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Summary
Approach:
Altera Vastgoed's policy is pragmatic and aimed at achieving measurable
results (for both investors and tenants). Our goal is to optimize the application
of measures that boost sustainability.
Increasing the sustainability of the current portfolio:
Maintaining a high score for the ‘building blocks’ and further optimizing the way
in which the sustainability of the ‘building blocks’ is highlighted and monitored
by focusing on "saving – greening – generating”.
Acquisition of sustainable properties:
The key principle in acquisitions of new properties is that they increase (or may
increase) the sustainability of the property portfolio, which for newbuild
properties is laid down in a Schedule of Requirements (SoR) and for existing
buildings must be determined and implemented by means of GPR (residential)
or BREEAM-NL in-Use (retail and industrial).
Property as part of the environment:
Altera's mission is to ensure that property delivers not only a financial
performance but also an important social contribution. Part of that is
tenant satisfaction. A good relationship can only be maintained with tenants if
they are satisfied.

Transparency & benchmarking:
Measurable and tangible results are increasingly playing an
essential role in strategic and operational decision-making in real estate. Altera
has been systematically accumulating data at property level for some time, so it
has a detailed view of the sustainability of the property portfolio, including
optimizations and benchmarking.

Investment in human capital:
Altera sets great store by human capital and therefore invests in developing
and improving the knowledge and skills of personnel and in welfare and
satisfaction.
Implementation guarantee:
To ensure proper implementation of the sustainability policy, Altera focuses for
internal implementation on securing commitment from Altera employees and
integrating the sustainability policy into the existing processes. For external
implementation it focuses on aligning the principles that Altera sets out with
regard to sustainability and activities by third parties.
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ESG framework
Sustainability strategy

ESG criteria are broader than the notion of sustainability and constitute a more comprehensive framework.
The summary on the right shows how ESG criteria have been incorporated in the policy plan for
Sustainability & ESG 2019-2021.
Environmental
• The ‘Environmental’ aspect of ESG is fulfilled particularly by increasing the sustainability of the current
property portfolio (saving – greening – generating) and acquiring new properties with strict sustainability
requirements.
• A contribution to an improved score will also be made by raising awareness and increasing the level of
Altera employees’ knowledge as well as through internal and external implementation of the policy.
Social
• The social aspect is reflected particularly in the way in which Altera sees property as part of the
environment and how it cares for stakeholders (including employees).
• A social contribution is also made through the implementation of the policy, whereby employees become
aware and develop a greener property portfolio with social benefits for tenants and investors.

Environmental

Social

Governance

Increasing the sustainability of the property portfolio
Saving

++

+

Greening

++

Generation

++

+

Schedule of Requirements (SoR)

++

+

Effect on portfolio average

++

Acquisition of sustainable properties

Property as part of the environment
User satisfaction

++

Social interest

++

Transparency & benchmarking
Systematic recording and measurement of

++

KPIs
Certification & benchmarking

Governance
• The monitoring and recording of sustainability performances and scores enables the policy to be
assessed and adjusted where necessary. Only a clear policy can be implemented properly. Certification
and external inspection allow an objective assessment of whether the defined policy is being implemented
correctly.

++

Investment in human capital
Raising awareness and developing knowledge

+

Health and satisfaction of employees

+
++

Organizational implementation
Internal implementation

+

+

++

External implementation

+

+

++
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Sustainability strategy: Increasing the sustainability of the property portfolio

Increasing the sustainability of the property portfolio
Good track record:
Altera has a good and solid track record in the field of sustainability, as is clearly demonstrated
by its relative position (Green Star since 2012) in the GRESB (see illustration).
Focus on the ‘building blocks’:
The high score is mainly due to the measures taken with regard to the ‘building blocks’ and the
way in which the sustainability of the ‘building blocks’ is highlighted and monitored. The
property portfolio stands out within its peer group in this regard.
Focus on monitoring and transparency:
Altera will carry out optimizations in order to strengthen the position (in the peer group). These
optimizations relate particularly to even more effective highlighting and monitoring of energy
and water consumption and waste and better publication of the policy and sustainability of the
management organization.
Focus on "saving – greening – generation”:
The measures taken to further increase the sustainability of the property portfolio can be
subdivided into the "saving – greening – generation” categories.
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Sustainability strategy: Increasing the sustainability of the property portfolio

Saving
In the case of saving, Altera’s focus for the property portfolio is on reducing energy and water
consumption and waste by investing in conservation measures and providing encouragement
for tenants.
Energy
• The use and consumption of energy is reduced by means of ‘green’ measures, such as
installing LED lighting (common areas), HR++ high-efficiency boilers (residential) and triple
glazing (residential), insulation, etc.

Medium-term
targets

Energy
Index

A-C labels

A

Residential

<1.00

100%

>55%

Retail

<1.00

100%

>50%

Industrial

<1.05

100%

>35%

• For each asset (in each sector) an Asset Plan is being drawn up from 2018 in which the
measures referred to above are incorporated in the scheduled management and
maintenance. This guarantees that any investments required for management and
maintenance also include a contribution to increased sustainability.
Energy index and energy labels
The energy index and energy labels provide insight into energy consumption.

• Residential: The medium-term target is an average energy index of less than 1.0 and
maintaining the 100% proportion of energy labels at the same level.
• Retail: The medium-term target is an average energy index of less than 1.0 and an increase
in the proportion of A – C labels (76%) to 100%.
• Industrial: The medium-term target is an average energy index of less than 1.05 and an
increase in the proportion of A – C labels (89%) to 100%.
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Sustainability strategy: Increasing the sustainability of the property portfolio

Saving
Water
•

Altera has taken measures to reduce the use of water (kitchen, shower, mixer taps and toilets).

•

We also aim to increase the analysis of (actual) water consumption by means of data in the medium-term period (2019-2021).
That will allow even better control.

•

Currently, water readings can only be taken in the general areas. Altera aims to persuade tenants to share
water readings, so as to gauge the effect of the water-saving measures.

Waste
•

To supplement the municipal policy, Altera wishes to encourage residential tenants to separate waste. To this end the properties in the portfolio
have paved, screened-off areas for organic, general and paper waste bins.

•

Altera still carries out only limited measurement of waste. The aim is to substantially increase the amount of data in the years ahead, allowing
better interpretation and control of waste volumes.

•

This is readily achievable for the retail and industrial portfolio, since there is common collection of waste, which is weighed by the waste
company. A similar solution must be found for the residential portfolio.
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Sustainability strategy: Increasing the sustainability of the property portfolio

Greening
Green energy

Gas-free

• When green electricity is purchased, the energy supplier is responsible for ensuring
that as much green electricity is fed into the grid as is consumed. Green energy is a
means of reducing the use of fossil fuels and of achieving global climate targets.

• The Netherlands intends to be entirely free of natural gas by 2050. That is one of the
necessary energy-saving measures to meet the Paris climate targets and fulfil the
government's climate agreement. This requires a radical switch to sustainable energy
sources, since many homes are still connected to the gas network.

• In cases where we enter into contracts ourselves, Altera has increasingly been
purchasing green electricity in the last few years, with the result that a large
proportion of the portfolios are already supplied with green electricity.
• In the medium-term period all portfolios will switch to green electricity for energy
consumption in the common areas.
• Options are also being investigated for greening the energy contracts that individual
tenants enter into themselves.

• From 2018 Altera has included a provision in the SoR requiring all newbuild homes
to be completed without natural gas.
• More than 35% of Altera's residential portfolio will be gas-free by 2023. The existing
portfolio will be made natural-gas-free on a phased basis. During the medium-term /
long-term period it will be decided which residential properties are to be dealt with
first, depending partly on the age of existing installations and municipalities’ plans for
heating networks. The aim is to be entirely free of natural gas by 2030.
• The retail and industrial portfolios will also be entirely free of natural gas,
with the same approach being adopted as for the residential portfolio and existing
installations being replaced in phases based on the maintenance requirement.
The aim is that the retail and industrial portfolios will also be entirely free of natural
gas by 2040.
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Sustainability strategy: Increasing the sustainability of the property portfolio

Generation
Substantial increase in the number of solar panels
Residential

Retail

Industrial

•

Sustainable energy has been generated from solar panels for some
years in the residential portfolio.

•

•

•

The inclusion of solar panels (in the SoR) is a standard requirement for
newbuild properties.

The flat roofs of 10 of the 11 properties
will be fitted with solar panels during the mediumterm period.

•

For this purpose Altera has partnered with a supplier
who – in addition to the development, construction
and operation – also takes on the investment in solar
panels. The solar panels will thus be fully operational
in the short term (2019). Around half of the generated
electricity will be purchased by the users of the
buildings themselves. The remainder will be fed back
on a remunerated basis and used for other
properties where (technically) possible.

•

The homes have now been equipped with almost 3,400 solar panels.
The proportion will be increased to 6,250 in the coming years.

•

In the case of single-family homes, solar panels are fitted when there is
a change of tenants.

•

In the case of (multi-family) apartments, surveys have been carried out
to determine where solar panels should be installed. In 2019 an action
plan will be drawn up (including financial and legal aspects),
so that implementation can begin in 2019.

•

For the retail portfolio, surveys have been
carried out to determine which properties
can be fitted with solar panels. These are
properties where the roof is fully owned.
There are 15 such properties in total.
The possibility will be examined of using
the same partnership as for the industrial
portfolio, enabling solar panels to be
operational in the short term.
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Sustainability strategy

Acquisition of sustainable properties
Acquisition with increased sustainability of property portfolio
• The key principle in acquisitions of new properties is that they increase the
sustainability of the property portfolio (or may do so after intervention).

Example

Schedule of Requirements (SoR)
• In the case of newbuild properties this is laid down in a Schedule of
Requirements (SoR), which is reassessed annually. Annual adjustments are
made in order to comply with new and existing laws and regulations and
additional requirements set by Altera, and to deploy new and existing
sustainability initiatives at an early stage.
Positive effect on portfolio average
• The contribution made by an acquired property to the overall sustainability of
the property portfolio is determined on the basis of the associated building
certification score (GPR/BREEAM). This score is compared with the average
portfolio score in the sector concerned.
• The score of the property to be acquired must have a positive effect on the
portfolio average.

• In the construction of a new sheltered housing complex in Brielle, Altera exerted
influence on the design at the beginning of 2018 and the project will be
completed entirely free of natural gas.
• Heat will be supplied by means of heat pumps, underfloor heating and heat
recovery technology.
• The hot water will be supplied from solar boilers.
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Sustainability strategy

Property as part of the environment
Tenant satisfaction
• A good relationship can only be maintained with tenants if they are satisfied. Altera therefore
believes it is very important to measure tenant satisfaction.
• Tenant satisfaction in the three sectors is therefore periodically assessed (by means of a tenant
satisfaction survey – TSS), and the results are incorporated in recommendations in the
associated asset plans.
• This guarantees that the research results will lead to an improvement. Targets are also set to
optimize tenant satisfaction.
Social interest
• Altera's mission is to ensure that property delivers not only a financial performance but also a
social contribution.
• It therefore always considers the potential user (the future resident, retail consumer or
employee). This enables it to identify the needs of these users and to offer appropriate property
solutions.
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Sustainability strategy: Property as part of the environment

Social interest
Residential rental policy
• Altera conducts a rental policy aimed at controlling the affordability of homes (rent versus household income) and keeping rental homes accessible for
various income target groups.

• The focus is on a residential portfolio concentrated on mid-range rents (€711-€1,000) that are affordable for many household incomes.
• Tenants are selected (at the time of letting) by means of objective income standardization (Nibud: basis is 30% of household income as housing costs).
• The setting of rents (on completion and changeover) includes an assessment of market conformity.
• The maximum level set by the government for the social sector serves as a guideline for the annual indexation of rents.

Social function of the shopping centre
• Shopping areas are increasingly visited for social reasons, as is reflected among other things in both the increase in the offer and revenues of catering

outlets. The offer in terms of services and facilities is also increasing. Examples include healthcare functions, such as GP centres, physiotherapy practices
and pharmacies. This trend is expected to continue, partly due to the ageing of the population, which increases the importance of the ‘older’ consumer.
• The shopping centre also has a social function. Altera always focuses on optimum alignment between the shopping centre and the consumer. Where the
population of the catchment area is ageing, the offer of catering and other services and facilities is supplemented as required.

Urban workspace
• In line with the trends in urbanization and demographics as well as their consequences, the industrial portfolio focuses on workspaces within or on the
immediate periphery of urban concentrations (G5 regions). These urban workspaces contribute to improved liveability and diversity in the urban
environment. The creation and retention of good workspaces for SME activity within and on the immediate periphery of the city leads to positive effects.
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Sustainability strategy: Transparency & benchmarking

Benchmarking & certification

Residential: GPR Building certification

Retail: BREEAM-NL-In-Use certification

Industrial: BREEAM-NL-In-Use certification

For an objective assessment of the sustainability of
the residential portfolio, 100% of the strategic
properties were GPR-certified in 2018. The average
GPR score will be calculated as soon as all
certificates have been received, after which targets
can be set.

For an objective assessment of the sustainability, all
properties (100%) were BREEAM-NL-In-Use-certified
in 2018. The average BREEAM-score will be
calculated as soon as all certificates have been
received, after which targets can be set.

For an objective assessment of the sustainability, all
strategic properties (100%) were BREEAM-certified
in 2018. The average BREEAM score will be
calculated as soon as all certificates have been
received, after which targets can be set.

Energy labels

Environmental Management System (EMS)

The energy label is a label that has been mandatory since 1 January 2008
in all transactions involving utility buildings older than 10 years. The energy
label serves as a benchmark for assessing the sustainability of a building.
All properties (100%) have an energy label. See sheet 6 (saving) for the
allocation of these energy labels.

ISO 14001 is the standard for environmental management and is known
internationally as the standard for the EMS. This standard describes how
process-based environmental risks are controlled and prevented where
necessary. Altera is working towards ISO 14001 certification.
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Sustainability strategy: Transparency & benchmarking

Benchmarking & certification
UN PRI
• Altera signed the United Nations Principles for Responsible Investment (UN
PRI) in 2017. These principles are endorsed by 1,200 companies worldwide
with a total of around €25 trillion of invested assets.
• By applying the principles, Altera contributes to the development of a more
sustainable system and more sustainable implementation of the
strategy.
• Altera reports annually on progress made in fulfilling the principles. These
reports can be found from 2019 onwards on the UN PRI website, under
Altera Vastgoed N.V.
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Sustainability strategy: Transparency & benchmarking

Systematic reporting and measurement of KPIs
Measurable and tangible results are increasingly playing an essential role in strategic and operational decision-making in real estate. It is only possible to determine whether this decision-making has
had the desired effect if KPIs are accurately measured. Altera has been systematically gathering property-level data for some time in collaboration with Beyond Energy. The following KPIs are
(increasingly) being measured:

Energy performances: Smart meters are used to measure energy performances for general areas in the residential portfolio. These data are supplemented with postcode-level data
supplied by energy companies. For the retail and industrial portfolio cooperation takes place with tenants who share data with Altera. Here the intention is to cooperate more closely,
leading to a larger proportion of tenants sharing information (average of approx. 30% in 2018).

Greenhouse Gas (CO2): The calculation of GHG is derived from energy performances. More accurate measurement of energy performances also allows a more accurate assessment
of GHG.

Water: Altera aims to substantially increase the amount of data on water consumption in the years ahead. Currently, water readings can only be taken in the
general areas. Altera aims to increase tenants’ readiness to share water readings.

Waste: The amount of data on waste will be increased in the years ahead. For the retail and industrial portfolio there is common waste collection, so
the waste can be weighed by the waste company and the data can be shared with Altera. A similar solution must be found for the residential portfolio.

Certification: The scores obtained through participation in or certification by GRESB, BREEAM and GPR also provide detailed insight into the sustainability performances.
The data series already collected provide insight into the sustainability of the property portfolio, highlight optimization potential and allow benchmarking.
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Sustainability strategy

Implementation
Correct implementation is key to the proper execution of the sustainability policy. Both internal and external implementation have therefore been explicitly addressed.

Internal implementation

External implementation

• Internal implementation is focused on securing and retaining
commitment from Altera employees and integrating the sustainability
policy into the existing processes.

• The external implementation is focused on aligning the principles that
Altera adopts in the field of sustainability with activities by third parties.

• For this purpose an ESG Research Manager was appointed in 2018 to
take responsibility for and carry out the implementation – in collaboration
with technical asset managers.

• Altera therefore aims to maintain long-term relationships with partners
who have at least equivalent sustainability ambitions.
• In collaboration with these partners Altera thus endeavours to reduce its
CO2 footprint, to increase the proportion of renewable energy and to
emphasize the reusability of sustainable construction materials.
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Sustainability strategy: Organizational implementation

Internal implementation
Widening of sustainability policy and alignment with implementation
• Whereas in the past the implementation of the policy on sustainability and ESG was mainly a matter for the technical
department, it is now company-wide. An ESG Research Manager was appointed in 2018 to manage this
implementation efficiently.

Policy Plan for
Sustainability & ESG

• The ESG Research Manager is responsible for broadening the sustainability policy on a research-driven basis and
aligning it with the implementation. This policy plan forms part of it.

1

From policy plan to implementation
1. An organizational cycle is used to implement the policy plan in the organization. Each year this cycle starts with the
drafting of a three-year policy plan, which is drawn up on a research-driven basis by the ESG Research Manager.
2. This policy is then translated to property-specific and policy-based actions in implementation working groups that
include asset managers and technical managers.

Evaluation and
adjustment

Policy plan
implementation
working group

5

2

3. Asset managers and technical managers can implement the set objectives since actions and the associated
responsibilities have been clearly formulated and incorporated in Asset Plans (SMART).
4. The effects of the actions taken are measured as far as possible in the following year. In some cases this may
include a data analysis, as in the measurement of energy performances. In other cases effects can be measured by
an independent research firm.

Measurement of effect

Implementation of
actions
from working group

4

3

5. An evaluation takes place on the basis of the research results, after which objectives can be adjusted and tailored
to a new policy plan.
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