and facilitating active 
participation of workers in a range of initiatives that promote increased physical activity, reduced sitting time, and healthy 
eating options. 

Strategies and initiatives for employee health and wellness include but are not limited to: 

- Supporting reduced sitting time through available 
standing height tables/desks or workstations, 
removing waste bins from individual desks to a 
central location to encourage movement, or 
providing software reminders for staff who sit for 
long periods of time 

- Encouraging participation in sports teams, group 
fitness activities and/or fitness challenges 

- Encouraging walking meetings when feasible 

- Providing relevant information materials, such as 
posters or brochures 

- Providing healthy food and drink options where 
feasible 

- Ensuring catering and onsite food outlets have 
healthy food and drink choices 

- Installing water purification if necessary and where 
feasible 

- Installing water bottle filling stations where feasible 

Best practices for the operations and management of the corporate offices to ensure employee health and wellness 
related to indoor air and water quality may include but not be limited to: 

- Use only low/no volatile organic compound (VOC) 
paints and finishes 

- Institute a green cleaning practice for common 
areas and corporate facilities 

- Use high efficiency filter vacuums 
- Conduct proper IAQ evaluations and testing, where 

appropriate 
- Use an integrated pest management plan, if and 

where appropriate 
- Meet fire safety and carbon monoxide monitoring 

standards 

- Institute a safety and security practice, including 
emergency procedures, regular drills and 
communicate regularly with employees 

- Test water quality as needed 
- Immediately address occupant noise complaints as 

feasible 
- Meet or exceed ASHRAE outdoor air ventilation 

rate guidelines to control indoor sources of odors, 
chemicals, and carbon dioxide 

- Institute a smoke-free office practice 
- Incorporate tobacco free signage as appropriate 
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Resident and Community Health & Well-being 

The impact of the built environment on human health has become an important aspect of sustainable high-performance 
buildings. Varia US Properties and Stoneweg US leadership understand this impact and are committed to owning and 
managing assets by working with operating partners so that properties meet or exceed healthy building criteria. 

Best practices and initiatives may include, but not be limited to: 

- Use only low/no volatile organic compound (VOC) 
paints and finishes 

- Incorporate a green cleaning policy for common 
areas and vacant units 

- Use high efficiency filter vacuums 
- Conduct regular indoor air quality (IAQ) evaluation, 

and where appropriate implement appropriate 
testing 

- protocols 
- Ensure separate ventilation for chemical storage 

areas 
- Utilize an integrated pest management (IPM) plan 
- Meet fire safety and carbon monoxide monitoring 

standards 
- Institute requirements for property level safety and 

security policy, including emergency procedures, 
regular 

- drills and communicate regularly with occupants 
- Test water quality as appropriate 
- Prevent water stagnation in pipes 
- Install water purification if necessary 
- Install water bottle filling stations where feasible 
- Immediately address to noise complaints as 

feasible 
- Meet or exceed ASHRAE outdoor air ventilation 

rate guidelines to control indoor sources of odors, 
chemicals, and carbon dioxide 

- Provide healthy vending machine/food options, via 
community garden programs, where feasible 

- Institute a smoke-free common areas and/or 
building policy 

- Incorporate tobacco free signage as appropriate 

 

Stakeholder Engagement 

Varia US Properties and Stoneweg US understand the impact that stakeholders have on our business and operations. 
Therefore, we are committed to engagement with our key stakeholders to facilitate two-way interaction and provide 
transparency of our programs and progress, particularly around our environmental, social and governance (ESG) efforts 
and, in turn, drive performance as a result of our strengthened relationships. 

Stakeholder engagement best practices and initiatives may include but not be limited to: 

- Engaging stakeholder groups to develop and 
maintain positive and productive relationships 

- Involving stakeholders in identifying issues that are 
material to our business 

- Providing transparency to our stakeholders through 
annual corporate and ESG reporting 

- Conducting resident satisfaction surveys, including 
questions around ESG topics 

- Conducting employee satisfaction surveys, 
including questions around engagement, 
professional development, and ESG topics 

- Providing training and support services for 
residents and employees around industry best 
practices and ESG topics 

 



85

MANAGED BY

VARIA US PROPERTIES AG  I  ESG REPORT 2021  I  REPORTING AND DISCLOSURES   

 
  
 

 

Varia US Properties AG – ESG Policy Page | 8 12.29.2021 

C. GOVERNANCE 

A cornerstone of Varia US Properties and Stoneweg US’ business philosophy is strong corporate governance, high ethical 
standards, and professional responsibility. Underlying all business activities is a focus on staying true to our core values of 
integrity, respect, collaboration, performance and maintaining a customer-centric approach to our business. We take pride 
in our efforts towards transparency with our stakeholders, as well as our diligent compliance with laws, regulations, and 
industry standards, and an uncompromising commitment to our Code of Ethics. 

Employee Participation 

To ensure compliance and strict adherence to the Varia US Properties and Stoneweg US compliance requirements, 
government regulations, and industry standards, Stoneweg US employees are required to participate in annual training 
that includes: 

- Personal trading policies and preclearance 
requirements 

- Misuse of material non-public information 
- Outside business activities 
- Gifts and entertainment 
- Political contributions 
- Anti-money laundering 
- IT and cybersecurity, including electronic 

communication 
- Risk management 

- Data privacy, record keeping, and disposal of 
consumer information 

- Standards of conduct 
- External communications (media, marketing, and 

advertising) 
- Vendor and external research provider due 

diligence 
- Fraud 
- Bribery 
- Conflicts of Interest 

 

Varia US Properties Stoneweg US also seeks to implement a corporate governance framework that provides appropriate 
levels of oversight in the areas of audit, risk management and potential conflicts of interest. Stoneweg US on behalf of 
Varia US Properties maintain strict policies that prohibit bribery and other improper payments to public officials consistent 
with the U.S. Foreign Corrupt Practices Act and similar laws in other jurisdictions in which we invest. Varia US Properties 
and Stoneweg US value our reputation as organizations that conducts business with honesty and integrity, and we 
maintain a zero-tolerance approach to lapses in these areas. 

Stoneweg US on behalf of Varia US Properties require all Stoneweg US employees to always comply with the Stoneweg 
Employee Handbook and provide an annual certification of compliance. 
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