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German Residential ï Safe Harbor and Low Risk  
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Sources: Federal Statistics Office, GdW (German Association of Professional Homeowners), REIS, BofA  Merrill Lynch Global Research; BIP USA: IMF, Statista  
Note: Due to lack of q -o-q US rent growth data, the annual rent growth for a year is assumed to also be the q -o-q rent growth of  that year  

Germany: regulated market ensures sustainable rent growth  

%  

USA: rent growth is highly volatile  
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Contrary to most other jurisdictions such as the USA, residential lease agreements are evergreen contracts (VNAôs 

avg. lease length is 13.5 years); rental growth is regulated and not directly linked to CPI, GDP development etc.  

Rents are regulated via ñMietspiegel ñ (city-specific rent indices), which look at the asking rents of the previous four 

years to determine a rent growth level for existing tenants for the next two years.  

Evergreen contracts in a regulated  market safeguard sustainable growth  
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German Residential ï Landlords Benefit from 
Structural Imbalance between Supply and Demand  
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Sources : Federal Statistics Office, IW Köln, GdW (German Association of Professional Homeowners)  

New supply falls short of demand  

Consensus estimates see a current shortage of around 1 million apartments in urban areas. Three main constraints 

stand in the way of material changes in the short and even medium term:  

Building permits often take several years because city administrations lack qualified personnel.  

Severe shortage of building capacity after years of downsizing.  

Substantial gap between in -place values and market replacement cost render construction in affordable 

segment economically unfeasible.  
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Completions  Permits  Estimated required volume  

Completions on average 18% 
below permits  

Required volume 
exceeds average 

annual completions 
of past 15 years by 

~170k  

Residential building permits and new construction volume (ó000 units) 
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Sources: Federal Statistics Office, Eurostat  

Home ownership rate 2015  in %  

Low home ownership ratio ï Germans prefer to rent  Rental housing very affordable in Germany  

24.4  24.4  
24.1  24.0  

25.6  

26.4  
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Germany UK France
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Rent as % of disposable household income 

With the exception of Switzerland, Germany has the 

lowest homeownership ratio in Europe.  

Rental regulation, favorable tenant laws, the general 

perception that home buying is a life - time decision and 

comparatively stringent financing requirements are main 

drivers for low homeownership rate.  

Affordability in Germany is higher than in the UK or 

France.  

Whereas most other European countries saw an increase, 

the share of rent - related payments in relation to 

disposable income declined in Germany between 2005 

and 2015.  

Share of disposable household income spent on rent, water, electricity and fuel  

96.4  

82.8  

78.2  

72.9  

72.7  

71.4  

67.8  

64.1  

63.5  

51.9  

44.5  

Romania

Norway

Spain

Italy

Finland

Belgium

Netherlands

France

UK

Germany

Switzerland

Ø Europe 66.4%  
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German Residential ï Favorable Fundamentals  
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5.0  
3.8  

3.8  
2.9  

1.4  
1.0  

2010 2030

5 or more persons

4 persons

3 persons

2 persons

1 person

Sources: Federal Statistics Office, GdW (German Association of Professional Homeowners )  

- 29%  

- 24%  

- 24%  

+12%  

+11%  

   

Fragmented ownership structure  Growing number of smaller households  

While the overall population in Germany is expected to 

slightly decline, the number of households is forecast to 

grow until at least 2030 with a clear trend towards 

smaller households.  

The household growth is driven by various demographic 

and social trends including divorce rates, employment 

mobility etc.  

Distribution of household sizes (million) 

15.0  

2. 3 

2. 3 

2. 1 

0.9  

0.6  

Amateur landlords

Professional, not listed

Government owned

Cooperatives

Listed property companies

Churches and other

Germany is the largest housing market in Europe with 

~42m housing units, of which ~23m are rental units.  

Ownership structure is highly fragmented and majority of 

owners are non -professional landlords.  

Listed sector represents ~4% of total rental market.  

Ownership structure (million units) 

Ǵ 40.1  Ǵ 41.0  
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Vonovia at a Glance  
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1 Free float  according  to  Deutsche Börse is 92.5%, as Norges  stake is not counted  towards  the  free  float  

Size  

Germanyós largest owner and operator of residential real estate. 

Pan-German portfolio with >350k apartments and > ú30bn gross asset 

value across 15 urban regional markets.  

IPO in 2013; DAX 30 constituent since 2015 with a market cap of ~ ú17bn, 

100% free float 1 and ~ ú45m average daily turnover.  

Philosophy  

Full -scale service provider with insourcing strategy and value -add business 

to leverage economies of scale in a highly homogeneous asset class.  

Strong internal growth profile via sustainable market rent growth, 

additional rent growth from portfolio investments and dynamic value -add 

business.  

Investor  
Benefit  

Predictable top and bottom line offer downside protection; scalable  

business provides upside potential.  

Robust business model delivers highly stable and growing cash flows.  
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If  You Want to  Know  Where  Germans Live -  Follow the  Light  
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Illustration of  Germany at Night  

Source: www.bundeswahlleiter.de  
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Strong Overlap  with  Vonovia  Portfolio  
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Source: www.bundeswahlleiter.de  

Illustration of  Germany at Night  

Note: Vonovia Strategic Portfolio  

High -influx cities (ñSchwarmstªdteò). For more information: http ://investoren.vonovia.de/websites/vonovia/English/4050/financial - reports -_-presentations.html  
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Proven  and  Unchanged  Strategy  since  IPO 
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Financing  2 

Ensure well -balanced financing mix and maturity 
profile with low financing costs, investment 
grade credit rating and adequate liquidity at all 
times  

Fast and unfettered access to equity and debt 
capital markets at all times  

Portfolio Management  3 

Portfolio optimization by way of tactical 
acquisitions and non -core/non -strategic 
disposals to ensure exposure to strong local 
markets  

Pro-active development of the portfolio through 
investments to offer the right products in the 
right markets and on a long - term basis  

Value -add Business  4 

Expansion of core business to extend the value 
chain by offering additional services and 
products that are directly linked to our 
customers and/or the properties  

Insourcing of services to ensure maximum 
process management and cost control  
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Property Management  1 

Systematic optimization of operating 
performance and core business productivity 
through leveraging scaling effects  

High degree of standardization and 
industrialization throughout the entire 
organization  

Continuous review of on -  and 
off -market opportunities to lever 
economies of scale and apply 
strategic pillars 1 -4 to a growing 
portfolio  

All acquisitions must meet the 
stringent acquisition criteria  

Reputation & Customer Satisfaction  

Mergers &  
Acquisitions  

5 
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5.40  

5.58  

5.75  

6.02  

3.5%  3.4%  

2.7%  
2.4%  

2013 2014 2015 2016

In -place rent ( ú/sqm)  Vacancy rate (%)

175  
203  

357  
333  

830  
754  

645  
570  

2013 2014 2015 2016

Number of apartments ('000; eop) Cost per unit ( ú)  

Operating KPIs fully under control  

Solid financial  basis  Proof of business scalability  

Steady efficiency gains  

60.8%  63.8%  
67.7%  70.9%  

79.6%  82.2%  84.8%  87.0%  

2013 2014 2015 2016

EBITDA margin EBITDA margin (excl. maintenance)

49%  50%  47%  
42%  

2.2  

2.7  
3.0  

3.7  

2013 2014 2015 2016

LTV (%) Global ICR

Track Record  
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Valuation Going Up but still Moderate  
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Fair value ( ú/ sqm )  

792  812  839  901  964  1,054  
1,264  1,341  

1,800  

2,500  

2010 2011 2012 2013 2014 2015 2016 H1 2017 VNA modular
construction

costs

Market costs
for new

constructions

Adj. NAV ( ú/share)  Fair values have been consistently moving up but 
are still well below replacement costs and market 
prices  

NAV has also been steadily improving  

Three points to bear in mind with regards to NAV  

NAV is based on the discounted rental  values of 
the assets  

DCF assumptions are based on market terms  
for operating costs etc.  

Reflects brick and mortar value and disregards 
Vonoviaós operating platform  and value -add 
business  

21.74  22.67  
24.19  

30.75  
33.10  

2013 2014 2015 2016 H1 2017
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Sustainable Growth in FFO 1 and Dividends  

page 15  

0.95  
1.00  

1.30  

1.63  

~1.88 2  

0.67  

0.74  

0.94  

1.12  

2013 2014 2015 2016 2017(E)

FFO 1 per share ( ú)  Dividend per share ( ú)  

70 %  
of FFO 1  

Sustainable and growing cash flow with attractive pay -out 
ratio  

 
1 Rental income + EBITDA Value -add Business and Other; excluding sales effects . 2 Midpoint 2017 guidance  

Number of months until costs are earned by recurring 
income 1 

Maintenance Expenses  

Operating Expenses  
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Maintenance Expenses  

Taxes  

Interest Expenses  

Operating Expenses  

FFO 1 

Dividend  
(ca. 70%)  

Other  
(ca. 30%)  
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Accelerating Rent Growth Momentum  
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Continuously sustainable rent growth contribution 

from market rent growth plus accelerated rent 

growth from modernization with an increase by 

80 bps y -o-y.  

3.8 -4.0% organic rent growth for 2017 partly 

driven by ca. ú470m investment volume in 2016. 

This yearós investment volume of ca. ú730m is 

expected to push organic rent growth above 4% 

starting in 2018.  

Rent growth drivers (last 12M)    H1 2017    H1 2016    Delta  

              

Sitting tenants  
( incl. subsidized rents)  

  1.2%    1.0%    +20 bps  

New lettings    0.5%    0.7%    -20 bps  

Subtotal market - driven rent 
growth  

  1.7%    1.7%    ---  

Modernization    1.9%    1.1%    +80 bps  

Subtotal l - f - l rent growth    3.6%    2.8%    +80 bps  

Space creation    0.1%    0.0%    +10 bps  

Subtotal organic rent growth    3.7%    2.8%    +90 bps  

Portfolio management  
(+ acquisitions ./. sales)  

  0.2%    2.8%    -260 bps  

Total rent growth    3.9%    5.6%    -170 bps  

   

2013  2014  2015  2016  2017 (E)  
2018+ 

(E)  

Market driven  1.6%  1.6%  1.7%  1.5%      

Modernization  0.4%  0.9%  1.2%  1.8%      

Space creation  ---  ---  ---  ---      

Organic rent 
growth  

1.9%  2.5%  2.9%  3.3%  
3.8%  

-   
4.0 %  

>4%  

Positive rent growth trajectory  
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3,000

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 from 2028

Mortgages Structured Loans Bond Debt Hybrid Equity Hybrid conwert bank loans avg. financing cost

Smooth Maturity Profile with Diverse Funding Mix  

page 17  

Weighted 
avg. 
financing 
cost p.a. 1 

1.7%  1.9%  3.7%  1.9%  3.3% 2 1.4%  2.6%  1.3%  1.6%  1.5%  1.8%  1.9%  

% of debt 
maturing  

10.0%  8.4%  9.6%  15.2%  12.4%  11.2%  9.2%  7.5%  4.9%  4.4%  3.7%  3.6%  

Debt maturity profile ( úm) and cost of finance ( %)  

1 Average financing cost of debt maturing in the relevant year. 2 Weighted avg. financing cost excl. Equity Hybrid. Including Equity Hybrid the avg. interest rate of debt maturing in 2021 is 3.7%. 3 Net Debt as of June 30 
over H1 EBITDA Operations annualized.  

Current unsecured reoffer yield (7 -8 years)  

KPIs  June 30, 2017  Target  

LTV 43.2%  Mid - to low forties  

Unencumbered assets in %  61.7%  Ó50% 

Debt/EBITDA 3 11.2x  

Total  debt / total assets  40%  

Fixed/hedged debt ratio  97%  

Global ICR (YTD)  4.7x  

Financing cost  2.1%  

Weighted avg.  maturity  6.7 years  

Ongoing 
optimization  
with most 
economic  
funding  

Debt structure  

Bonds (years indicate maturity)  

1-2 years  
12%  

3-4 years  
16%  

5-6 years  
13%  

7-8 years  
14%  

9-10 years  
7%  

11 -12 years  
3%  

Equity Hybrid  
7%  

Debt Hybrid  
5%  

Structured 
Loans  

9%  

Mortgages  
12%  

Subsidized 
Modernization 

Debt  
2%  
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Pro-active Portfolio Management Clustering  
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Strategic units of conwert portfolio have initially all been included 

in Operate and will be reclassified to UB and OA in the context of 

the regular annual portfolio clustering in the fall.  

96% of total fair value in Strategic and Privatization clusters.  

June 30, 2017  Residential Units  In - place rent  Vacancy rate  Fair value  Fair value  

  ( ú/ sqm )  (%)  ( úbn )  (%)  

Operate  105,972  6.29  2.8  9.7  31%  

Upgrade Buildings (UB)  125,064  6.03  2.7  10.1  33%  

Optimize Apartments (OA)  89,275  6.25  2.1  8.2  27%  

Subtotal Strategic Clusters  320,311  6.18  2.6  27.9  91%  

Privatize  16,180  6.01  4.3  1.5  5%  

Non -strategic  8,862  4.85  8.9  0.3  1%  

Non -core  5,259  4.99  8.2  0.3  1%  

Total Germany  350,612  6.12  2.9  30.1  98%  

            

Austria  2,203  6.24  3.1  0.6  2%  

Total Residential Portfolio  352,815  6.12  2.9  30.7  100%  

Operate  
31%  

UB 
33%  

OA 
27%  

Privatize  
5%  

Non -core, 
non -

strategic, 
Austria  

2%  

Vienna  
2%  

Fair value of the developed land excluding ú156.0  million for undeveloped land, inheritable building rights granted and other.  
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Growing Investment Volume  
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Investment volume track record ( úm)  

Investments into the portfolio are increasingly meaningful organic growth drivers and provide independence 

from acquisition opportunities.  

Average 7% hurdle rate (unlevered) for each program year with investments in year one generally lead to 

rent growth in year two.  

Increasing scope of work from single apartment over whole building to entire neighborhoods including 

modular space creation.  

 

65  

172  

356  

472  

~730  

1,000  

2013 2014 2015 2016 2017E Annual

run rate

2018+

Distribution of investment funds for 2017 program year  

Upgrade Buildings  
51%  

Optimize 
Apartments  

19%  

New Products  
10%  

Neighborhood 
Development  

3%  

Space Creation  
18%  



Non -deal Roadshow to Asia ï October 2017  

Growing Contribution from Value -add Business  
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Economics  

23.6  

37.6  

57.0  

~100  

2014 2015 2016 2017E

+59%  

+52%  

+~75%  

   

NAV does not account for Vonoviaôs Value -add Business.  

Applying the impairment test WACC 1 to the 2017E Adj. 
EBITDA Value -add Business translates into an additional 
value of ~ ú5.1 per share (~ 16% on top of Adj. NAV ).  

1 Pre- tax WACC of 4.1% as per Dec. 31, 2016.  

Expansion of core business to extend the value chain by 
offering additional services and products that are directly 
linked to our customers and/or the properties and offer the 
same cash flow stability as the rental business.  

Insourcing of services to ensure maximum process 
management and cost control . 

Two types of Value -add Business  

1. External income (e.g. multimedia, smart metering)  

2. Internal savings (e.g. craftsmen, resi  environment)  

New initiatives always follow same low risk pattern of  

Prototype development  

Proof of concept in pilot phase  

Roll -out across portfolio  

Rental  
contract  

Multimedia  

Smart  
Metering  

Residential  
Environment  

Craftsmen VTS  

Χ 

Concept  

úm  

Penetration  

Multimedia  ca. 75%  

Smart  metering  ca. 15%  

Residential environment  ca.  20%  

Craftsmen VTS  ca. 70% (maintenance)  
ca. 20% (modernization)  
target is around 70% to allow for 
enough flexibility in the volumes 
and to enable continuous 
benchmarking to market prices  
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Guidance (JPY currency)  

EUR  USD  JPY  

  
2015    2016    2017  2015    2016    2017  2015    2016    2017  

Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  

Organic rent growth ( eop )  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  

Occupancy ( eop )  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  

Rental Income (m)  1,415  1,538  1,660  -  1,680  1,671  1,817  1,961  -  1,984  187,063  203,337  219,452  -  222,096  

FFO1 (m)  608  761  900  -  920  718  899  1,063  -  1,087  80,378  100,578  118,980  -  121,624  

FFO 1 per share  1.30  1.63  1.86  -  1.90  1.54  1.93  2.20  -  2.24  171.86  215.49  245.89  -  251.18  

Maintenance (m)  331  320  ~340  391  378  ~402  43,758  42,317  ~44,948  

Modernization & 
Investments (m)  

356  472  ~730  420  558  ~862  47,063  62,438  ~96,506  

Privatization (#)  2,979  2,701  ~2,300  2,979  2,701  ~2,300  2,979  2,701  ~2,300  

FV step -up (Privatization)  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  

Non -core (#)  12,195  23,930  opportunistic  12,195  23,930  opportunistic  12,195  23,930  opportunistic  

FV step -up (Non -Core)  9.2%  5.4%  >0%  9.2%  5.4%  >0%  9.2%  5.4%  >0%  

Dividend/share  0.94  1.12  70% of FFO 1  1.11  1.32  70% of FFO 1  124.27  148.06  70% of FFO 1  

Exchange rates  as of  Sep 27, 2017 (EUR 1.00 : USD 1.18115 : JPY 132.20).  
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Guidance (HKD currency)  

EUR  USD  HKD  

    
2015    2016    2017  2015    2016    2017  2015    2016    2017  

Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  

Organic rent growth ( eop )  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  

Occupancy ( eop )  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  

Rental Income (m)  1,415  1,538  1,660  -  1,680  1,671  1,817  1,961  -  1,984  13,057  14,193  15,317  -  15,502  

FFO1 (m)  608  761  900  -  920  718  899  1,063  -  1,087  5,610  7,020  8,305  -  8,489  

FFO 1 per share  1.30  1.63  1.86  -  1.90  1.54  1.93  2.20  -  2.24  12.00  15.04  17.16  -  17.53  

Maintenance (m)  331  320  ~340  391  378  ~402  3,054  2,954  ~3,137  

Modernization & Investments 
(m)  

356  472  ~730  420  558  ~862  3,285  4,358  ~6736  

Privatization (#)  2,979  2,701  ~2,300  2,979  2,701  ~2,300  2,979  2,701  ~2,300  

FV step -up (Privatization)  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  

Non -core (#)  12,195  23,930  opportunistic  12,195  23,930  opportunistic  12,195  23,930  opportunistic  

FV step -up (Non -Core)  9.2%  5.4%  >0%  9.2%  5.4%  >0%  9.2%  5.4%  >0%  

Dividend/share  0.94  1.12  70% of FFO 1  1.11  1.32  70% of FFO 1  8.67  10.33  70% of FFO 1  

Exchange rates  as of  Sep 27, 2017 (EUR 1.00 : USD 1.18115 : HKD 9.22733).  
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Guidance (SGD currency)  

EUR  USD  SGD  

    
2015    2016    2017  2015    2016    2017  2015    2016    2017  

Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  

Organic rent growth ( eop )  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  

Occupancy ( eop )  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  

Rental Income (m)  1,415  1,538  1,660  -  1,680  1,671  1,817  1,961  -  1,984  2,262  2,459  2,654  -  2,686  

FFO1 (m)  608  761  900  -  920  718  899  1,063  -  1,087  972  1,216  1,439  -  1,471  

FFO 1 per share  1.30  1.63  1.86  -  1.90  1.54  1.93  2.20  -  2.24  2.08  2.61  2.97  -  3.04  

Maintenance (m)  331  320  ~340  391  378  ~402  529  512  ~544  

Modernization & Investments 
(m)  

356  472  ~730  420  558  ~862  569  755  ~1,167  

Privatization (#)  2,979  2,701  ~2,300  2,979  2,701  ~2,300  2,979  2,701  ~2,300  

FV step -up (Privatization)  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  

Non -core (#)  12,195  23,930  opportunistic  12,195  23,930  opportunistic  12,195  23,930  opportunistic  

FV step -up (Non -Core)  9.2%  5.4%  >0%  9.2%  5.4%  >0%  9.2%  5.4%  >0%  

Dividend/share  0.94  1.12  70% of FFO 1  1.11  1.32  70% of FFO 1  1.50  1.79  70% of FFO 1  

Exchange rates  as of  Sep 27, 2017 (EUR 1.00 : USD 1.18115 : SGD 1.59857).  
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Guidance (MYR currency)  

EUR  USD  MYR  

    
2015    2016    2017  2015    2016    2017  2015    2016    2017  

Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  Actuals    Actuals    Guidance  

Organic rent growth 
(eop )  

2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  2.9%  3.3%  3.8%  -  4.0%  

Occupancy ( eop )  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  97.3%  97.6%  >97.5%  

Rental Income (m)  1,415  1,538  1,660  -  1,680  1,671  1,817  1,961  -  1,984  7,031  7,642  8,248  -  8,347  

FFO1 (m)  608  761  900  -  920  718  899  1,063  -  1,087  3,021  3,780  4,472  -  4,571  

FFO 1 per share  1.30  1.63  1.86  -  1.90  1.54  1.93  2.20  -  2.24  6.46  8.10  9.24  -  9.44  

Maintenance (m)  331  320  ~340  391  378  ~402  1,645  1,590  ~1,689  

Modernization & 
Investments (m)  

356  472  ~730  420  558  ~862  1,769  2,347  ~3,627  

Privatization (#)  2,979  2,701  ~2,300  2,979  2,701  ~2,300  2,979  2,701  ~2,300  

FV step -up 
(Privatization)  

30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  30.5%  36.2%  ~35%  

Non -core (#)  12,195  23,930  opportunistic  12,195  23,930  opportunistic  12,195  23,930  opportunistic  

FV step -up (Non -Core)  9.2%  5.4%  >0%  9.2%  5.4%  >0%  9.2%  5.4%  >0%  

Dividend/share  0.94  1.12  70% of FFO 1  1.11  1.32  70% of FFO 1  4.67  5.56  70% of FFO 1  

Exchange rates  as of  Sep 27, 2017 (EUR 1.00 : USD 1.18115 : MYR 4.96870).  
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Rene Hoffmann  
Head of  Investor Relations  
Vonovia  SE 
Philippstraße 3  
44803 Bochum  
Germany  
 
+49 234 314 1629  
rene.hoffmann@vonovia.de  
www.vonovia.de  
 

Financial Calendar 2017 Contact  

2017  

Nov 8 Interim results 9M 2017  

Nov 13 -16  Management Roadshow (Europe)  

Nov 17  Roadshow (Brussels)*  

Nov 28  UBS Global Real Estate CEO/CFO Conference (London)  

Nov 28  Roadshow (Geneva)*  

Dec 1  Societe  Generale  The Premium Review Conference (Paris)  

Dec 5  Berenberg  European Corporate Conference ( Pennyhill )*  

Dec 11  HSBC Global Real Estate Conference (Cape Town)  

Dec 14  Roadshow (Milano)*  

2018  

Mar 6 FY 2017 results  

May 3  Interim retults  3M 2018  

May 9  Annual General Meeting  

Aug 2  Interim Results  6M 2018  

Nov 6  Interim Resuts  9M 2018  

*IR only  
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Appendix  




