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Institutional investment in Dutch property

Institutional
investment in
Dutch property
Altera Vastgoed is a Dutch, non-listed property fund that operates under an AIFM licence. Altera offers
domestic and international institutional investors an opportunity to invest in residential and/or the retail
real estate in the Netherlands. Altera applies core approach: prime assets, zero leverage target and no
project development risks are incurred in the portfolio. Altera has € 3.2 billion assets under management.

Residential

The residential fund focuses on sustainable, affordable high quality housing for tenant
target groups with middle income or higher.

Retail

The retail fund focuses on convenience; grocery anchored local shopping centers and
supermarkets where various consumer groups in the catchment area do their daily and
weekly shopping.

ESG

ESG is one of the cornerstones in the investment strategy of Altera. The aim is offer
future proof assets which comply with the Paris Proof and Net Zero Carbon objectives.

Altera

As fund manager we focus on core, clear and dedicated strategy and transparent
implementation. Altera stands for professional and efficient investing (TER 35 bps).

Vlashoeck, Bergschenhoek
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First half year of 2022

First half year of 2022
• The residential fund and the retail fund were able to achieve solid performance.
• The residential fund achieved 5.8% fund return and the retail fund achieved 6.4% fund return.

ESG
• ESG is an integrated part of our investment strategy and operations. The value of sustainability is clearly
demonstrated, not only through benchmarks (GRESB) and certification, but also in terms of lower energy costs
and the futureproofing of property.
• Top ranking: for two consecutive years (2020 and 2021) the residential fund was rated global sector leader by
GRESB. At this time the GRESB results 2022 are not yet available.
• Pathway Paris & Net Zero: in the 1st half of 2022 Altera focused on the pathway towards Paris Proof and Net
Zero Carbon (NZC) via accelerating the asset road maps, in order to mitigate stranding risks.
• Transition: we support and contribute to the goals and objectives of UN SDG, UN PRI and UN Global Compact.

Manager
Best in class compliance
• Altera focuses on providing an effective and efficient operating platform compliant with best of
class standards, for instance 99% compliance with INREV guidelines.
Data driven
• Progress on creating a digital operating platform. The development of the data warehouse also
creates possibilities to enhance transparency further, i.e. data investor dashboard.
Human Resources
• The quality of the operating platform relies on the quality of staff: motivated professionals which
are able to execute and reach objectives. Altera positions itself as an inclusive workplace offering
colleagues opportunities to develop their skills. Recently we have been ranked as world class work
place in 2022.

Market in global perspective
Covid-19 did not have a substantial impact on the results of the Altera funds in the past 2 years and the 1st
half of 2022 is no exception. Other external factors have emerged in het 1st half of 2022 which affect financial
markets and economy:
• Inflation: the rising energy costs propelled the inflation to even higher level (5.3% and year-on-year 9.9%). The
inflation was already high due to the tail consequences of Covid-19, i.e. disruption and shortage. Real estate
investments can adjust to inflation levels via rental indexation. In the 1st half of 2022 the ECB stepped in with
higher interest rates to curb inflation and bring this back in the range of their policy target (2%-3%): see next
bullet point.
• Interest: the interest rate switched from negative to positive in order to curb inflation (see next bullet point).
The rate of on Dutch government bonds (10 years) increased from -0.32% (December 2021) to 2.16%
(June 2022). The increased interest rates impacts various stakeholders, such as governments (lending and
spending), investors (tactical asset allocation) and (real estate) investment managers (higher acquisition
hurdle rates), next to businesses and citizens.
• Global events (Ukraine): the conflict impacts the financial markets and the real economy. It aggravates
the disruption of supply chains, which were still trying to overcome the disruptive effects of Covid-19. The
perception of risks and insecurity has heightened in financial markets. And scarcity in various shapes (staff,
material, food) is paramount.
• Global events (Climate): the consequences of climate change manifest with wildfires, floods and droughts
across the globe. The situation underpins the call for swift and decisive action. See left side of this page.
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Residential

Residential
The Dutch housing market
Shortage of housing prevails and will be persistent for the long term. At least 100,000
new homes per year should be built in the next 10 years in order to match the demand
for housing. In 2021 less than 70,000 new homes were built. For this year and upcoming
years new challenges emerged with interest rates rising and scarcity of resources, such as
building materials and construction workers.
It will take some time for the market to adjust to this with this new challenges. For new
construction projects for the investment market, a downward pattern may become
necessary in the margins in the development process and prices for land.
Despite these market circumstances prices of homes in the private sector are still increasing
due to scarcity. After a dip in Q1/2022 (-2.1% compared to the Q4/2021) prices rose
again in Q2/2022 with +3.5%. The pace might become more modest.
Regulation focuses on the demand side and especially the affordability of housing.
The impact of regulation on rental levels also has feedback on the supply side, e.g. the
feasibility of developing new housing. The extent of the impact of regulation will depend
on the details, for instance the maximum rent level (€1,000 or € 1,250 per month) and
sustainability.

Robijnhof, Leiden
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Residential

Results Residential
Results Mid-Year 2022

Housing units Mid-Year 2022

• The fund return of Altera Residential amounts to 5.8% and exceeds with +1.4 the 4.4%
over the same period in 2021 (4.4%) due to a higher revaluation (4.8% respectively 3.3%).
• The value of the standing portfolio increase with +5,5% (based on valuation by external
chartered surveyors). The ‘vacant value’ decreased slightly from 87% (2021) to 86%.

5.8%

• The secured construction pipeline comprises 1,384 homes at 10 locations totalling
€448.4 million of which €271.1 million already paid on instalments.
• Three construction projects (in total 333 apartments) were completed:
• Amsterdam, Elzenhagensingel (184 units)
• Leiden, Robijnhof (119 units)
• Uithoorn, Marktplein-Riverside (30 units)
• One project (Utrecht: 200 mid-rent apartments) was added to the secured pipeline.

7,012 units

333 units
added
€ 76 million

Rental cashflow Mid-Year 2022
Portfolio Mid-Year 2022
• Per July 2022 rent was indexed with +2,8% on average which is 0.5% above CPI 2021 (2.1%).
• The occupancy level of 99% is high and stable. New built properties taken in operation are
fully let. Both indicate that the demand in the rental market is also stable.

2.8%
99%
• The portfolio in operation has increased to €2.17 billion (+11.8%) and from 5,295
homes to 5,628 (+6.3%).
• The portfolio including the secured construction pipeline amounts to €2,707 million
(+8.1%).

Capital flows Mid-Year 2022

• €74.2 million new shares were issued to new and existing shareholders.

€ 2,707 million

€ 74 million
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Residential

Portfolio characteristics residential
Operational portfolio
Secured pipeline (excluding revaluation)
Theoretical annual rent
Gross initial yield
Vacant value ratio
Average monthly rent
Number of properties
Number of lettable units
Occupancy rate at end of period
(unaudited)

Mid-2022

Year-end 2021

Mid-2021

€2,171 mln
€488 mln
€75.8 mln
3.5%
86%
€1,079
103
5,628
99%

€1,942 mln
€524 mln
€70.9 mln
3.7%
87%
€1,072
100
5,295
98%

€1,739 mln
€549 mln
€67.5 mln
3.9%
88%
€1,044
101
5,203
96%

Residential
Returns
Income return
Capital growth
Total property return
Fund return (IFRS)
Fund return (INREV)
Dividend return
Results (€ x 1,000)
Direct investment income
Indirect investment income
Total investment income
Other information
Average occupancy rate
Net/gross rental income
INREV TGER GAV (in bps)
Total investment income per share (€ x 1)
INREV net asset value, period end (€ x mln)
INREV net asset value per share, period end (€ x 1)

1st half 2022

2021

1st half 2021

1.2%
4.8%
6.1%
5.8%
5.9%
1.0%

2.7%
12.8%
15.7%
15.2%
16.1%
2.3%

1.3%
3.3%
4.7%
4.4%
5.1%
1.1%

24,184
111,203
135,387

45,760
251,518
297,278

22,043
63,633
85,676

99%
78%
16.3
0.131
2,528
2.393

98%
81%
32.4
0.298
2,340
2.282

97%
79%
16.8
0.088
2,090
2.087

(unaudited)
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Retail

Retail
The Dutch retail market
Covid-19 has had little impact on the entire retail market in the past two years
and still lingers on in the first half of 2022. Convenience retail avoided the full
impact as only minor lockdown measures applied, shops with necessity based
products and services could remain open.
Given the focus of the Altera retail fund on convenience the results of the first
half of 2022 were not substantially affected. In this period rent reductions of
€0.6 million were granted by Altera under specific conditions to retailers for
outstanding debt relating to the Covid-19 period.
Overall in the first half of 2022 retail spending increased in the food sector
(+1.0% compared to first half of 2021). The retail spending in the non-food
sector showed a stronger increase (25.0%), after the Covid-19 period. Online
sales showed a decline of -14.8% compared to one year earlier after the
increase in the Covid-19 period.
More than in any other sector, the retail sector including restaurants and cafés
suffers from staff shortage.

Het Stroink, Enschede
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Retail

Results Retail
Return Mid-Year 2022

• The fund return of Altera Retail amounted to 6.4%, based on a capital growth of 3.7%
(3.9% for convenience, including impact of property transfer tax on acquisitions and 3.1%
for comparison).

Rental Cashflow

6.4%

Portfolio Mid-Year 2022

• The share of convenience in the portfolio is 85%.
• And the share will increase to 87% following the sale of a non-convenience asset in
September 2022.

85%

• 41 assets in portfolio with 578 lease contracts.
• Occupancy end of June 2022 was 94% (on average 93%).
• Two assets were acquired and added to the portfolio:
• De Vlashoeck in Bergschenhoek: convenience shopping centre
(4,186 sqm) with supermarket (Plus), drugstore (Kruidvat) and
seven other tenants.
• Het Stroink, Enschede: convenience shopping centre (5,793 sqm)
with two supermarkets (AH and Aldi), two drugstores (Kruidvat
and Etos) and 13 other tenants.
• On 1 July 2022 a third asset is acquired: a supermarket (Albert
Heijn) in Goes.
• In September 2022 a 50% participation in a comparison shopping
centre in Zoetermeer will be divested.

41 properties / 578 leases
94%

Capital Flows

• €25.0 million shares were issued.

€ 25 million
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Retail

Retail
Portfolio characteristics retail

Mid-2022

Year-end 2021

Mid-2021

Operational portfolio
Theoretical annual rent
Gross initial yield
Number of properties
Number of leases
Rent passing versus ERV
Weighted average lease remaining term
Average rent per m2
Occupancy rate at end of period

€655 mln
€45.1mln
6.9%
41
578
+4%
4.4 yrs
€201
94%

€592 mln
€42.7 mln
7.2%
39
549
+3%
3.8 yrs
€201
93%

€594 mln
€43.8 mln
7.4%
43
560
+4%
3.8 yrs
€197
94%

(unaudited)

Returns
Income return
Capital growth
Total property return
Fund return (IFRS)
Fund return (INREV)
Dividend return
Results (€ x 1,000)
Direct investment income
Indirect investment income
Total investment income
Other information
Average occupancy rate
Net/gross rental income
INREV TGER GAV (in bps)
Total investment income per share (€ x 1)
INREV net asset value, period end
INREV net asset value per share, period end (€ x 1)

1st half 2022

2021

1st half 2021

2.8%
3.7%
6.6%
6.4%
6.6%
2.4%

5.7%
-0.2%
5.5%
5.1%
5.2%
5.5%

2.8%
-2.3%
0.4%
0.2%
0.1%
2.7%

15,773
22,304
38,077

31,023
-1,305
29,718

15,188
-14,168
1,020

93%
85%
16.2
0.060
662
0.997

94%
82%
32.9
0.046
612
0.958

94%
80%
17.1
0.001
597
0.936

(unaudited)
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Altera Vastgoed NV
P.O. Box 9220
1180 ME Amstelveen (The Netherlands)
Visiting address
Handelsweg 59F
1181 ZA Amstelveen (The Netherlands)
T +31 (0)20 545 20 50
www.alteravastgoed.nl
KvK 27184452

