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Disclaimer References in this Annual Report to 'Vestedd', 'we', ‘the company' or similar terms mean Vesteda as
defined in the section Legal structure of this report. This Annual Report contains forward-looking statements. Those
statements may - without qualification - contain expectations on future realised and unrealised results, yields,
distributions, government measures, the effect of other regulatory measures on Vesteda's activities, the partnership
contributions in Vesteda, subsidiaries and joint ventures, macro-economic trends and Vesteda's performance in them.
Such comments are preceded or followed by or contain terms such as 'believe’, ‘expect’, ‘forecast’, ‘of the opinion’,
‘anticipate’ or similar terms. These forward-looking statements are based on current assumptions about future
activities and are subject to known and unknown factors and other uncertainties, many of which are beyond Vesteda's
control, and so actual results in the future may differ materially from these expectations.
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At home with Vesteda

Our mission is to make sure
that all our stakeholders
feel at home with us,
especially our tenants, our
investors in the fund and
our employees.
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Foreword by the
Management Board

Dear stakeholders,

It is our pleasure to present you with our annual report for 2020. In this report, we account for our financial and non-
financial performance in 2020 and we report on how we intend to realise our ambitions for the future. We would also
like to share our vision of the Dutch housing market and the role we want to play as an active and socially-engaged
residential real estate investor. But let us first start with the COVID-19 pandemic, which affected most of our
stakeholders in 2020.

COVID-19 pandemic

In 2020, the outbreak of the COVID-19 virus resulted in a global crisis and governments across the world taking various
extreme measures, such as (partial) lockdowns of cities and countries. In the Netherlands, the first COVID-19 case was
reported on 27 February 2020, after which the government announced measures to prevent the further spread of the
virus, eventually resulting in a partial lockdown on 23 March. As in other countries, these measures slowed down the
spread of the virus and from mid-May onwards the government gradually eased restrictions.

After the summer, we saw the start of a second wave of infections, resulting in a sharp increase in the number of new
cases. The Dutch government imposed new restrictions, starting from 18 September 2020 onwards. This resulted in a
partial lockdown in October and additional restrictions followed as of 15 December 2020. People were advised to work
from home, schools were closed and only essential shops remained open. Sadly, these measures failed to reduce the
number of infections sufficiently and on 23 January 2021, the government introduced a night-time curfew, which is
currently imposed for the period through to 30 March 2021.

Vesteda also took several actions aimed at containing the spread of the virus. We asked our staff to work from home
as much as possible, we took additional hygiene measures at the offices, and we restricted travel and face-to-face
meetings. We also quickly changed our protocol for viewings and home inspections, from 100% physical to 100%
digital within just a few days' time. Working from home experiences were not merely negative. We will work out a
system to facilitate this also in the future and therewith make Vesteda more resilient for whatever external events.

The good news is that the first vaccines have been approved by the EMA (European Medicines Agency). The Dutch
government started its vaccination programme on 6 January 2021, which was relatively late compared with the rest
of Europe. The government is planning to vaccinate all priority groups before the summer. The lockdown, night-time
curfew and the start of the vaccination programme in January had the desired effect and the number of new cases
began to decline. As per 8 February 2021, the government lifted a number of restrictions and schools and some non-
essential shops reopened under strict conditions. As per 15 March 2021, the total number of deaths in the Netherlands
due to COVID-19 officially stood at 16,087 (931 per million inhabitants).

The Dutch government has launched an extensive economic rescue package to save as many jobs, incomes and
companies as possible. We believe it is our social responsibility to help our tenants during this crisis. Together with the
Ministry of the Interior and Kingdom Relations and the IVBN (Association of institutional property investors in

the Netherlands), we agreed that we would not evict tenants during the crisis, not charge them collection costs, and
extend temporary leases. We offer custom-made solutions to all our tenants in immediate financial difficulties,
providing flexibility in terms of payment arrangements. Since the implementation of these measures, the number of
payment arrangements we have reached with tenants remained stable and represent approximately 1% of total. In
addition to this, we followed the advice of the IVBN and moderated our annual rent increase.
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Our business operations and processes continue to run well and we can deliver all our services to our tenants, mostly
via digital channels. The effects of the COVID-19 pandemic did impact our financial results, largely due to significantly
lower revaluations than expected earlier in the year. The impact on our rental levels has been limited to date, but we
are experiencing higher vacancy rates in the higher rental segment, especially in Amsterdam, and higher frictional
vacancies. Our financing structure and liquidity position give us the necessary buffers to withstand this crisis.
However, the exact impact will very much depend on the duration of this crisis and the Dutch government's financial
support to secure the income of Dutch citizens, including our tenants.

New housing regulations

While housing shortages and house prices continued to rise, the need for more affordable housing increased and both
national and local authorities are looking for measures to solve this problem. This has led to some debate between the
Dutch Senate and the House of Representatives and eventually resulted in new regulations for the Dutch housing
market as per 1January 2021. First-time home buyers are now exempt from transfer tax, while the transfer tax rate
for investors was increased to 8% from 2%. In addition, the government has announced to freeze the rents for the
regulated segment and is planning to cap the annual rent increase for the liberalised segment to a maximum of CPI
plus 1%. And finally, the government is also launching initiatives to stimulate the construction of new homes.

Residential real estate market

Vesteda's HMI (Housing Market Indicator) declined to 6.2 in Q3 2020, from 7.4 in Q4 2019, after which it recovered
slightly to 6.7 in Q4 2020. Market conditions got tougher in the course of the year. GDP declined, unemployment
increased and consumer confidence was low. However, the HMI improvement in Q4 2020 also shows early signs of a
possible recovery. This was mainly driven by improved GDP growth, less negative consumer confidence and an
improved GRESB score of Dutch residential non-listed real estate. The housing shortage continues to increase and
house prices are still rising. Although the exact implications of the COVID-19 pandemic for the housing market are not
yet clear, strong demand still seems to be providing a solid price foundation for mid-segment rental homes.

Operational highlights

Overall tenant satisfaction improved to 7.1in 2020 from 6.9 in 2019, outperforming the benchmark (7.0). The
construction of pipeline projects continued during the pandemic, mostly as planned. We are keeping to our hard
commitments or approved investment proposals, but we are very selective regarding new opportunities. We signed
turnkey building contracts for 486 residential units and we sold 234 units. Our sustainabilty efforts resulted in an
increased share of green energy labels to 91.1% at year-end 2020 (YE 2019: 87.8%). We completed the insourcing of
the former Delta Lloyd portfolio and we successfully implemented our new ERP system, including the launch of a new
website, rental portal and tenant portal. We did experience some issues after the launch, but we managed to resolve
most of them in the second half of the year. We continue to develop and make refinements to the ERP system, to
improve our processes and efficiency.

Financial performance
Total comprehensive income amounted to €467 million in 2020, 45% lower than in 2019, primarily due to lower
revaluations. We recorded a total return of 7.6%, consisting of a 3.1% realised return and a 4.5% unrealised return.

Outlook

We expect that housing shortages will continue and that the demand for mid-rental homes will stay strong. However,
we do expect higher vacancies in the higher rental segment and in some commercial spaces, especially in Amsterdam,
which will most likely recover when expats return and commercial restrictions are terminated. We will continue our
strategy and we will take additional action if needed. We also expect the increased transfer tax rate to have a
negative impact on the value development of our portfolio, although it is still difficult to predict the exact impact given
the lack of evidence of transactions under this new tax regime. Our solid financial foundation, together with our
flexible organisation, put us in a solid position to deal with this crisis and emerge in good shape.

Looking back on 2020, it was a challenging year and we are proud of what we achieved. We would like to express our
gratitude to all our employees for their flexibility, dedication and hard work during these extraordinary and sometimes
challenging circumstances at home. And we thank our participants for their continued commitment and support.

Vesteda Management Board

Gertjan van der Baan (CEQ) and Frits Vervoort (CFO)



Vesteda Annual Report 2020 | Vesteda at a glance

Vesteda at a glance

About Vesteda

Leading institutional residential investor

Vesteda is a service-oriented institutional residential investor with a large and varied portfolio of homes in attractive
neighbourhoods in the Netherlands. With a portfolio of 27,482 residential units, we are the largest Dutch independent
institutional residential investor. Vesteda is internally managed, is cost-efficient and has in-house property
management.

Key characteristics

— 8 4
-] |
Dutch residential Mid-rental sector Primary fegions

rental market

Fund
Established in 1998 as Vesteda Woningen (Vesteda Residential Fund) as a spin-off of the residential portfolio of
Dutch pension fund ABP.
Single fund manager.
Internally managed: no management fee structures and carried interest arrangements.
. Open-ended core residential real estate fund.
. Broad institutional investor base with a long-term horizon.
. Attractive risk profile.
. Limited use of leverage (target <30%); S&P credit rating BBB+.

. Active investor relations policy.
. In-house property management since 2003.
. Governance in accordance with best practice guidelines, including INREV, with the emphasis on transparency

and alignment of interests.
. AIFMD (Alternative Investment Fund Managers Directive) licence obtained in 2014.
. Transparent for tax purposes (fund for the joint account of participants - Dutch FGR fund structure).
. GRESB five-star rating (the highest) and ranks third in a peer group of nine.

Assets

. Well-diversified portfolio consisting of nearly 500 residential complexes in economically strong regions.
. All'in the Netherlands, all in residential and related properties.

. Focus on the mid-rental segment with monthly rents between €752 and €1,200.

Vesteda offers sustainable housing and operates in a socially responsible manner.

Targets

. Tenant satisfaction: Outperform the Customeyes benchmark.

. ESG performance: 99% green energy labels (A, B or C) by 2024.

. Financial performance: Outperform the three-year MSCI IPD Netherlands Residential Benchmark.
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Portfolio overview
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Key figures

Tenant satisfaction (score out of 10)
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Investment portfolio and pipeline (number of units, at year-end)
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Management expenses
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‘Especially these days, it is
extremely helpful if you feel
happy about your home'

Rediscovering your 'home'

Staying at home for months at a time is no fun for
anyone. Not in any situation and not at any age.
But COVID-19 has also taught us a lot. You start
to see and experience everything differently. Your
home, your environment, your work, your family.
Even going to the shops is no longer routine. You
could get annoyed by it all, but you can also choose
to deal with it differently.

Our house and this neighbourhood have helped a
lot. We always thought it was a nice house and

a pleasant neighbourhood, but we've started to
appreciate it all even more because of COVID-19.
The space inside, with separate rooms for the kids,
the large garden, the play areas outside and the
schools and the sports fields more or less within
walking distance. It's a neighbourhood where
people tend to know each other. That doesn't just
make it pleasant, it also makes it safe. We like

to go on holiday, but we also always really enjoy
coming home. We're certainly not thinking about
moving any time soon. Maybe when the kids have
left home. And who knows, we might well rent from
Vesteda again.
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Management Report

Strategy and long-term objectives
Vesteda has defined a clear vision framework, consisting of a purpose, mission, vision and core values.

Our purpose

Vesteda invests the pension savings and insurance premiums entrusted to it by institutional investors, such as pension
funds and insurance companies, in sustainable Dutch residential real estate for middle-income tenants. As such, we
contribute to future income security for retirees, affordable living for Dutch middle-income households and to the
continued improvement of the quality of urban communities.

Our mission

At home with Vesteda. This applies to our tenants, the investors who invest in our fund and the employees who work
at our company. Our mission is to make sure our key stakeholders feel at home with Vesteda. And we want to be the
best landlord and residential fund in the Netherlands by outperforming on tenant satisfaction, sustainability and
stable financial performance.

Our vision

Vesteda is the expert in residential living. We have direct contact with our tenants. This is why we know their current
and future living requirements better than anyone. We use our knowledge to constantly improve our services and our
existing residential portfolio. We also add residential complexes that are tailored to the living requirements of our
tenants now and in the future and we do so in a sustainable and innovative manner. Together with our tenants, we
create an environment in which they feel at home.

Our core values

At Vesteda, our tenants, investors and employees are our highest priority. This requires service-oriented and
entrepreneurial employees. We listen and learn and look for the best solutions. We see and seize opportunities and
accept our responsibility. Vesteda is ambitious. We make the most of everything. And do better every time and with
total conviction. We trust our people and give them a great deal of freedom and responsibility. We cooperate with
each other across various disciplines and come from a wide variety of backgrounds.

Our strategic ambitions
Vesteda has translated its mission and vision into strategic and portfolio objectives.
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Vesteda vision framework

Investment
of pension
savings and
insurance
premiums

Based on our vision framework and developments in society and the housing market, we have formulated our strategic
ambitions for the coming years. Our strategic ambitions include:

Tenants: "Provide middle-income tenants with good-quality, sustainable and affordable housing in
urban areas. We want them to rate us as the best landlord in the Netherlands".

Our tenants should feel at home with Vesteda. We are convinced that satisfied tenants are less likely to move and
more likely to contribute to the well-being of other tenants, which in turn enhances social cohesion among our tenants
and the long-term performance of our assets. Our in-house property management enables us to respond more quickly
than our competitors to the future housing needs of current and future tenants. In short: we add value for our
tenants.

Adding value goes beyond the physical home itself. The total customer experience encompasses the quality of the
surroundings, the sustainability of the home, renting from a socially responsible company, effortless customer service,
flexibility in the choice of services that fit personal needs, access to community living, transparency, and easy and fast
communications.

Portfolio: “Improve the quality and sustainability of our portfolio, offer value-for-money homes to our
tenants, ensuring satisfied tenants, stable rental income growth and MSCI outperformance”.

Our focus on improving the quality and structure of Vesteda's portfolio is the basis for keeping our tenants satisfied,
long-term outperformance and stable rental income growth. Our goal is a mid-market rental portfolio located in
Vesteda's chosen core regions that consists of sustainable and future-proof properties; attractive, well-designed
houses, tailored to specific target groups but flexible in terms of future use. Currently, we have a well-diversified
portfolio with housing solutions for middle and higher-income households. Our goal is to improve our portfolio by
investing in our existing portfolio and by acquiring mid-market product to increase the share of affordable homes in
our portfolio.

Participants: "Provide long-term investors with an attractive risk-return profile in a pure-play Dutch
core residential property fund".

Vesteda strives to provide its participants with attractive returns, transparency and high levels of service. Participant
satisfaction is one of our key performance indicators. It is objectively measured and includes financial performance,
transparency and our strategy. We seek to continuously improve the dialogue with all our participants, and invest in
establishing relationships with potential new participants.

14
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Organisation & staff: "Being a service-oriented organisation, supported by smart technology. Operated
at attractive cost levels and regarded as an employer of choice".

Vesteda's goal is to become a High Performance Organisation (HPO), which requires us to focus on those elements
that will make us elevate and ultimately outperform peer group companies. Our employees are key in achieving our
ambition and strategic goals. The past year proved that we have a passionate, responsible and hardworking employee
population, continuing to relentlessly stay focused on our ambition becoming the best landlord in the Netherlands. We
will further upskill on our customer focus and service orientation in the coming year. Following our new ERP system,
more integrated processes will help us to improve our efficiency and collaboration across the company. We will also
make further improvements and invest in innovations such as data science and artificial intelligence to make more use
of the available data for our decision making.

Funding: "Provide a robust and well-diversified, flexible, and green funding structure with low leverage
and low cost of largely fixed-rate debt".

We will continue with our strategy of diversifying our funding sources and improving our maturity profile, while
maintaining a low leverage and lowering our cost of debt to make it more sustainable. To further strengthen our
funding structure, we will continue to issue bonds and to explore other attractive longer-term funding opportunities.

Market developments

Vesteda Housing Market Indicator, actual as per Q4 2020

Housing Market Indicator

Consumers Economy

Sustainability ‘ _ Housing

Source: Vesteda, www.vestedamarketwatch.com

Serious impact of COVID-19 on Dutch economy, housing market unaffected

It will come as no surprise that the Housing Market Indicator dropped significantly in 2020. We started the year with a
steady score of 7.0 in Q1 and Q2, but the effects of the COVID-19 pandemic were clearly visible in the 3" quarter, as
the score dipped to 6.2. The swift decline in GDP growth and consumer confidence in particular had a huge impact. The
HMI recovered slightly to a score of 6.7 in Q4, but these early signs of a recovery are still fragile.

15
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Vesteda Housing Market Indicator, Q1 2018 - Q4 2020
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The COVID-19 pandemic resulted in a global crisis and governments across the world taking various extreme measures
to deal with the economic, humanitarian and social consequences. Although the exact (economic) impact on the long-
term is yet unclear, the economic effects in 2020 were clearly visible and the effects will presumably reach far beyond
2020. We expect a delayed impact in the form of unemployment and bankruptcies when government aid is phased
out. It is hard to determine the exact impact, which will very much depend on the duration of this crisis and the Dutch
government's support aimed at providing Dutch citizens with income security.

The impact on the Dutch housing market has been less dramatic than the impact on the economy as a whole, at least
so far. House prices are still rising, albeit at a slower pace, and the transaction rate is still high. The rental market is
also still in good shape, despite an increase in vacancy in the high-end rental segment. Strong demand, limited supply
and low interest rates seem to be providing a strong foundation for the housing market.

We are also seeing positive developments in other HMI drivers. Tenant satisfaction increased to an all-time high of 7.1
in 2020, compared with 6.9 in 2019. Furthermore, the score on the sustainability front increased to 7.2 in Q4 from 6.9
in Q1. This improvement was primarily due to an increase in the numbers of homes with a green energy label and by a
significant improvement of the GRESB score of Dutch residential non-listed real estate.

Tenants

Introduction

The COVID-19 outbreak made last year an exceptional year for our tenants and for the Operations department at
Vesteda. We had to adjust our work processes due to the government measures, but we felt it was even more
important to maintain an open dialogue with our tenants on how COVID-19 was affecting them.

Did our tenants have (financial) concerns due to the rise in unemployment and restrictions imposed by the
government? How did they experience their home and living situation during the COVID-19 outbreak, when working
from home became the norm?

Vesteda offered tenants tailor-made solutions if they saw a decline in their income, to help tenants who found
themselves in acute financial difficulties due to the COVID-19 pandemic. In addition to tailor-made solutions, such as
payment arrangements, Vesteda also took a number of additional measures. For instance, we put a freeze on
evictions of tenants in rent arrears and we did not charge collection costs. We also moderated our annual rent
increase in July 2020 for the regulated segment to CPIl and for the liberalised segment to a maximum of CPI plus 1%.

We asked a large group of tenants whether their homes still met their housing requirements following the COVID-19
outbreak. Working from home meant that most of our tenants are spending more time at home than ever before. This
may have consequences for their housing requirements and living experience. Around 1,100 tenants shared their input
with us. Please refer to page 19 and 20 for the key outcomes.
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In the first half of 2020, we launched a new ERP system, new rental and My Vesteda portals and we insourced the
former Delta Lloyd portfolio. Due to COVID-19, we did experience a rise in vacancy in the second half of the year,
mainly in the higher rental segment and especially in Amsterdam, as a result of less demand for housing by expats and
freelancers. Subsequent lettings declined, as it proved difficult to arrange viewings by (potential) new tenants with
departing tenants.

Focus on tenant satisfaction

Investing in sustainable relationships with our tenants

We want our tenants to feel at home with Vesteda and therefore it is important that we listen to their feedback.
Clear and transparent communications contribute to this effort, whether this is digital or face-to-face. We want our
tenants to see us as the best landlord in the Netherlands.

A service-oriented organisation

One fan a day

The quality of the services we provide is a key priority for us, and one of the ways we are improving our services is by
creating a truly service-oriented culture within Vesteda. The aim to make one fan a day, helps us realise this ambition.
Our Operations team consists of people with customer-centricity in their DNA, people who provide our tenants with a
seamless client journey. If an issue does occur, we will try to solve the problem as quickly as possible.

AEDs

In 2020, we placed approximately 13 AEDs across our portfolio. To identify the gaps in the AED network, we carried
out a scan of our portfolio, i.e. the areas where there are no registered AEDs available 24/7 within a radius of 500
metres. In 2021, we will continue to place more AEDs in our complexes.

Research safety lead pipes

In early 2020, there was a fair amount of publicity about contaminated drinking water from lead pipes in older homes
in Amsterdam. Vesteda owns approximately 200 homes in the Amsterdam area that were built before 1960 and
which could possibly contain lead pipes. Over the past year, we tested the water of these homes for the presence of
lead. The research was carried out by Normec, in collaboration with construction company Hilhorst. All samples were
well within the legal standard.

Affordability

Pro-active tenant communication regarding payment problems

Thanks to cooperation between the various Vesteda departments and our in-house property management, we can
quickly identify impending payment problems among our tenants. This enables us to contact tenants in the early
stages of payment issues, so we can try to help them by offering payment plans or to find a more affordable rental
home in the neighbourhood. We have reached a number of individual arrangements with tenants who are experiencing
payment issues as a direct result of the COVID-19 pandemic and we will continue to offer these arrangements.

Home sharing

Keyworkers, including healthcare staff, teachers and other public sector workers, are experiencing increased pressure
on the housing market due to the lack of affordable homes near their jobs, especially in city centres. Public sector
employees are known to be essential to enabling others to do their jobs. To help essential workers to find affordable
homes, we allow home sharing in specific buildings. This allows two friends or colleagues to rent a home together.
Stimulating home sharing will make living in and around cities more accessible for a larger group of people.

Voluntarily cap on annual rent increase

In the last few years, market rents have increased faster than our tenants’ incomes. In 2018, we voluntarily changed
our rental policy by capping our annual rent increase below the maximum contractually agreed rent increase. In 2021,
we will also cap the annual rent increase for the liberalised rental contracts to CPI plus 1%, anticipating on potential
new regulation.

17
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Communication and digitalisation

Digital developments

A robust technology framework and backbone is crucial to collect, administer and process tenant and property data.
Collecting and using this data effectively will be essential in our drive to continuously improve the quality of our
services. It gives us a solid foundation for the continuous expansion of technologically advanced social interaction with
our tenants. This includes the use of remote visual interaction, social media marketing, chats and webcare. The
introduction of a new ERP system in 2020, together with our new website and the digitalisation of the rental process
are important digital milestones in this process. The introduction of the new client portal My Vesteda and the rental
portal 'Verhuur Office' added to an improved digital customer experience. And the government measures prompted by
the COVID-19 pandemic accelerated digital developments within Vesteda itself. Our field employees quickly adapted
to digital viewings and inspections.

Annual tenant review

Last year, we published our digital annual tenant review via a dedicated website. By clicking on one or more of the

main themes, tenants were able to read more about the subjects they were interested in. It also gave them a look

ahead at what they could expect in 2020. We use this annual review to provide tenants with insights into what we
have achieved on certain fronts, such as sustainability, affordability and tenant satisfaction.

LED TV screens

In 2020, we started a pilot with LED TV screens in the entrances of five complexes spread across our portfolio. The
screens feature relevant information about construction or cleaning work in or around the complex, contact details for
the caretaker and Vesteda's own 'how-to videos' about My Vesteda, garden maintenance or how to prevent and
resolve differences with your neighbours. In addition to this, we sent an online questionnaire to gather input from
tenants on the subjects displayed on the screens. They provided us with some useful ideas for information displays in
the future.

Entrance upgrades

In 2020, we upgraded the entrances of a selected number of complexes in the portfolio. Where possible, we involved
the tenants of these complexes in the decision making process. This resulted in, among other things, the creation of a
petanque court and total restyling of entrances. The Acquisition team is also working closely with the Operations team
to increase the focus on the design of the entrances of any new-build complexes we acquire.

Good neighbours ('Doe je buren een plezier')

Together with our tenants, we invest in a friendly and hospitable living environment. Managing expectations and clear
communication can help us achieve that goal. This is why we produced a number of flyers with friendly advice on
keeping hallways clean and safe, the use of elevators, how to maintain your garden, etc. In addition, we made several
how-to videos on various themes, for instance on how to maintain good relations with your neighbours, how to use the
new My Vesteda portal and how to clean the ventilation grilles.

Tenant satisfaction surveys

Together with our tenants, we want to create an environment in which they feel at home. The satisfaction surveys are
a valuable indicator for us and we use the outcome to improve our services and homes. Once a year, we measure our
tenant satisfaction through a benchmark survey conducted by Customeyes. We participate in this survey with other
institutional investors in the Netherlands. The Customeyes data consists of a representative sample drawn from all
Vesteda's tenants. We share the results of this survey with our tenants and employees. Together with the Vesteda
Management Board, all managers involved evaluate the results to identify any potential improvements.

In April 2020, we insourced the property management of the remainder of the Delta Lloyd portfolio. The satisfaction
scores of these tenants are included in this year's outcome.
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Benchmark tenant satisfaction

The score for overall tenant satisfaction is comparable to the Net Promoter Score. The Net Promoter Score is a
method used to measure client loyalty. Our current tenant satisfaction score is 7.1, an improvement on our score in
2019 (6.9) and above the benchmark (7.0). We believe this is a great achievement in such a tumultuous year, with
COVID-19, the insourcing of the Delta Lloyd portfolio and the implementation of the new ERP system. We believe that
the improved score, also during the prior years, reflects the importance of in-house property management as part of
our business model and the need to gather direct feedback from our tenants to make them an integral part of our
business model.

The Customeyes benchmark provides us with detailed information on how our tenants experience our homes, the living
environment and our service levels. We continue to focus on improving tenant satisfaction based on the information
from this survey. Our goal is to outperform the benchmark every year.

Monitoring of services

In addition to the annual benchmark survey, we monitor our daily services and the contact with our tenants. Our
Operations department is in daily contact with our tenants, managing the intake of new tenants, repair and
maintenance requests, and the handling of complaints. We analyse and share the results of the customer surveys
within our organisation to increase company-wide awareness of the importance of tenant satisfaction, and we
provide the insights they need to make any necessary improvements.

After the completion of a repair request, complaint procedure or new tenant intake, an external provider sends a
questionnaire to tenants to evaluate our services. We have incorporated the targets specified in the table below in our
performance cycle as KPIs and they have an impact on employee evaluations. The dashboard we use makes it possible
to see results in real time, which enables us to take immediate action if necessary.

In April 2020, we switched from Client Contact Monitor to Tevreden.nl and in June we implemented the new ERP
system. This new system will enable us to automate the daily monitoring process, which will reduce manual work and
error margins. Unfortunately, we experienced some technical problems after the implementation of the new ERP
system, which meant we were unable to send out surveys. As a result, no surveys were sent out for the intake of new
tenants and repair requests from 1 June. Using a manual workaround, we did send out complaints surveys through to
mid-October.

Scores vs. targets (out of 10)

Target 2020 Score 2020 Score 2019

ary - March Aprila ther*
Repair requests 7.8 7.3 8.1 7.7
Complaint handling 57 57 6.0 53
Intake new tenants 8.1 8.2 7.9 8.1

* Due to technical problems, surveys for the intake of new tenants and repair requests were collected until T June and
surveys for complaint handling were collected until mid-October.

Survey on the impact of COVID-19

In a survey we conducted in October 2020, about 1,100 tenants provided Vesteda with insights into their experiences
with respect to their homes and living environments since the outbreak of COVID-19. A large proportion of tenants
indicated they did not miss anything in their home or their surroundings. One worrying outcome was that 19%
reported a decline in household income.

Although the majority of our tenants do not have issues with neighbours, they do report cases of nuisance, mostly with
respect to noise. The fact that people are now spending more time at home means that many are experiencing this
nuisance for the first time, or more intensely than before. The reported cases of nuisance were not limited to
neighbours, as they also included the state of our tenants' homes or their living environments.
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We are pleased to report that many tenants indicate that they are happy with their homes and their living
environment, as they recognise more than ever the importance of a safe place and a pleasant living environment.
Gardens or balconies and nearby grocery stores are especially appreciated. The number of aspects that tenants
appreciated was 1.6 times higher than the number of aspects they missed. We see this outcome as a sign that our
tenants are generally positive.

Since the outbreak of COVID-19, what did you miss or appreciate in your house or living
environment? (%)

Miss: Appreciate:
Nothing 34 Garden or balcony
Soundproof house 23 Grocery stores close by
Air conditioning or other cooling 18 Green neighbourhood
Quiet neighbourhood 14 Quiet neighbourhood
Parking space 14 Spacious living room
Garden or balcony 10 View
Home office (separate room) 10 Nothing

Proper WiFi

Public transport close by
B Multi-family Home office (separate room)

Soundproof house

M Single-family Parking space

Source: Vesteda

Conclusion

The improvement of our services for tenants remains important. We believe that satisfied tenants are less likely to
move and that they contribute to the well-being of other tenants, which in turn enhances social cohesion and the
performance of our assets. From the tenant satisfaction surveys, we learned what areas of the services we provide
require extra attention. We would like to thank all the respondents from last year for sharing their thoughts and
insights with us.

Please refer to the Management agenda 2021 of this report for our plans to improve our tenant services in 2021.
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Portfolio

Units

The total number of residential units stood at 27,482 at year-end 2020, an increase of 0.7% compared with year-end
2019. In 2020, we added a total of 426 homes to our investment portfolio, of which 425 new-build homes and one
transformation unit. We sold 234 units, consisting of 165 individual unit sales and two complex sales totalling 69 units.

Investment portfolio development in 2020 (number of units)

426 234
27,290 ] I 27,482
A v
Beginning of the year Inflow Outflow End of the year

The total committed pipeline stood at 1,243 units at year-end 2020. We signed contracts for five new-build projects,
adding 486 units to the committed pipeline.

Acquisition pipeline development in 2020 (number of units)

486 425
- - 1,243
- v
Beginning of the year Additions to the pipeline Additions to the End of the year

investment portfolio

Segmentation
At year-end 2020, 91% of the investment portfolio was located in Vesteda's primary regions. This is slightly lower than
last year, due to inflow of new-build homes into the investment portfolio that are located in a secondary region.
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Composition of the investment portfolio by region (%, weight in value)

6 2
E— - 8 9 M Other
M Secondary
M Primary
91 92 91

2016 2017 2018 2019 2020

7
I

Vesteda is playing its part in delivering affordable homes in the mid-rental segment. As a socially responsible investor,
we recognise that finding an affordable home is a growing problem, especially for low-income and middle-income
households. We believe that the only way to solve this shortage, including all the knock-on effects they have, is to build
more homes. Enlarging the supply of mid-rental homes will help to create a balanced housing market and attractive
and liveable cities. In line with our strategy, our pipeline consists of mid-rental and regulated mid-rental segment
homes.

We saw a slight shift in our overall portfolio from the mid-rental segment to the higher segment. The main drivers for
this were increased market rents and the annual rent increase, while the threshold amount for the higher segment

remained unchanged at €1,200 rent per month.

Composition of the investment portfolio by rental segment (%, weight in value)

1 1 1
| 13 | 6 | | 5 | | 5 | ¥ Regulated mid
_ Regulated

28

27 M High

M Mid
67 66
2016 2017 2018 2019 2020

Acquisitions and property sales

Last year, the COVID-19 pandemic had a severe impact on both the Dutch economy and the global economy. So far,
the residential (investment) market appears to still be a stable safe haven for investors in uncertain times. The flow of
international capital into the Dutch market continues to increase, which is also increasing competition for new-build
properties. Although we did see a short pause in investment during the first lockdown, while investors recalibrated
their strategy in Q2/Q3, investors continued to pursue residential real estate buying opportunities. Several large
existing portfolios were sold at record low yields.

In the third quarter, the Dutch government announced its plans to increase the Real Estate Transfer Tax (RETT) rate
for residential investments to 8% from 2% as of 1 January 2021. Theoretically, this rate change is expected to have a
negative impact on the value of all rental homes in operation in the Netherlands and the liquidity of the assets for
investors with a short or medium horizon. In their Q4 valuations, appraisers did take part of this effect into account,
but we still saw a minor positive revaluation of the overall portfolio. Furthermore, the impact of the proposed change
on the new construction market appears limited, as these investments are liable for VAT and are acquired by investors
with a long-term horizon.



Vesteda Annual Report 2020 | Management Report 23

The competition for high-quality new-build residential product remains fierce. Furthermore, rising construction costs,
due in part to the tightening of sustainability requirements, and high land prices are making it difficult to get new-
build projects started. Vesteda continues to target quality rather than volume and remains selective regarding
acquisitions.

Portfolio inflow
The table below provides an overview of the new-build additions to the investment portfolio in 2020.

New-build additions to the investment portfolio in 2020

Residential building Location Number of Type Rental segment Quarter of
units completion
Hoog Dalem Gorinchem 25 Single-family Primary Mid Q2
Noorderhaven Zutphen 126 Single-/Multi-family Secondary Mid Q2
Toren Hoorn 72 Multi-family Primary Mid Q2
Westergouwe Gouda 71 Single-family Primary Mid Q2/Q3
Bensdorp Bussum 40 Multi-family Primary Mid Qa3
Koningsoord Berkel Enschot 32 Single-family Primary Mid Q3/Q4
Onder de Linden Oosterhout 39 Single-family Primary Mid Q3/Q4
Willemsbuiten Tilburg 20 Single-family Primary Mid Q4
Total 425
Pipeline

Vesteda added a total of five new-build projects to its pipeline in 2020, totalling 486 residential units. The total
committed pipeline stood at 1,243 units at year-end 2020, with an estimated market value of €426 million at
completion. All projects are in line with Vesteda's portfolio strategy in terms of region, rental segment and energy
label. The majority of the projects are located in urban expansion sites of larger cities in the Netherlands, where
Vesteda can benefit from the promising and ongoing development of the areas.

Composition of the committed pipeline at year-end 2020

Residential building Location Number of Type Rental segment Completion
units
De Generaal Rijswijk 120 Multi-family Primary Mid 2021
Milestone Eindhoven 1 Single-family Primary Mid 2021
Punt Sniep Diemen 202 Multi-family Primary Mid 2021
Tromppark Dordrecht 40 Single-family Primary Mid 2021
Westerwal Groningen 171 Multi-family Primary Mid 2021
Willemsbuiten Tilburg 22 Single-family Primary Mid 2021
Zuidpoort Veenendaal 34 Single-family Primary Mid 2021
Frank is een Binck Den Haag 205 Multi-family Primary Reg/Mid 2022
Goudshof Gouda 72 Multi-family Primary Mid 2022
Regent Il Den Haag 98 Multi-family Primary Mid 2023
The Ox Amsterdam 168 Multi-family Primary Reg/Mid 2023
Tetem llI Enschede 110 Multi-family Primary Mid 2024

Total 1,243
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Property sales
Vesteda divested 234 units that no longer met our key investment criteria. The disposals consisted of two complex
sales and several individual unit sales. Our disposal strategy is limited after our portfolio disposals in 2018 and 2019.

Performance

Rental income

The total theoretical rent at year-end 2020 amounted to €351 million, an increase of €21 million compared with year-
end 2019 mainly due to the inflow of new-build home into the portfolio. Additionally, part of the increase was caused
by the fact that since the new ERP implementation, permanent finishes such as floors and screens are included in the
market rent and theoretical rent. The total market rent at year-end 2020 was 3.7% higher than the theoretical rent
and leads to an increase of reversionary potential in comparison to last year.

Market rent and theoretical rent

(€ million, year-end) m 2019 2018 2017 2016

Market rent 364 337 350 264 250

Theoretical rent 351 330 332 260 251

The average monthly rent (residential only) increased by 3.0% due to the like-for-like growth of our standing portfolio
and the inflow and outflow (portfolio composition changes) in 2020.

Average monthly rent per unit

(€, year-end) m 2019 2018 2017 2016

Average monthly rent 1,016 986 945 910 882

The table below shows the impact of the rent increase, reletting and portfolio inflow/outflow.

Development of total theoretical rent of residential units

Like-for-like rental increase 2.7 3.6
- Average rental increase for current tenants 2.3 31
- Re-letting 0.3 0.5
Inflow and outflow of properties in the portfolio 0.1 0.0
Total increase in theoretical rent 2.7 3.6
Occupancy

The occupancy rate (in units) declined to 97.5%, primarily driven by a higher vacancy rate in the higher segment in
Amsterdam due to less demand for housing by freelancers and expats during the COVID-19 pandemic. Tenant
turnover increased to 13.6% in 2020, compared with 12.8% in 2019.

1 Theoretical rent is measured at a single point in time (year-end) and therefore does not correspond with the increase in theoretical rent in
2020 compared with 2019, which you will find in Note 5 of the consolidated financial statements in this report.
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Occupancy (%, year-end) and tenant turnover (%)

B Physical occupancy (%)

98.4 == Tenancy turnover (%)

2016 2017 2018 2019 2020

Rental income

The gross rental income of the portfolio increased last year. Due to higher vacancy and higher operating expenses, net
rental income remained broadly in line with 2019. The higher operating expenses were largely due to several
investment projects that were delayed in 2019 and delivered in 2020, plus higher maintenance costs. As a result, the
gross/net ratio increased to 24.9%, compared with 23.3% in 2019.

Rental income

(€ million, unless otherwise stated) m 2019 2018 2017 2016

Gross rental income 335 329 281 247 242
Net rental income 251 252 210 184 182
Gross/net ratio (%) 24.9 23.4 25.1 25.6 24.8

Market value

The table below shows the market value development of the investment portfolio. The value increased to €8.2 billion
at year-end 2020 (including IFRS 16). This is 5.1% higher than at year-end 2019, mainly as a result of a higher number
of units in the portfolio and positive revaluations. Market values continued to increase despite COVID-19 uncertainties
and partly driven by the increase of the Real Estate Transfer Tax (RETT) to 8% from 2% as per 1January 2021. The
investment market remained strong, both for residential complexes and individual unit sales.

Changes in market value in 2020 (€ million)

273 8,213
41 (61) 2
7,818 & —_— —— 26 -
a v a -
V'
Value at the Inflow Capex Outflow IFRS16 - Right of Revaluation Value at the
start of the year use land leases end of the year*

* excluding head office of Vesteda in Amsterdam (De Boel)

The revaluation of the total portfolio was +3.5% in 2020. This positive result was driven by a solid value increase
of mid-rental properties, especially in medium-sized cities and in the suburbs or larger cities.
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Revaluation in 2020
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Average value per residential unit

The average value per residential unit in the portfolio had increased by 5.0% to €292 thousand at year-end 2020. This
increase was largely driven by the revaluation of 3.5% and changes in the composition of the portfolio (inflow and
outflow).

Average market value per unit

(€ thousand, year-end) ﬂ 2019 2018 2017 2016

Average value per residential unit 292 278 244 213 186

Gross initial yield

The gross initial yield on the portfolio, defined as the theoretical rent at year-end divided by the value of the portfolio
at year-end (excl. IFRS 16), changed slightly, from 4.3% in 2019 to 4.4% in 2020. The slight increase is caused by the
steeper increase of rental income at year-end compared with the value increase, which was lower due to the impact of
mainly the increased real estate transfer tax.

Gross initial yield

(%) ﬂ 2019 2018 2017 2016

Gross initial yield L4 43 4.7 5.4 59
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Participants

Vesteda has a strong and supportive investor base with a long-term horizon, largely consisting of pension funds and
insurance companies. In 2020, Vesteda welcomed Deutsche Annington Acquisition Holding (Vonovia) as a new
participant in the fund following secondary transactions.

List of institutional investors (participants)
At year-end 2020, Vesteda's participant base consisted of the following institutional investors (in alphabetical order):

. Allianz Benelux

. APG Strategic Real Estate Pool

. AZ Jupiter 10

. Deutsche Annington Acquisition Holding GmbH

. Euler Hermes
. Nationale-Nederlanden Levensverzekering Maatschappij
. Non-disclosed Asian institutional investor

. PGGM Private Real Estate Fund

. REI Diaphane Fund

. Stichting Bedrijfstakpensioenfonds voor de Media PNO
. Stichting Pensioenfonds ABP

. Stichting Pensioenfonds Delta Lloyd

. Stichting Pensioenfonds ING

. Stichting Pensioenfonds PGB

. Stichting Pensioenfonds Rail & Openbaar Vervoer
. Stichting Pensioenfonds voor Fysiotherapeuten

. Stichting Pensioenfonds Xerox

. Stichting TKPI European Real Estate Fund

. VCRF Holding

Number of issued participations
The total number of issued participation rights remained unchanged in 2020 at 35,897,595.

Distribution to participants

Policy: Approximately 60% of budgeted distribution is paid out in three instalments in the course of the year, each
time two weeks after quarter end. The remaining approximately 40% will be paid out in two instalments after the
close of the financial year, one in January, shortly after fourth quarter end, and one after the adoption of the
distribution proposal in April.

In 2020, a total amount of €194.7 million was distributed to participants, with €79.2 million consisting of the Q4 2019
interim distribution paid out in January 2020 and the 2019 final distribution paid out in April 2020. A total of €115.5

million was paid in three instalments as an interim distribution for 2020.

In 2021, the Q4 2020 interim distribution of €38.5 million was paid out in January. Vesteda will propose to the General
Meeting of Participants on 7 April 2021 a final distribution payment for 2020 of €29.9 million.

Distribution payments (2020-2011)

(€ million, unless otherwise stated) W 2019 2018 2017 2016 2015 2014 2013 2012 201
Distributable income 195 182 151 206 121 107 100 74 120 109
Capital repayment related to portfolio sale - 162 264 - - - - - - -
Total distribution 195 344 415 206 121 107 100 74 120 109
Distributale income as % of time weighted average equity 32 32 34 61 44 44 44 3T 47 40

Total distribution as % of time weighted average equity 32 60 93 61 44 44 44 3T 47 40




'Gym’ in the living room

COVID-19 has obviously had a major impact on my !
work and life as a senior school sports teacher. The .
only ‘lucky’ thing, if you can call it that, is that | am
still single. So it was easy for me to work from home.
| cleared part of my living room and turned it into

an exercise space, so | can show my pupils a variety
of exercises ‘on the square metre', so to speak, with
things that everyone will have lying around the
house.

So COVID-19 has had little impact on my

quality of life. | live in a spacious apartment, in a
neighbourhood that is a pleasant mix in terms of
age and lifestyles. And everything | need is need

is nearby. The only thing that's lacking is a private
parking space. But | don't miss that either. If | ever
need a car, | rent one.

And nowadays, some rental complexes even have

their own car rentals, Vesteda's too. Very easy and
environment-friendly. I'm glad that Vesteda is also
thinking about the future.

'‘COVID-192 has had no
impact on my lifestyle
and quality of living'
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Organisation and staff

Organisational structure

Management Board

Investor

Relations &

Finance & Digital & Legal /

Control VEEETR Corpo_rut§ Innovation Compliance
Communications

and Marketing

Internal audit

Vesteda is an internally managed fund with in-house property management. At year-end 2020, Vesteda employed a
total of 217 FTEs.

Our organisational structure consists of the Portfolio Strategy, Acquisitions and Operations departments and several
staff departments and functions. The Acquisitions and Operations departments are led by respectively Pieter Knauff
(CIO) and Astrid Schliter (COO), who are part of the Management Team. Laura Keijer (HR Director) is responsible for
Human Resources and joined the Management Team as per 1 April 2020. The Portfolio Strategy department is led by
the Head of Portfolio Strategy, Una Buning, who reports to the CEO. Vesteda's statutory board remains unchanged
and consists of Gertjan van der Baan (CEO) and Frits Vervoort (CFO).

Our Portfolio Strategy department is responsible for the desired portfolio development, monitoring and continuous
optimisation of the quality and value growth of our portfolio. Our Acquisitions department is responsible for the
execution of the portfolio strategy through the purchase and sale of residential complexes and portfolios. Our
Operations department is responsible for the quality of our services, the maintenance of our portfolio, individual unit
sales and technical and operational asset management.

Workforce

Organisational developments

Our journey to become a High Performance Organisation (HPO) continued in 2020. The chart below shows the scores
from our bi-yearly surveys and the target of 8.5 that we have set ourselves.

HPO survey scores

8.5
o
-
- -
L
-
7.4’ -
7.1

6/
2015 2017 2019 2021

(target)
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With the results of our last HPO survey, held in December 2019, we determined our areas of focus and prioritised our
work and resources accordingly:

To become a High Performance Finance Function, creating a strong backbone for the business.
Within operations, to make one fan a day. The quality of the services we provide is our highest priority, and one
of the ways we improve our services is through the creation of a service-oriented culture within Vesteda. The
aim to make one fan a day, adds to this ambition.
To further increase our collaboration between departments and to find out how we can continue to work
together in a new hybrid way. At the end of 2020, we started an initiative on employment engagement which
will continue in 2021 through digital sessions with employees and managers, an organisation survey and round
table sessions.

. We continued our internal management development programme. This year, the emphasis was on skill building
to further encourage and develop our managers in how to manage their employees (remotely) and to maintain
frequent check-ins with their team members. This is the fourth area of focus as a result of our HPO survey.

This year has been a turbulent year for Vesteda, and not just because of COVID-19. We also insourced the property
management activities of the Delta Lloyd portfolio and implemented a new ERP system. We continued to digitalise
our business with the launch of the renewed and improved website and the use of big data. Our new website required
some rebuilding after the ERP go-live date and this temporarily increased our telephone traffic from tenants. We are
learning where and how to best apply new technologies to address everyday business issues. We also created a small
data science and business intelligence team to explore the possibilities of advanced analytics. We will continue to work
on our digital strategy in the years ahead.

At the same time, we were faced with the challenge of making sure everyone continued to work well together
remotely, as we were all forced to work from home for a large part of the year. This required a great deal of effort and
flexibility from our employees. In late 2020, we added a home working policy, recognising the benefits of allowing
employees to work from home for a part of their working week.

This pandemic has clearly demonstrated that we, as an organisation, and our employees, can be highly flexible and act
responsibly and decisively when faced with unforeseen circumstances. As a learning organisation, we put a lot of trust
in our employees to be ambitious, to collaborate and to be service oriented. We can only achieve this when employees
are and remain strongly engaged and committed to Vesteda's vision, and its purpose. Our internal communications
were more frequently based. We ensured there were frequent moments of formal and informal touchpoints to remain
in contact with our employees, know how they are coping during the crisis and learn what they needed from the
organisation.

Vesteda continues to believe that the health of our employees is important. Therefore, we introduced Vesteda Vitaal
in 2019 as a benefit to encourage employees to live a more healthy and balanced lifestyle. Since mid-2020 every
employee has a personal budget in the Smartvitaal platform to spend on available offerings ranging from personal
vitality plans, preventive health tests and a selection of vitality professionals in the fields of healthy nutrition, exercise,
sleep and stress.

Within our Shared Service Centre, set up in May 2020, we continued to build and strengthen the teams with sessions
using the RealDrives tool and the introduction of the LEAN method.

The second shift of our trainee programme started in September 2019 with three trainees. During the two-year
programme the trainees are given various assignments, changing the departments they work for on average every six
months. They also received a strategic assignment to develop their teamwork skills. One of the trainees also visited
Vonovia in September 2020 as part of an exchange programme initiated the year before when a trainee from Vonovia
visited Vesteda. The traineeship includes a personal leadership programme, with personal coaching, intervision and
development workshops. In addition to the current trainees, nine young employees from across the organization
participated in the 'young development programme’ which started in November 2019.
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Employees (number of FTEs / employees)

234 B Number of FTEs (year-end)
211 27 509 M Number of FTEs

(annual average*)

202 205

191 188 194 1g9
181 179 176 175 183

Number of employees

(year-end)

*Average of 12x month-end balances

2016 2017 2018 2019 2020

At year-end 2020, Vesteda employed 217 FTEs, an increase of 11.9% compared with the number of employees at year-
end 2019 (194 FTEs). The number of employees increased to 234 at year-end 2020, from 211 at year-end 2019.

Our organisation has transformed significantly over the past few years due to market circumstances, strategic
choices and in terms of how we operate the company. We invested in a new ERP system, which went live in June of
last year. For the implementation, we needed to temporarily increase our number of interim staff to ensure the
continuity of day-to-day operations and to be able to adapt to the new way of working. The implementation of the
new ERP system means we made our targeted technological progress, which gives us a solid basis and has enabled us
to automate a good deal of frequent, repetitive systematic work. The work will not stop here, as we will continue to
develop and refine our ERP system to enable us to achieve our future goals.

Furthermore, we invested in:

Our corporate communications and marketing through the appointment of a Head of Corporate
Communications and Marketing, to help Vesteda align communications, both internally and externally, with our
stakeholders in all contact moments and business processes.

Our enabling functions, such as Legal, Compliance, Internal Audit, HR, Facilities, to continue to professionalise,
maintaining our focus on becoming a HPO organisation and digitalising and upgrading our customer due
diligence.

We also invested in a Quality & Improvement team in our Shared Service Centre to achieve our financial and
administrative goals as efficiently and effectively as possible.

Temporary compliance resources, as Vesteda is a regulated entity and has to comply with a substantial number
of (frequently changing) national and European rules and regulations and accommodate reporting and
information requests from various regulators. Compliance with these regulations is supervised by the Dutch
Authority for the Financial Markets (AFM) as the main regulator.

. Operations and asset management resources, by adding a new regional Northwest team based in
Heerhugowaard and redistributing our portfolio over the regions. This enables us to absorb the increased
portfolio due to the insourcing of the property management activities of the Delta Lloyd portfolio into our own
organisation.

. Temporary increase of our population of flex workers (+4 FTEs) to enable us to anticipate and respond
appropriately to the current impact of COVID-19 on our daily business processes. This included an increase in
the number of calls from tenants about the likes of neighbour-related nuisance complaints, the increased
attention for reletting in the higher rental segment, and less consecutive rental and increased support to offer
tailor-made solutions for tenants in financial difficulties.

Training and development

In 2020, Vesteda invested €327 thousand (or 2.3% of the gross payroll) in the education and development of individual
employees, the teams, the new employee council members, trainee, young development programme and the 'Vesteda
Verbetert' (Vesteda Improves) programme. This is a reduction of 52% compared with 2019 (4.8% of the gross payroll),
mainly due to the COVID-19 pandemic as many trainings were either postponed, cancelled or held online.
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Workforce by age (%)

M Younger than 35 years
M 35to 45years

31
M 45 to 55 years
M Over 55years
25
13 12 12
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The average age of Vesteda employees rose to 41.1years of age from 40.9 years of age in 2019. The largest portion
(33%) of the workforce remains between 35 and 45 years of age (similar to 2019). The representation of the group
older than 55 years of age increased to 14%.

Workforce by gender (%)

M Female
B Male

2016 2017 2018 2019 2020
At the year-end 2020, 50% of the workforce were male and 50% were female.

In 2020, 46 new employees joined Vesteda (59% female/41% male) and 23 employees left the company (43% female/
57% male). The employee turnover rate in 2020 was 10%, significantly lower than the 17% in 2019.

The male/female ratio within the statutory board is 100/0 and the male/female ratio within the Management Team,
including statutory board, is 60/40. In 2020, Vesteda's Supervisory Committee consisted of five members: three male
and two female. Vesteda recognises the importance of an equal distribution of male and female members of its
Management Board and Supervisory Committee, taking into account that the candidate's qualification and suitability
for the function are always the leading principle.

At year-end 2020, 82% (97 males and 95 females) of Vesteda's employees had indefinite contracts, while 18% of the
employees of Vesteda had contracts for defined periods (19 males and 23 females). The percentages were the same

for 2019.

At year-end 2020, 34% of Vesteda's employees worked part-time (64 females versus 15 males). Most of Vesteda's
full-time employees are male (101 males versus 54 females).

The percentage of employees covered by collective bargaining agreements was 92% at year-end 2020.
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Absenteeism

Sick leave (%)

B Absenteeism excluding
long-term leave (> one year)

M Total absenteeism

2016 2017 2018 2019 2020

Absenteeism declined to 1.4% in 2020, compared with 3.5% in 2019.

Total remuneration
Total remuneration amounted to €14.3 million (92% fixed and 8% variable) in 2020, an increase on the €13.2 million in
the prior year.

Bonuses

Vesteda has a bonus scheme with a collective component that includes criteria such as the realised operational result,
GRESB score, tenant satisfaction score and increase in gross rental income. The variable remuneration also includes an
individual component and in some cases a team component. Variable remuneration is only paid, in full or in part, if the
targets are met. In 2020, the targets were met for the most part.

Works Council

During the year, the Works Council and the Management Board met on a regular scheduled basis. These meetings
were constructive and subjects included but were not limited to employee communications during COVID-19, HPO,
Vesteda Vitaal, the ERP system, funding and the home working policy. Two members of the Works Council left the
company in 2020 and this resulted in new elections at the end of the year.

Funding

Vesteda has a well-diversified fully unsecured funding structure, consisting of a combination of bank debt, Euro
Commercial Paper (ECP), private placements and public bonds. This unsecured debt profile enables Vesteda to secure
debt funding through various debt markets at any point in time. In 2018, Vesteda's debt funding strategy was
subjected to an extensive benchmarking and strategic review. The (external) review concluded that the current
financing strategy is logical, well substantiated and adequate. Since this review, Vesteda issued its first benchmark
bond, followed by a green benchmark bond in 2019, and added the ECP programme to its funding structure. These
actions further improved the robustness, flexibility, diversification, and sustainability of our funding structure.

In the first half of 2020, the economy was severely hit by the effects of COVID-19 and many businesses were forced to
tap into extra liquidity from banks and capital markets. Vesteda was also hit by these effects, as it proved difficult to
make use of the Euro Commercial Paper market. As Vesteda is required - due to its long-term funding targets - to
have a Revolving Facility Agreement in place as a back-stop for its ECP, Vesteda was able to make use of its €700
million Revolving Facility Agreement to replace its ECP. Vesteda was not required to arrange extra financing for its
funding requirements and the funding structure proved to be robust, which meant Vesteda did not have to make any
changes to its funding strategy.

Vesteda has a credit rating of BBB+ with a stable outlook from Standard & Poor's, which was reconfirmed in May
2020.
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In October 2020, we issued our first green private placement with two new lenders. This private placement is made up
of two €50 million placements and has terms of 10 and 15 years, with interest rates of 1.03% and 1.38%. The financing
has two purposes: firstly, to (re)finance homes with an energy label A and, secondly, to (re)finance homes that made
an improvement of the energy label by at least two steps, to a minimum energy label C. We will report on any energy
savings and CO, reductions realised in the homes, and this reporting will be verified by an independent party. The
green private placement also has a shelf structure; Vesteda can raise another €150 million with these investors
(subject to approvals) without amending the private placement agreement.

In December 2020, we signed a term loan agreement with the European Investment Bank (EIB). This agreement will
have a tenor of 10 years and allow fixed rate and floating rate funding. Drawdowns can be made up to one and a half
years after signing. The proceeds of this loan agreement will be used to fund projects in (regulated) mid-rental housing
and to improve the sustainability of Vesteda's existing portfolio, up to 50% of the total investments. This loan enables
Vesteda to fund itself at attractive rates, which will improve the Internal Rate of Return for projects in affordable
housing. The EIB loan meets our funding targets, as it increases the average maturity and improves the average cost
of debt. It also further diversifies our funding structure with EIB as a reputable debt investor.

To ensure that debt investors have effective insight in Vesteda's credit profile, we continue to focus proactively on our
debt investor relations through (virtual) roadshows ahead of bond issues and our (virtual) presence at conferences
and seminars attended by debt investors. This will also enable us to quickly execute the above-mentioned bonds
issuances, if needed.

As a green bond issuer, Vesteda is subject to the EU Taxonomy regulation. The EU is setting up the Taxonomy
Regulation, which sets out criteria to determine if economic activities can be classified as environmentally sustainable.
Financing that is raised for environmentally sustainable activities needs to comply with this regulation. For Vesteda's
green financing, we make use of our green finance framework. Once the Taxonomy Regulation is finalised, we will need
to review this Green Finance Framework and update it to make sure it complies with the EU Taxonomy Regulation. In
addition, we will assess the impact on Vesteda's reporting.

Vesteda is in the process of amending its €700 million Revolving Facilities Agreement (RFA) to make it a
sustainability-linked RFA. To do this, we will incorporate four KPIs in this facility agreement to incentivise Vesteda to
improve its sustainability performance. If Vesteda meets the majority of these KPls, it will be able to obtain a
reduction in the interest margin. On the other hand, the interest margin will be increased if Vesteda fails to meet the
majority of these KPlIs.

The RFA matures in 2025, although one lender of €70 million plans to step out of the RFA in 2023. We started
negotiations with new lenders to take on this €70 million participation, but given COVID-19, last year was not a good

time to find a replacement for this lender. We expect to restart this process in 2021.

Our financing strategy is based on funding targets:

1. Leverage of < 30%

2. Total fixed-rate and hedged floating rate exposure of > 70%

3. Weighted average maturity of > four years

4, Diversified funding profile, with at least three funding sources of at least 10% individually

5. Sufficient liquidity headroom to refinance short-term debt (including maturing bonds and private placements),
finance committed pipeline, and to accommodate redemption requests (Redemption Available Cash) according
to the terms and conditions.

6. Well-balanced maturity calendar with < 35% maturing in a single year

7. Asset encumbrance of < 15%

At year-end 2020, we met all our funding targets.

Vesteda's average weighted maturity of debt was 4.9 years, above our long-term minimum target of four years. The
average total debt interest rate improved to 1.9% in 2020 from 2.0% in 2019. The loan-to-value ratio stood at 23.3%
at year-end 2020, compared with 23.1% at year-end 2019.
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Vesteda's main financial covenants, as part of its financing agreements, are a maximum loan-to-value ratio of 50%
and a minimum interest cover ratio of 2.0. We comfortably met all the financial covenants of our financing
arrangements in 2020.

Vesteda's funding targets contribute to its robust, well-diversified and flexible funding structure. Within this funding
structure, Vesteda is always looking to further optimise its average cost of debt by making use of different funding

instruments at different maturities.

Debt portfolio at year-end 2020

Committed instrument Size Drawn Maturity

(€ million) (€ million)
Green Bond 1.50% 500 500 26.1% 2027 6.4 yr
Bond 2.00% 500 500 26.1% 2026 55yr
Bond 2.50% 300 300 15.6% 2022 1.8 yr
Syndicated RFA 700 0 0.0% 2025 Lihyr
Pricoa USPP 1.8% 100 100 5.2% 2026 6.0yr
Pricoa USPP 3.18% 100 100 5.2% 2021 O.4yr
EMTN PP 1.93% 35 35 1.8% 2027 7.0 yr
EMTN PP 2.50% 65 65 3.4% 2032 12.0 yr
NYL USPP 1.03% 50 50 2.6% 2030 10.0 yr
AIG USPP 1.38% 50 50 2.6% 2035 15.0yr
EIB facility* 150 0 0.0% 2030 10.0 yr
Total 2,550 1,700

* Facility is to be used for affordable housing projects and to improve the sustainability of Vesteda's portfolio.

Uncommitted instrument Size Drawn

(€ million) (€ million)
SMBC Uncommitted Facility 200 8 0.4% 0.5yr
Euro Commercial Paper programme 1,000 210 10.9% 0.1yr

Total 1,200 218
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Notes to the results

Income statement

(€ million) ﬂ 2019
Theoretical rent 347 339
Loss of rent 12) (10)
Gross rental income 335 329
Service charges income 10 9
Revenues 345 338
Property operating expenses (excluding service charges) 79 72)
Service charges (15) (14)
Net rental income 251 252
Result on property sales 7 13
Management expenses (26) (23)
Interest expenses (including amortisation of financing costs) 471 (40)
Realised result before tax 191 202
Unrealised result 276 653
Result before tax 467 855
Tax @) @)
Result after tax 466 854
Settlement pre-hedge contracts 1 )
Revaluation of Property Plant and Equipment (PPE) - 1
Total comprehensive income 467 849

Gross rental income

The total theoretical rent increased by €8 million to €347 million in 2020. The average monthly rent increased to

€1,016 at year-end 2020 from €986 at year-end 2019. The like-for-like rent was 2.7% in 2020, while the loss of rent
increased to 3.4% in 2020 from 2.8% in 2019. Overall, this resulted in an increase in gross rental income of €6 million to

€335 million in 2020.

Net rental income

Property operating expenses amounted to €79 million in 2020, €7 million higher than the €72 million recorded in 2019,
due to the increased size of the portfolio, higher maintenance costs and non-recoverable service charges due to higher
vacancy. Operating expenses, including non-recoverable charges, amounted to 24.9% of gross rental income in 2020
(2019: 23.3%). This resulted in a net rental income of €251 million in 2020, compared with €252 million in 2019.

Result on property sales
In 2020, Vesteda sold a total of 234 homes from its investment portfolio, consisting of 165 individual unit sales and
two complex sales totalling 69 units. The net result on property sales amounted to €7 million (2019: €13 million).

Management expenses

Management expenses amounted to €26 million in 2020, €3 million more than the €23 million recorded in 2019. This
was due to lower recharged acquisition expenses, lower recharged property sales expenses and higher IT costs in
2020. The Total Expense Ratio (TER) increased to 32 basis points over GAV in 2020, from 30 basis points over GAV in
2019.

Interest expenses
Interest expenses increased by €1 million to €41 million in 2020, mainly due to a higher average debt position. The
average cost of debt declined to 1.9% in 2020 from 2.0% in 2019.
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Interest expenses and EBITDA

(€ million, unless otherwise stated) ﬂ 2019
Interest expenses (excluding amortisation of financing costs) 39 37
Interest expenses (excluding amortisation of financing costs and IFRS 16) 34 34
EBITDA including result on property sales 235 243
EBITDA excluding result on property sales 228 230
Interest cover ratio* 6.7 6.8

* 2019 figure has been gecalculated based on a refined EBITDA definition.

Realised result

Vesteda recorded a realised result of €191 million in 2020, compared with €202 million in 2019. The decline was mainly
due to a lower result on property sales, higher management expenses and a slightly lower net rental income. The
realised return as a percentage of time weighted average equity declined to 3.1% in 2020 from 3.6% in 2019.

Excluding the result on property sales, the realised result declined to €184 million in 2020 from €189 million in 2019.
Excluding the return from property sales, the realised return came in at 3.0% in 2020, compared with 3.3% in 2019.

This decline was largely due to the increased value of the portfolio.

Unrealised result

The COVID-19 pandemic led to lower revaluations on the Dutch housing market. The unrealised result amounted to

€276 million in 2020, compared with €653 million in 2019.

Total comprehensive income

Vesteda's total comprehensive income declined to €467 million in 2020 from €849 million in 2019, primarily due to
lower revaluation results in 2020. The total return on time-weighted average equity (ROE) was 7.6% in 2020 (2019:

14.9%), of which 3.1% was realised return (2019: 3.6%) and 4.5% was unrealised return (2019: 11.4%).

Statement of financial position

(€ million, unless otherwise stated) 31December 2020 31December 2019
Total assets 8,440 8,058
Equity 6,294 6,022
Net debt 1916 1,825
Leverage ratio (%, excl. IFRS 16) 231 23.0

At year-end 2020, the leverage ratio excluding IFRS 16 was 23.1%. Including IFRS 16, the leverage ratio stood at 24.5%

at year-end 2020 (year-end 2019: 24.3%).

Changes in equity

At 31 December 2020, group equity amounted to €6,294 million, compared with €6,022 million at 31 December 2019.
The €272 million increase in equity was the balance of a realised result of €191 million, an unrealised result of €276

million, a €1 million income tax expense recognised in profit or loss, a €1 million settlement gain on pre-hedge

contracts, and distributions to participants totalling €195 million.
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Changes in equity (€ million)
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Return on equity
(% of time weighted average equity) ﬂ 2019
Realised return 31 3.6
- return from letting 3.0 33
- return from property sales 0.1 0.2
Unrealised return 4.5 1.4
Total return 7.6 15.0
Return from other comprehensive income - (0.1
Total comprehensive return 7.6 14.9
Total comprehensive income in € per participation right (based on number of 13.0 278
participations at year-end) ’ ’
Proposed distribution over the financial year (% of time weighted average 30 33

equity, excluding capital repayment related to portfolio sale)

Performance compared with MSCI

In 2020, Vesteda underperformed the MSCI IPD Netherlands Residential Benchmark by -1.4%. An outperformance on
direct return of +0.2% was more than offset by an underperformance on capital growth of -1.7%. Lower capital
growth was driven by lower yield compression. However, Vesteda's market rental growth was in line with that of the

benchmark. 2

2 Direct return and capital growth might not add up to total return as a result of time-weighted averages on a monthly basis.
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Vesteda Residential Fund versus MSCI residential benchmark

2019 2018 2017 2016 3yr Syr
average average
Direct return
Vesteda Residential Fund 31 33 35 4.1 4.6 33 3.7
MSCI-benchmark 29 3.2 3.4 3.8 4.2 3.2 35
Outperformance 0.2 0.2 0.0 0.2 0.4 0.2 0.2
Capital growth
Vesteda Residential Fund 3.5 9.2 15.9 13.5 10.6 9.4 10.3
MSCI-benchmark 53 10.1 14.7 12.6 10.5 10.0 10.6
Outperformance (1.7) (0.8) 1.0 0.8 0.0 (0.6) (0.2)
Total return
Vesteda Residential Fund 6.8 12.8 19.9 18.1 15.7 13.0 14.4
MSCI-benchmark 83 13.6 18.6 16.9 15.2 13.4 14.5
Outperformance (1.4) (0.7) 1.1 1.0 0.4 (0.4) (0.0)
Non-financial figures
31December 2019
Number of residential units 27,482 27,290
- multi-family 15,171 14,959
- single-family 12,311 12,331
Number of residential units inflow 426 817
Number of residential units outflow 234 1,336
- individual unit sales 165 219
- portfolio sales - 117
- residential building sales 69 -
Occupancy rate (% of units) 97.5 98.4
Tenant satisfaction (rating out of 10) 7.1 6.9
Number of employees (FTE, at year-end) 217 194

For more information, please see the sections consolidated and company financial statements of this report.

Outlook and management agenda

The outlook for 2021

Our view: possible long-term impact on housing market

COVID-19 has had a major impact on both the economy and many aspects of people's lives. This section of our annual
report glances ahead to the potential long-term effects of COVID-19. And although, looking even a few years ahead is
challenging in the current situation, this is still helpful when planning for the future. For instance, some changes might
be here to stay, while others could disappear over time as the impact of the virus declines. However, certain things are
clear: COVID-19 appears to be more than ‘a ripple in time' according to multiple sources, and the affordability of
homes has only become more important.

Potential changes identified

The following figure provides an overview of possible changes in the demands of our (future) tenants in the short or
long-term. Obviously, these changes are mainly related to the sharp increase in the number of people working from
home and the fact that shops, museums, schools and other facilities were temporarily closed. As a result, people
started to use and appreciate their home and their living environment differently.
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Main subjects of change due to COVID-19
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The switch to working from home full-time created a steep rise in the use of remote working tools, which affects the
Tech and Work quadrant in the figure above. The Mobility quadrant was affected by the fact that people travelled to
work or meetings less, and were flexible in terms of working hours. With regards to the Health quadrant, a
comfortable, spacious home and a healthy environment became more important. Most changes in the figure are
directly or indirectly related to housing needs and wishes. We potentially see changes in the demand for:

. Location: driven by changes in when and where people can work, make use of daily amenities and/or leisure
activities.
. Product: driven by changes in how much time people spend in their home and working from home.

Willingness to work from home after COVID-19 (%)

Motivaction poll Vesteda poll

M Highly disagree M None, rather work from office

[l Disagree = 1day
M Agree M 2 days
M Highly agree M 3days
o, 93%
49% M Not sure M 4days
wants to work
agrees or 2w, 7 Noopinion 1or more days ¥ S5days

highly agrees

per week
from home

Source: Motivaction, Vesteda

Affordability

Affordability continues to be an important topic in public debate and has perhaps become even more important in the
light of COVID-19. For instance, despite the economic downturn and growing uncertainty, house prices continued to
rise in 2020 and there is little sign that house prices will decline in 2021. The growing imbalance in the current housing
stock, which is in turn affecting the affordability of homes, is not confined to the Netherlands, but is a global issue that
is unlikely to be solved on the short-term.

The affordability problem has three parts. First, the housing expense ratio (the percentage of a household's gross
monthly income devoted to housing expenses) for free market rental housing is relatively high. Secondly, the
affordability problem is affecting people who do not (yet) live in a free market rental home but are looking for one.
Their options are limited. Thirdly, affordability is a particularly local problem. In our view, affordability is not a
nationwide issue, but a local issue due to the scarcity in attractive regions.
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Tenants Home seekers

€ %ol

Tenants face a high housing expense ratio,
which becomes even more of an issue when
their income (or pension) drops

Search... Q

Affordability k

Home seekers face limited supply
and difficulties meeting (income)
requirements

9 ‘(l
’\/ ‘
Affordability is especially at v . .
5] sy ¥
stake for above-average e . 4
households in urban areas with ‘:‘;l ‘l “a & 26% *
B Ve TPy I
above average rent levels Ly “‘ =]
o & * The average rent as a percentage of the
% :““\"l average income per municipality
® 4
»
Poss

Source: IVBN/Calcasa Transactiemonitor, Statistics Netherlands, edited by Vesteda

Vesteda and affordability

We recognise that finding an affordable home is an increasing problem for middle-income households, especially for
starters looking for a home in the most economically attractive and dense cities. Unemployment due to the economic
downturn triggered by the COVID-19 outbreak has made this problem even more urgent. Affordability will continue to
be a matter of concern and will remain in the (political) spotlight, especially in 2021, when there will be a national
election in the Netherlands. There is a great deal of public and political pressure to implement regulatory measures.
We believe the only way to resolve these shortages is to build more homes of good quality.

Furthermore, Vesteda wants to help middle-income households to find homes by allocating part of our portfolio and
future acquisitions to this target group. We consider it our social responsibility to continue to provide high-quality and
affordable housing. We expect the regulated mid-rental segment to become a growing asset class. Regulated rents
are significantly lower than market rents, but this segment still offers opportunities. The regulated mid-market seems
to match Vesteda's investment profile: lower risk at attractive returns. Most importantly, it fits our target group:
affordable homes for middle-income tenants. The figure below provides an indicative insight into the size of our units
compared with the rental price.

Living area versus monthly rent in Vesteda portfolio (indicative)
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Management agenda 2021

Tenants

Annual tenant review 2020

We will once again publish an annual review for our tenants this year. The focus will be on a number of themes and will
be summarised in a digital, illustrated and comprehensible overview. Tenants will be able to click through to a digital
environment for more information on the chosen subjects.

Mapping the customer journey

We will continue to expand our knowledge of our target groups by adding in-depth profile knowledge. Feedback from
our tenants combined with our in-house property management expertise enables us to continuously adapt and
improve the mapping of the different customer journeys tenants go through with Vesteda. This outside-in perspective
creates a solid feedback loop. It also makes us a self-learning organisation centred around our tenants' expectations
and needs.

After sales
A message that clearly resonated through the annual tenant satisfaction survey was the need for after sales. We will
explore how we can implement after sales in the various customer journeys tenants go through.

Customer service

We constantly focus on the availability and reachability of our customer service team. We noticed an increase in
incoming calls over the past year. This is partly due to the effects of the implementation of the new ERP system, the
new client portal My Vesteda and the insourcing of the property management of the Delta Lloyd portfolio. This
increase was clearly reflected in the outcome of the Benchmark survey. We will therefore continue to explore
possibilities of improving our overall availability and the service level for our tenants.

Affordability: calculation tool for (new) tenants

To encourage (future) tenants to take responsibility for their current and future financial situation, we will make use
of the knowledge of the National Institute for Budget Information (Nibud). Nibud is a highly regarded organisation on
financial budgeting data and advice. We will provide (future) tenants access to a calculation tool that can help them
gain better insight into their total living expenses. The underlying data represents different households, which makes
the tool a reliable source of information. We consider this a first step towards a deeper collaboration with Nibud to
help make the cost of living more transparent and measurable for tenants.

Optimising dashboards and reporting

To provide the best customer experience, we need to know who our tenants are and what is important to them. Big
data and data science developments offer us new ways of doing this. Gathering data is not a goal in itself, but
advanced data analysis should help us to improve our tenant satisfaction. By analysing and sharing the results of our
customer surveys and by making them easily accessible for all, we give our teams the insights they need to make
improvements. The data will also become available in new dashboards for management purposes. This gives us the
opportunity to optimise our knowledge about our complexes and to make better decisions.

Portfolio

Continued focus on improving the quality and sustainability of the portfolio

Our main objective is a mid-rental market portfolio in our selected primary regions, consisting of sustainable and
future-proof, attractive, well-designed homes, tailored to specific target groups but flexible in terms of future use.
This will enable us to continue to outperform the MSCI three-year IPD Dutch Residential Benchmark total return.

In our asset management process, we continuously identify opportunities for redevelopment and densification, or
opportunities to optimise or add value to existing assets in our portfolio. We will develop data-driven models to
support our decision-making in this regard.

Impact COVID-19

Since the severity of the pandemic became clear in March 2020, we made impact analyses for three scenarios, based
on the views of the CPB and large banks, to assist us in our decision making. We will continue to update these
scenarios and monitor the impact on the housing market in 2021.
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We currently have sufficient scale to manage our portfolio effectively at an attractive cost level. Quality over volume
was already a key criteria in our acquisition process for a number of years, and continues to be a key principle in our
acquisition policy. We still expect to achieve growth by adding new projects to our pipeline in the coming years.

Amsterdam leasehold

The upcoming year we expect to finalise the decision regarding our response to the changes to the Amsterdam
leasehold system. We are considering opting for perpetual leaseholds against the conditions that Amsterdam’s city
council is offering in this respect.

Affordability

The limited availability of affordable housing remains a challenge for middle-income households. We believe it is part
of our responsibility to play an active role in addressing the affordability issue, for example by focusing on adding new
homes for the mid-rental market and voluntarily capping the annual rent increase, as we have done in recent years.
We take an active role in discussions with stakeholders, such as the IVBN and the government, and the public debate
on this matter regarding increased government control over housing production and rent control measures, such as
limits on initial rents and rental growth.

Acquisitions and property sales

In the third quarter, the Dutch government announced its plans to increase the Real Estate Transfer Tax (RETT) rate
for residential investments to 8% from 2% as of 1 January 2021. This fuelled an increase in transaction volumes at high
price levels in the second half of 2020.

The supply of new development locations remains limited. Making projects financially feasible and getting projects
started is still challenging. The reasons for this include high construction costs and limited construction capacity, high
land costs, high quality and sustainability requirements, rental regulation and challenges in communication and
coordination between parties involved in the development process.

Increased regulation is a risk for Vesteda's existing portfolio. However, we also see this as an opportunity for new
acquisitions. Therefore, Vesteda has conditionally embraced the regulated mid-rental segment in 2020 as a new
investment category to provide middle-income tenants with affordable homes, while maintaining long-term value
growth potential beyond the restrictive period. This ties in well with our social objectives and long-term investment
horizon.

After large portfolio sales in 2018 and 2019, we do not foresee any residential portfolio sales in 2021, although our
ongoing asset management process may lead to selective sales of individual assets from time to time.

We plan to add approximately 1,700 new homes to our pipeline in 2021. We handle development risks in a disciplined
manner within the given frameworks. We explore investment opportunities earlier in the development process. This
increases our influence on the quality and pricing of the developed product, as well as our access to the product. We
will continue to actively seek and work on redevelopment opportunities within our existing portfolio, aimed at
combining densification with renewal and improving the sustainability of our existing portfolio.

Participants

Vesteda strives to provide its participants with good returns, transparency and service. Participant satisfaction is one
of our key performance indicators. We seek to continuously improve the dialogue with all our participants, and invest
in establishing relationships with potential new participants.

A topic that has gained in importance in recent years is socially responsible investing. This prompted Vesteda to set
ourselves clear and ambitious CSSR targets, including a target for the GRESB benchmark score. For more information,
please see the CSSR section of this report.
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Funding

We will continue with our strategy of diversifying our funding sources and improving our maturity profile, while
maintaining low leverage and lowering our cost of debt and to make it more sustainable. To further strengthen our
funding structure, we will continue to issue bonds and to explore other attractive longer-term funding opportunities.
Our goal is to reduce our cost of debt and to use the proceeds to improve the sustainability of our portfolio. As a green
bond issuer, Vesteda is subject to the EU Taxonomy Regulation. Vesteda will closely monitor the outcome of this
Taxonomy implementation and its impact on Vesteda. We will then amend our Green Finance Framework, map out
the impact on Vesteda's reporting and make any necessary changes.

Organisation & staff

In 2021, our ambition is to become a High Performing Organisation (HPO), which will require us to focus on those
elements that will make us elevate and ultimately outperform peer group companies. We will do so by further
optimising our newly implemented ERP system, while further upskilling on our customer focus and service orientation
in the coming year. Furthermore, we aim to find new hybrid ways to work together and to further build an inclusive
culture with a diverse workforce. To ensure we continue to attract and retain talent, to be seen as Employer of Choice,
we will also review our remuneration policy.

Corporate Sustainability and Social Responsibility

To increase our ESG and health and well-being performance, we are aiming for another GRESB 5-star rating, which
puts us among the best 20% of investors globally. Our focus is on climate change, mitigation and adaptation. Due to
the changing climate, we are faced with increasing physical climate risks, such as heat stress, frequent droughts,
extreme rainfall and rising water levels. We have analysed our existing portfolio with regard to specific location risks
and on the acquisition front we are using the findings as part of our project evaluation.

We continue to implement our sustainability improvement strategy to ensure that in 2024 299% of our properties
have green energy labels, and in 2021 we will align this with the new BENG standards. This is aimed at reducing
greenhouse gas emissions and is a first step towards meeting the goals of the Paris Agreement. In 2021, we will
continue our research into physical climate risks and look for opportunities to reduce the risks with sustainable
investments that also have a positive impact on our tenants and other stakeholders. In 2030, we want to reduce our
Carbon footprint by 49%, and in by 95% in 2050 compared with 1990.



Handy neighbours

This home truly makes me happy. This is the place
I've been looking for all along. It feels like home and
because | am renting | also feel completely free.
What else can you ask for?

I've also been lucky with my neighbours. On one
side, there is a divorced father with his 16-year old
son, and on the other side is a young couple who
both work. So it's always quiet during the week,
although it can get a little noisier at the weekends.
Another benefit is that both men are really handy, so
if something needs fixing all | have to do is ask and
they come and do it for me. The home was entirely
ready to move in though, from laminate flooring to
paintwork. All | had to do was bring my furniture in.
And Vesteda also made sure the sign-up, viewing
and transfer of the keys were easily arranged.

As far as I'm concerned, the slogan ‘Feel at home
with Vesteda' is no empty promise.
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Report of the Supervisory
Committee

Chairman's Statement

In previous years, | concluded my statement with a word of appreciation. This year | am breaking that tradition and
start with a word of gratitude, on behalf of the Supervisory Committee, towards the company's Management Board,
Management Team and all other employees for their hard work and resilience in 2020. Due to the COVID-19 crisis, last
year was defined by unexpected challenges and the entire Vesteda organisation adapted quickly to the new reality,
while also taking care of each other and Vesteda's tenants.

The year 2020 was a year to focus on adapting to changed circumstances during the COVID-19 pandemic. In previous
years, Vesteda took measures to prepare for the future, by improving its organisation and optimising its portfolio in
the midst of a tight market and the increasing regulation of the mid-rental segment. This helped improve Vesteda's
day-to-day business, as set out below.

Having a strong and supportive investor base is particularly important in a year like 2020 and the expected aftermath
of the COVID-19 crisis. We are pleased that a new participant has joined the fund and that all participants showed
their trust and support by unanimously approving the Business Plan for 2021-2025.

Vesteda's portfolio strategy in recent years contributed to Vesteda's solid position in these challenging times. Last
year, we devoted special attention to the acquisition strategy in the context of COVID-19. Vesteda continues to aim
for quality above volume and looks for new projects with value growth potential. As part of this strategy, Vesteda
managed to acquire a number of interesting projects, some of which were approved by the Supervisory Committee
due to the transaction size. Vesteda also invested in its existing portfolio, by combining renewal and improvements to
some buildings, while focusing on the implementation of sustainable solutions.

By the end of 2020, Vesteda was once again given a five-star rating in the annual Global Real Estate Benchmark
(GRESB) survey. Although this was Vesteda's third consecutive five-star rating, the company is not taking this rating
for granted and will continue and increase its commitment to improving the sustainability of its operations and its
portfolio. The Supervisory Committee also plays a role in this, for instance by closely monitoring the sustainability
aspects in the assessments of new acquisitions and by linking the management performance targets to Vesteda's
sustainability goals.

Over the past two years, numerous Vesteda employees were involved in the preparations for the implementation of
the new ERP system. Although the transition was not without setbacks, the Supervisory Committee is pleased that
the ERP system went live last year. With this new ERP system, Vesteda achieved its targeted technological progress,
which provides the company with a solid basis for further process improvements and efficiencies. We will continue to
monitor this throughout 2021.

Last year's volatility in the financial markets underlined how important it is to have a robust and well-diversified,
flexible funding structure. In 2020, Vesteda extended its revolving credit facility, signed its first green private
placement and signed a financing agreement with the European Investment Bank (EIB). Vesteda will use the funds
from the EIB to improve the energy efficiency of homes in its existing portfolio and for the acquisition of new
affordable and sustainable residential buildings. Vesteda will also use this financing to acquire homes in the regulated
mid-market rental segment.

In 2020, Mr. Vervoort was, at the recommendation of the Supervisory Committee, re-appointed as CFO. The
composition of the Supervisory Committee remained unchanged in 2020. At all times, the members of the Supervisory
Committee were able to operate independently and critically, towards each other, as well as towards the
Management Board and the Management Team. There were no conflicts of interest in 2020.
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| would like to thank my fellow Supervisory Committee members for their dedication last year. On behalf of all of
them, | conclude by wishing the company's Management Board, Management Team and all other Vesteda employees
good health, an ongoing positive business approach and continued success in these unprecedented times.

Jaap Blokhuis, Chairman of the Supervisory Committee
Supervisory Committee

Focal points

The main task of the Supervisory Committee is to supervise the management carried out by the Manager and the
general course of the fund's business, as described in more detail in the Governance and risk management section of
this report.

Last year, the Supervisory Committee and its separate committees discussed a range of topics. The separate
committees regularly convened and reported back on their activities to the full Supervisory Committee. The following
topics will be set out in more detail below:

. COVID-19
ERP implementation
Funding
Financing and reporting
Organisation

Meetings and attendance record

The Supervisory Committee comprises Mr. Jaap Blokhuis (Chairman), Mr. Hans Copier, Mrs. Seada van den Herik, Mr.
Theo Eysink and Mrs. Eva Klein Schiphorst, all of whom are deemed independent in the sense described in the
Supervisory Committee's by-laws.

In 2020, the Supervisory Committee met 11 times, either in person or via Teams meetings. The Management Board
and (members of) the Management Team attended most of these meetings. The Supervisory Committee met twice in
the absence of the Management Board. In addition, the Supervisory Committee met in the absence of the
Management Board ahead of regular scheduled meetings. The Nomination and Remuneration Committee met twice
with the Works Council.

Below you will find an overview of the attendance record per member of the Supervisory Committee3 * :

Overview of attendance record Supervisory Committee

Name Supervisory Committee Audit Committee Nomination &
Remuneration
Committee

Jaap Blokhuis 9/9 n.a. n.a.

Hans Copier 9/9 6/6 n.a.

Seada van den Herik 8/9 n.a. 5/5

Theo Eysink 9/9 6/6 n.a.

Eva Klein Schiphorst 9/9 n.a. 5/5

The activities of the Supervisory Committee and its separate committees in 2020 are summarised in the following
schedule:

3 Attendance is expressed as the number of meetings (including Teams meetings) attended out of the number of meetings the members were
eligible to attend. In the event of absence, the members discussed the topics in advance and provided powers of attorney.

4 Two additional Supervisory Committee meetings took place dedicated to the impact of COVID-19 on business processes; both meetings were
attended by four members of the Supervisory Committee.
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Supervisory Committee activities 2020 (including committees)

Q1 Q2 Q3 Q4

Compliance, Risk and Internal Compliance, Risk and Internal Compliance, Risk and Internal Compliance, Risk and Internal

Audit Audit Audit Audit
+ Q42019 report + Q12020 report + Q22020 report + Q32020 report
« COVID-19 update « COVID-19 update - COVID-19 update « COVID-19 update
+ Investment proposals « Investment proposals + Investment proposals « Investment proposals
« Update ERP « Go-live ERP - ERPimplementation update -« ERP implementation update
+ Report external auditor 2019 - ﬁ:ggs\i/tlg-rll;trqtegy in times « Audit plan external auditor -« Cyber security

+ ISAE report 2019 . Interna‘l Audit report « MSCI benchmark + Risk management results
Portfolio Strategy

. Investment Property Report . Internal AUdIt repc?rt . . New job evaluation method . Business Plan 2021-2025
2019 Information Security Policy Korn Ferry

Financial statements, annual .
Re-appointment Mr. Vervoort

+ report and allocation of net  « Information security policy < Succession planning .

. as CFO

income 2019

. Moderation annual rent .
« Internal Audit plan 2020 " increase 2020 « Appointment CIO and COO
. . New job evaluation method
- Tax update external advisor - Green private placements .
Korn Ferry
The extension of the European Investment Bank
revolving credit facility financing

Extension of the revolving

. Updatet ideli :
REGECUERS A LIGENTES credit facility

Amendment Terms &

" Conditions - Re-assessment CFO profile
Buying off ground lease 360 degree feedback
Amsterdam Management Board

. . Benchmark remuneration
New job evaluation method
. « Management Board and

Korn F
orn rerry Management Team

Targets and bonus
« Management Board and
Management Team

You will find additional information on the role and functioning of the Supervisory Committee and its committees in
the Corporate Governance section of this report.

COVID-19

From the start of the outbreak of the COVID-19 virus, management regularly convened with the Supervisory
Committee and reported back on the impact on Vesteda's business. In addition to the regular Supervisory Committee
meetings, the management held several separate COVID-19 meetings to discuss the latest developments with the
Supervisory Committee.

From the outset, Vesteda took measures, at its offices and in the field, to ensure the health of Vesteda employees and
its tenants. A few years ago, Vesteda invested in a proper IT cloud environment. For this reason, the company was able
to arrange the switch to working from home quickly and efficiently. Management also informed the Supervisory
Committee regarding the opportunities that this created, such as experiments with online inspections and the
handover of keys. This required a fair amount of adjustment from both Vesteda employees and its tenants, but did not
cause any material issues.
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Vesteda translated government policy into specific measures for tenants, employees and suppliers. Vesteda also
supported tenants in financial difficulties with tailor-made solutions, including customised payment arrangements.
The management reported to the Supervisory Committee on the objective considerations that were taken into
account when offering financial support to tenants. Vesteda approached the tenants of commercial spaces pro-
actively to enquire about possible financial difficulties due to COVID-19. The Supervisory Committee considers this
procedure in line with Vesteda's duty of care.

COVID-19 also prompted an extensive discussion about Vesteda's acquisition strategy and current acquisition pipeline.
The impact of COVID-19 on current projects turned out to be modest. The Supervisory Committee discussed Vesteda's
acquisition principles and support the management's position on proceeding with the acquisition of new projects
during the time of COVID-19 and the recovery period thereafter. However, the company may need to take more time
before reaching final decisions and may need to increase its focus on the redevelopment of projects in its existing
portfolio. The Supervisory Committee also supports the management's focus on the regulated mid-market rental
segment.

Through monthly reports, the Supervisory Committee devoted special attention to vacancy rates and rent arrears,
which rose slightly in 2020 due to COVID-19. In addition, the Supervisory Committee closely monitored the
developments with regard to the possible impact of COVID-19 on the Dutch housing market in general. The monthly
reports showed that the higher segment homes in Vesteda's portfolio are more challenging to rent out and will
therefore require special attention in 2021.

ERP implementation

In June 2020, after approximately two and a half years of preparation, the new ERP system went live, simultaneously
with a new website and a new rental portal. The aim of the new ERP system is to optimise and align internal
processes, replacing various outdated and stand-alone systems. The Supervisory Committee has closely monitored the
implementation and will continue to monitor whether the projected benefits are achieved in 2021.

The Management Board and Management Team informed the Supervisory Committee regularly regarding the
progress of the implementation process. The management has indicated that it is taking time for employees to get
accustomed to the new system. The training options for employees and the aftercare of the system were hampered
by the partial COVID-19 lockdown. In addition, due in part to the insourcing of the property management activities of
the former Delta Lloyd portfolio into Vesteda's own organisation, there was a delay in invoice processing. Irrespective
of these operational hiccups, the management and the Supervisory Committee look back on a successful go-live
process and are looking forward to the benefits the ERP system will provide, such as the use of data.

Funding

After the successful issuance of a Euro Green Bond in 2019, Vesteda took further steps towards the establishment of
a sustainable funding structure. The Supervisory Committee is pleased with this development; Vesteda's ESG efforts
are not being overlooked in the financial markets and it will help attract further interesting investment opportunities
in the future.

As set out in the Business Plan 2020-2024 and discussed with the Audit Committee, Vesteda arranged a green private
placement in October 2020. The plan was to arrange this placement in the beginning of the year, but due to the
unfavourable market conditions in the first half of 2020 as a result of the COVID-19 pandemic, this plan was
postponed in consultation with the Audit Committee. Vesteda drew under the facility at the end of 2020.

As also announced in the Business Plan 2020-2024, Vesteda sought to obtain financing from the European Investment
Bank. Vesteda started this process two years ago, under the supervision of the Audit Committee, and successfully
finalised the process in late 2020.

Finance and reporting

In early 2020, the Supervisory Committee discussed the preliminary results for 2019 and audit matters with the
external auditor (Deloitte). The committee discussed the 2019 financial statements and the 2019 annual report in the
presence of the Internal Auditor, who indicated that the audit process went well.
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The Supervisory Committee discussed the fund's performance versus budget on a quarterly basis. The first quarter of
the year started with outperformance compared with 2019 and the budget. The following quarters showed a slight
underperformance compared with budget, due to lower revaluations than expected, lower rental income due to a
delayed inflow of projects and slightly higher vacancy and management costs than budgeted.

Organisation

The composition of the Supervisory Committee remained unchanged in 2020. At Management Board level, Mr.
Vervoort was reappointed as CFO for a period of four years. The Nomination and Remuneration Committee followed
a structured process to arrive at its recommendation and assessed Mr. Vervoort's performance, reviewed the CFO
profile, benchmarked the remuneration package and assessed the composition of the Management Board as a whole.
As a result, the Supervisory Committee resolved unanimously, at the recommendation of the Nomination and
Remuneration Committee and the endorsement of the CEO, to propose the reappointment. Vesteda's extraordinary
meeting of participants unanimously approved the reappointment, reconfirming their confidence in Vesteda's
management.

One of the Supervisory Committee's recurring tasks is determining the bonuses of the Management Board and the
Management Team and setting targets for the year ahead. In terms of the 2019 bonuses, the Supervisory Committee
focused on ensuring a balanced remuneration for all relevant positions eligible for the bonus schemes. With regards to
the 2019 targets, the Supervisory Committee decided to maintain the structure of 2019 for 2020. This is strongly
linked to Vesteda's broad set of KPIs as set out in de Business Plan and gives the Supervisory Committee more
discretion in assessing qualitative targets.

The Supervisory Committee determined the individual variable bonus of the Management Board and the Management
Team. The Management Board declined, on their own initiative, the pay-out of the variable bonus for 2019 in light of
their sense of social responsibility during the COVID-19 pandemic. For this reason, the Supervisory Committee decided
not to pay out the Management Board's variable bonus for 2019.

The Supervisory Committee was consulted regarding (re)appointments and changes within the Management Team:
the Operations Director appointed to Chief Operations Officer and the Acquisitions Director appointed to Chief
Investment Officer. The HR Manager was appointed as HR Director and joined the Management Team.

In light of its ‘permanent education’, the Supervisory Committee members individually attended courses on topics such
as change and turnaround management, IFRS and good governance during the COVID-19 outbreak. Jointly, the
Supervisory Committee members attended Vesteda's permanent education day, which included subjects as IT
migration and data science.

The Supervisory Committee conducted a self-assessment, facilitated by a third party. The focus of this assessment
was on the various types of personalities within the Supervisory Committee and how these personalities, each in their
own way, contribute to the functioning of the Supervisory Committee and interact with management.

Miscellaneous

The members of the Supervisory Committee held meetings in the absence of management, including meetings with
the Internal Auditor and the external auditor. On various occasions, individual members of the Supervisory Committee
met with senior officers of Vesteda to gain information on ongoing matters.

The Supervisory Committee approved several investment proposals, such as Tetem Ill in Enschede, Goudshof in Gouda
and Regent Il in The Hague. In light of these proposals, the Supervisory Committee discussed, amongst other things,
sustainability measures, assumptions of rental income in light of COVID-19 and quality standards. In the course of the
year, several members of the Supervisory Committee also visited potential project sites, to get a good impression of
the location.

The Management Board engaged the Supervisory Committee early on in setting out the strategy in the Business Plan
2021-2025. Vesteda held a separate Business Plan meeting between, among others, the Management Board and the
Supervisory Committee, in which they discussed the strategy for realising long-term value. The Supervisory
Committee focused on, among other things, investments, including the option to buy off the Amsterdam ground lease
payments in perpetuity in 2021, the evolution of management expenses, and the funding and leverage targets for the
coming years.
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In 2020, Vesteda voluntarily moderated its annual rent increase for its liberalised rental contracts to CPI plus 1% in
2020. In addition, Vesteda excluded income-related rent increases from almost all of its government-regulated rental
contracts and capped the 2020 rent increase for the regulated segment at CPI only. The Supervisory Committee had
to approve this, as it was a deviation from the Business Plan 2020. Last year, both local and national Dutch authorities
introduced a number of new regulations, such as the regulation of rents in new developments, changes in the WWS
(rental value of residential property) and a proposed maximum annual rent increase. Vesteda is actively involved in
this debate, also via the IVBN. Vesteda's role in this debate is continuously discussed with the Supervisory Committee.

In March 2020, the participants approved the amendment of the fund's Terms and Conditions. Prior to this approval,
Vesteda held a round of consultations with the participants during the informal Participants' meeting in September
20179. The Supervisory Committee was consulted in the preparation of the proposed amendments.

The Management Board informed the Supervisory Committee about actual or suspected instances of material
misconduct within the company, inter alia, through the quarterly compliance update. The Supervisory Committee
expressed its appreciation for the transparency throughout the year.

Audit Committee

The Audit Committee consists of Mr. Eysink (Chairman) and Mr. Copier. The Committee met six times in the year
under review. Generally, the CFO, the CEQ, the Internal Auditor, the Company Secretary and the external auditor also
attended these meetings. Mr. Blokhuis attended several meetings as observer.

In line with its tasks, the Audit Committee discussed in detail the periodic financial statements and the 2019 annual
financial statements and annual report. The Audit Committee discussed the audit process, preliminary and key audit
findings and principal assumptions, judgements and valuations, and the external auditor reported its preliminary and
final audit findings. As part of the yearly audit process, the external auditor presented the Audit Committee with its
findings in light of the ISAE 3402. The Audit Committee was pleased to learn that the external auditor issued an
unqualified opinion in this respect. The external auditor discussed with the Audit Committee the scope and materiality
of the external audit plan.

Each quarter, the Internal Auditor reported to the Audit Committee on their deliberations and findings regarding
internal risk management and controls. In addition, the Internal Auditor presented various material internal audit
investigations that took place in 2020, such as a review of the information security policy, which was implemented in
2019, and an investigation into subcontracting to third parties. The Audit Committee reviewed the conclusions and
discussed follow-up actions with the Internal Auditor and management.

Furthermore, the Audit Committee reviewed the Internal Audit plan and supported the proposal on an additional staff
member for the Internal Audit team. In this context, the general role of the Internal Auditor and the ‘three lines model’,
as described in more detail in the Risk management section of this report, was discussed extensively. The Audit
Committee recognises the model, including the role of the Internal Audit function in providing clarity and confidence on
progress toward the achievement of objectives. However, the Audit Committee underlines the importance of
Vesteda's Internal Audit function in continuing to provide assurance while maintaining objectivity and independence.

The Chairman of the Audit Committee met and spoke with the external auditor on several occasions in the absence of
the Management Board, to remain directly informed. In addition, the discussions during the Audit Committee
meetings covered matters related to the ERP implementation and ground leases. On several occasions, the committee
discussed the scope and progress of the project.

Two subjects that were discussed extensively in 2020 were the buying off of the ground leases in Amsterdam and the
increased transfer tax as from 1 January 2021. With regard to the buy-off, the Audit Committee asked questions
about the impact on the valuation of the portfolio, which is still difficult to assess as there have not been many market
transactions that could serve as references for the market impact. As for the proposed transfer tax increase, the
committee also devoted considerable attention to the potential impact on the valuation of the portfolio. The increase
in the transfer tax rate to 8% from 2% is expected to have a negative impact on revaluations and therefore also the
unrealised result. The Audit Committee will closely monitor the developments on this front in 2021.



Vesteda Annual Report 2020 | Report of the Supervisory Committee

The Audit Committee also discussed other topics within its purview, including risk management and an annual update
on Vesteda's tax framework by Vesteda's tax advisor, PwC. Management kept the Audit Committee up to speed with
regards to the changes that were made to the set-up of the risk management framework, as described in more detail
in the Risk management section of this report. The Audit Committee is of the opinion that the changes made reflect a
pragmatic approach to risk management, that focuses on the right topics at the right corporate levels.

In 2020, Vesteda reorganised the Finance & Control department and the support functions within the operations
department. This reorganisation resulted, among other things, in the formation of a Shared Service Centre, in which
financial and business support activities are concentrated. Following the implementation of this new Shared Service
Centre, Vesteda is also focusing on a transformation to a High Performing Financial Function (HPFF). Management
updated the Audit Committee on the developments throughout the process.

During the year, the Audit Committee also monitored and discussed Vesteda's debt funding strategy, as set out in
more detail in the Funding section of this report. In addition, the Audit Committee discussed and provided the
Supervisory Committee with positive recommendations on the following funding subjects:

The extension of the revolving credit facility by one year
Green private placement
Finance contract with the European Investment Bank

The Audit Committee reviewed the fund's financial reports on a quarterly basis. In doing so, the Audit Committee
asked the Management Board to provide full insight into its financials, including the impact of COVID-19.

Nomination and Remuneration Committee

The Nomination and Remuneration Committee (NR Committee) consists of Mrs. Van den Herik and Mrs. Klein
Schiphorst. The Committee met five times in the year under review. Generally, the CFO, the CEO, the HR Director and
the Corporate Secretary also attended these meetings. Mr. Blokhuis attended several meetings as an observer.

As part of its annually recurring tasks, the NR Committee discussed the outcome of the Management targets for 2019
and the targets for the Management Board and Management Team for 2020, in line with the target structure that
was set up in 2019. The NR Committee monitored the progress towards meeting these targets throughout the year on
a quarterly basis.

The NR Committee devoted specific attention to succession planning and a proposed update of the company's job
profiles and salary scales. The latter requires management to develop a strategic view on the principles, pay equity,
total compensation, benchmarking, etc. to combine all of these elements to build a new scheme that is in line with the
company's strategy and adds business value by driving and optimising the employee value proposition. The NR
Committee had a separate meeting to discuss this topic, the defined principles and the pros and cons of the proposed
new scheme. Management will continue to work on this project in 2021, under the supervision of the NR Committee.

The NR Committee engaged an external party to conduct a benchmark study of the remuneration of the Management
Board and the Management Team. The research indicated that the remuneration of the Management Board and the
Management Team is in line with the benchmark.

In 2020, the NR Committee was involved in several (re)appointments and changes within the Management Team; the
HR Manager was appointed as HR Director and joined the Management Team and the Operations Director and
Acquisitions Director were respectively appointed as Chief Operations Officer and Chief Investment Officer.

As Mr. Vervoort's first term expired in November, the NR Committee reassessed the performance of Mr. Vervoort
against an updated CFO profile, benchmarked the remuneration package and assessed the composition of the
Management Board as a whole. The NR Committee reported its findings to the Supervisory Committee, which
resulted in the Supervisory Committee recommending the reappointment of Mr. Vervoort. The participants
unanimously reappointed Mr. Vervoort as CFO.
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Part of the standing agenda of the NR Committee meetings was a compliance update, focusing on reported integrity
incidents and follow up, plus compliance with regulatory requirements. The CEO and HR Director periodically updated
the NR Committee on their meetings with the Works Council. Also, the NR Committee met twice with the Works
Council in person. In addition, the NR Committee devoted special attention to the impact of COVID-19 on employee
well-being. The NR Committee pointed out that management should ensure that the company maintains its
connection with its employees in these times, when working from home is the norm. At the end of the year, the NR
Committee was informed of management's considerations for deciding to refrain from indexing the salaries in 2021.

As it did the previous year, the NR Committee conducted 360-degree feedback reviews on the CEO and the CFO by
interviewing 13 direct reports. At the recommendation of the NR Committee, the Management Board also conducted
360-degree feedback reviews on the COO, CIO and HR Director.

Meeting of Participants

Vesteda convened two regular Participants’ Meetings in the year under review. These included the annual meeting in
April, in which the financial statements and the annual report were discussed and adopted, and the execution of the
Business Plan was evaluated. In addition, the annual meeting in April appointed a new management board for
Stichting Administratiekantoor Vesteda, which operates independently of Vesteda. In the bi-annual meeting in
December, the participants discussed and approved the Business Plan 2021-2025.

Furthermore, Vesteda convened one extraordinary Participants' Meeting to agree on a number of amendments to its
Terms and Conditions. During the extraordinary Participants' Meeting, the participants approved the amendments to
the Terms and Conditions.

In addition, participants attended the annual informal Participants’ Day in September, during which they were
informed about the increase in transfer tax, the potential long-term effects of COVID-19 on the housing market, and
Vesteda's acquisition policy during the COVID-19 pandemic and beyond. The Sustainability Manager also gave a
presentation on climate change and the impact on Vesteda, while the CFO shared some insights into the new Business
Plan.

Amsterdam, 17 March 2021
Supervisory Committee

Jaap Blokhuis, Chairman
Hans Copier

Seada van den Herik
Theo Eysink

Eva Klein Schiphorst
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Corporate Sustainability
and Social Responsibility

General

Vesteda sees Corporate Sustainability and Social Responsibility (CSSR) as vitally important for the long-term value
development of our portfolio, our organisation as a whole and the society in which we operate. We believe that our
efforts in the field of CSSR improve and strengthen Vesteda, both directly and indirectly, that they result in future-
proof returns on our investments, and that they help us to create value for all our stakeholders. Our CSSR targets are
an integral part of our Business Plan and are therefore firmly embedded in our business operations. Our sustainability
programme manager is responsible for the strategic planning and implementation of our CSSR policies.

To shape our CSSR strategy, we use the three pillars of the ESG model: Environmental, Social and Governance. We
have defined five strategic projects in the context of these pillars: Reduce resource consumption of tenants and
common areas, Portfolio Sustainability Improvements, Engage Stakeholders, Implement Health & Well-being and
Achieve a GRESB five-star rating.

Environmental - Improve sustainable performance

As a fund, we seek to constantly improve our performance in the field of sustainability. We believe that this helps us
safeguard the attractiveness of the fund and optimise our long-term risk return ratio. Our objective is to reduce our
consumption of energy and water, and cut CO, emissions as much as possible. We also aim to use materials that have
no harmful effect on the environment, and we want to work with business partners who share our own high standards
in terms of sustainability.

Strategic project: portfolio sustainability improvement

In 2015, Vesteda's participants approved a plan to improve the energy performance of Vesteda's buildings. Our
ambition for the future is to have green energy labels (A, B or C) for 99% of our portfolio by 2024. The technical state
of city centre buildings and historical buildings, as well as local government regulations, make it nearly impossible to
achieve 100% green labels by 2024.

In 2020, we invested €6.8 million and improved the energy performance of at least 2,756 residential units. Since 2016,
we have invested a total of €27.4 million on energy performance measures.

. The percentage of homes in our portfolio with a green energy label (A, B, or C) increased to 91.1% in 2020, from
87.8% in the prior year.

. The percentage of homes with an D label declined to 4.3%, from 6.7% the previous year.

. The percentage of homes with an E label or lower class label declined to 4.6%, from 5.5% the previous year.

Portfolio Strategy is responsible for the progress in and monitoring of our energy labels. The labels are updated
according to energy-related measures and based on expiry dates (10 years). An overview is provided each quarter and
reported to the Operations department. These reports are used to monitor the progress made during the quarter and
enable us to assess whether the progress made is in line with our targets for the year.

Vesteda continues to invest in the improvement in the energy labels of the homes in our portfolio that do not yet meet
our energy performance target. The ambitious package of improvements includes building insulation, the replacement

of installations with energy-efficient variants and the generation of sustainable energy through the placement of solar
panels. We aim to realise the improvements on a building-by-building basis and in phases through 2024.
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Overview of energy performance measures
In 2020, Vesteda introduced the following measures to improve the energy performance of the homes in our portfolio:

Measure (number of properties, unless otherwise stated) m 2019 2018 2017 2016
High efficiency boilers 781 509 822 1,010 1,564
DC ventilators 609 19 1,670 481 731
High efficiency glazing 507 662 442 891 439
Roof insulation 201 141 24 - 273
Cavity-wall insulation 324 - 318 64 87
Under-floor insulation 289 - 92 23 21
LED lighting (complexes) 1 9 13 5 2
Solar panels (complexes) 10 19 2 2 3

In 2020, Vesteda installed 2,531 solar panels in a total of 10 complexes. At year-end 2020, Vesteda had installed a
total of 11,125 solar panels in its portfolio, generating approximately 2.7 million kWh annually.

Healthy and safe homes

Our aim is to provide our tenants with safe and healthy homes. A safe and healthy home is just as important as a
pleasant home and living environment. This implies that our homes are free of high-risk asbestos, that central heating
boilers are checked regularly, lifts are checked regularly, that combined heat and power installations are provided with
new filters if necessary. In addition to this, Vesteda has drawn up risk maps for every residential building. Although
these measures are of a more technical nature, their impact can have a positive impact on the lives and well-being of
our tenants. We also try to educate tenants, for example on how they can prevent legionella or how they can prevent
burglaries. To ensure the health and safety of our homes as effectively as possible, we have taken a number of
precautionary measures that are monitored or executed by our Operations department. These measures are described
below.

Asbestos

Up until 1994, the use of materials containing asbestos was common in the construction industry. Despite the fact
that there is no legal obligation for asbestos-related inspections, beyond roofs and in the event of any plans for
demolition or renovation work, Vesteda has conducted asbestos inspections at all complexes in its portfolio. If any
asbestos or any signs of asbestos were found during these inspections, Vesteda took appropriate action, including
clean-ups and providing information for tenants and third parties.

Asbestos inspections

(% of total complexes) S GGG IEC Iy o) Status at year-end 2019

No inspection necessary based on construction year 47% 40%

Inspected 53% 52%

To be inspected 0% 8%
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Central heating installations

We see timely maintenance as highly important, also from a preventive point of view, to ensure that all our individual
central heating installations work properly and are safe. We aim to inspect all central heating installations once every
two years. For open combustion devices, we aim for an inspection every 18 months.

In 2020, we contracted new inspection partners, replacing one underperforming partner, and improved the quality and
efficiency of the inspections. Over the course of two years, 65% of the central heating systems where inspected.

Combined heat and power installations

The same applies to combined heat and power installations. Here, too, we set our own goal to inspect the installations
every two years and place new filters, if this is necessary. In 2020, 52% of the installations were inspected. The
remaining installations will be inspected in 2021.

Lifts

Legislation stipulates that lifts must be inspected and certified once every 18 months. Vesteda has a contract with a
certified lift inspection firm, which conducts periodic inspections and issues inspection reports. Since 2016, 376 lifts
were approved of a total of 398 lifts. A total of 22 lifts were scheduled for re-inspection after the first inspection.

Vesteda engaged a Dutch specialist firm in the field of lift safety. This company tests the operation of the emergency
audio connection in our lifts every three days. In 2020, 261 lifts with emergency audio connection units were inspected
and tested.

Risk map

Vesteda uses an internal risk map to identify potential risks in our complexes. Each complex is assessed on the basis of
this risk map at least once every three years. The subjects covered in this map include, presence of asbestos, concrete
gallery floors, Manta and/or Kwaaitaal concrete floors, presence of lead water pipes, as well as fire safety. Based on
new insights, components are added to the risk map to ensure that at portfolio level there is a comprehensive
overview of risks in complexes and therefore inspections and maintenance can be carried out.

Fire safety

In 2020, Vesteda had a total of 94 complexes surveyed for fire safety by an organisation specialised in building safety
and regulations. Out of the 94 complexes, four were Vesteda's own regional offices. These four offices are excluded
from the outcome of the survey. We incorporated the outcome of surveys in the maintenance plans and the
maintenance budgets for those complexes. This survey was additional to Vesteda's annual fire safety maintenance
and checks. This includes annual visual inspections of fire extinguishing equipment, water pipes and emergency
lighting. On top of this, we pressure test the dry risers every five years. In 2020, we carried out 96% of the planned fire
safety maintenance and checks, compared with 83% in 2019.

Sustainability in the chain

Since 2016, we have asked all our largest suppliers to sign the VBN sustainability declaration for suppliers. We use the
term suppliers for parties that have a contract with our Operations department and that deliver goods and services
that have an impact on one or more of our buildings. By signing the IVBN sustainability declaration, our suppliers
endorse IVBN's vision on sustainability and corporate social responsibility and declare that they will act in accordance
with same.

In 2019, Vesteda's decided to make the IVBN sustainability declaration an integral part of the tender process for new
(master) service agreements. This led to a significant increase in the number of signed declarations. A total of 171
suppliers have so far signed the declaration. In 2020, a total of nine suppliers were added to this number. These
suppliers represent 88% of the activities that our Operations department outsourced in 2020. Vesteda's goal was to
achieve a minimum of 87%.

Now that we have embedded the sustainability declaration in our processes, the next step will be to improve our
influence and impact. A first step is the roll-out of a sustainability scan with questions on policies, targets and results.
This will give us a sustainability score per supplier, which will enable us to start a constructive dialogue with suppliers
to achieve improvements.
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Physical climate risks

Due to the changing climate, we are faced with physical climate risks such as heat stress, frequent droughts, extreme
rainfall and rising water levels. We have analysed our existing portfolio with regard to specific location risks and we
will add specific building risks to these findings, to determine feasible measures we can apply to reduce heat stress
and water stress at an asset level. On the acquisition front, we are already using our findings on location risks as part
of the decision-making process.

Climate risks and impact on the Vesteda portfolio

Groundwater depletion
(wooden pile rot/foundation) Homes per risk category (%)

Wildfire W High

‘ = Mid

Heat stress N Low

M None
Nuisance/ Flooding Unknown

damage
Groundwater
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Once every hundred Once every few decades More than once a year
or thousand years

Disruptive

Groundwater flooding

Impact (financial and tenant satisfaction)

Nuisance

Chance of climate threat

CO, footprint

Vesteda aims to reduce the CO, emissions of the organisation. In 2020, the total CO footprint of our organisation was
604 tonnes of CO,, or 2,791kg per FTE. This includes 5 of our 10 regional offices from which data is available. The
carbon footprint of 2020 is a reduction of 13% per FTE compared to last year. Scope 1 with 82% accounts for the
majority of the total emissions, compared to 6% scope 2 and 12% scope 3. COVID-19 has had impact on the CO
footprint both negative but mostly positive. The reduction of the total travel movements declined due to COVID-19
which has a positive effect. However, the employees that did need to travel, to the office for instance, had to do it by
car since this was not possible by public transport. This has a negative impact on the emissions.

CO, emission per FTE

6,000 240 Kg per FTE (left axis)
5000 200 M Mobility

M Waste
4,000 160 M Paper

Water

3,000 120 B Heating
2000 80 M Electricity
1,000 40 = Number of FTE (right axis)
0 0
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The CO, generated by mobility still accounts for the majority of our total CO, footprint. In 2020 we started to

reduce the emissions from mobility by making our car fleet more sustainable. By choosing more sustainable cars, such
as fully electric vehicles, the emissions can be reduced greatly. Where we started this policy at the second half of 2019
the percentage of fully electric cars in the car fleet increased from 9% at the end of 2019 to 32% at the end of 2020.
The total CO, emissions of our mobility was 16% lower compared to 2019. This is partly due to a more sustainable

car fleet, but mostly due to reduced travel movements because of COVID-19. Employees are stimulated to choose a
fully electric vehicle and are facilitated to make fully electric driving more practical applicable, i.e. installing

charging stations at the home of employees. We will continue to create a more sustainable car fleet to maintain this
reduction. The figure below shows the transport-related CO, emissions between 2013 and 2020 per FTE.
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Transport-related CO, emissions per FTE
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Circularity

Vesteda also aims to reduce the impact on materials and resources. With circularity the goal is to (re-)use products
and materials endlessly. To start reducing our impact on the use of materials and resources we need to gain insight in
our current performance. Similar as carbon footprint we asked a third party to calculate the circular footprint of our
organisation. The purpose of determining the footprint is to measure which virgin materials are added to the cycle and
which materials are destroyed and thus leave the cycle. In a circular footprint all materials in the building are assessed,
including which materials are used and how much waste this creates. Looking at these three incoming and outgoing
flows gives us insight in possible ways to improve the circularity of materials.

In terms of procurement, Vesteda is already using as much circular cleaning materials as possible and we also use
more and more re-used office furniture. The biggest volume of used materials and resources is in the categories waste
and energy. The energy is used to heat and electrify our office. With the renovation of our main office in 2017 we made
great progress in the reduction of energy and therefore resource demand. The remaining energy demand for electricity
is from renewable resources which has a positive impact on circularity. For natural gas this is not possible. In the future
we want to research the possibilities to disconnect from the natural gas grid towards a more sustainable and circular
heat source for the main office building.

The first assessment of the circular footprint gives Vesteda insight in the performance of the organisation. Although
we are pleased with the initial outcome of our circular performance, we also saw potential to improve. The footprint
gives a better understanding on how to look at circularity within organisational processes. In 2021, we want to look for
ways to incorporate circularity in our procurement and to create a policy and monitoring on the disposal of office
furnishing.

Measuring and managing resource consumption

Our goal is to manage and reduce our use of resources (energy, water) and to reduce the production of

greenhouse gases. We aim to structurally reduce the energy consumption in our investment portfolio. We started this
project in 2016, when the focus was initially on common areas. Due to collaboration with grid operators it is now
possible to also measure the energy consumption of our tenants. This year, for the first time we can report this data in
our annual report.

Common areas

In 2020, our electricity use for common areas decreased with 8.4% and gas consumption with 5.4%. We also increased
the portfolio’s green electricity with European wind energy to 88% of the portfolio. The remaining non-sustainable
energy have existing energy contracts that cannot be changed to sustainable energy yet or are operated by residents
associations where we have no influence on the type of energy purchased. Since not all utility providers have finalised
their annual statements yet, the coverage in 2020 is lower than 2019.

In like-for-like, the consumption is compared for areas for which the consumption is available for 12 months in 2019
and 2020. The square meters of the common areas are calculated based on a representative sample in which we
measured that the actual common area square meters on average represent approximately 22% of a complex.
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Absolute Like-for-like
Common areas 2020 2019 2020 2019
Key figures
Portfolio's green electricity (%) 88% 64% 87% 87%
Portfolio's green gas (%) 99% 99% 99% 99%
Energy consumption
Consumption from electricity (kWh) 7,808,159 11,012,562 7,089,468 7,789,077
Consumption from gas (m3) 64,503 44,300 35,558 37,604
Greenhouse gas emissions
Total indirect emissions (metric tonnes CO,, Elektra) - Gross 3,709 4,548 3,367 3,217
Total direct emissions (metric tonnes CO,, Gas) - Gross 122 84 67 71
Total indirect emissions (metric tonnes CO,, Elektra) - Net 451 1,628 450 416
Total direct emissions (metric tonnes CO,, Gas) - Net 122 84 67 71
Water
Total water usage (m3) 4,285 42,648 3,805 4,153
Coverage sqm
Coverage % electricity - based on sgqm 74% 84% 66%
Coverage % gas - based on sgm 65% 56% 53%
Coverage % water - based on sgm 44% 71% 4b%




Vesteda Annual Report 2020 | Corporate Sustainability and Social Responsibility

Tenants

In 2020, the tenant consumption decreased with 5.2% for electricity and 2.9% for gas. In like-for-like the consumption
is compared for areas for which the consumption is available for 12 months in 2019 and 2020. Data available for 8
months or more is extrapolated and included for 12 months in the overview. The decrease in consumption is due to
sustainable renovations and because our tenants use their homes more energy efficient.

Consumption data of the common areas and tenants is derived from telemetric meters, invoices, manual visual
readings and (for the majority of tenant consumption) from the energy grid operator. The coverage is based on the
square meters where consumption is available for at least 8 months.

Absolute Like-for-like
Tenants 2020 2019 2020 2019
Key figures
We calculate the green electricity from tenants according to the Dutch 70% 70% 70% 70%
average:
Energy consumption
Consumption from electricity (kWh) 67,328,355 70,734,571 67,038,462 70,734,571
Consumption from gas (m3) 21,842,546 22,923,577 21,807,581 22,456,905
Consumption from district heating (GJ) 0 45,341 0 0
Greenhouse gas emissions
Total indirect emissions (metric tonnes CO,, Elektra) - Gross 31,981 29,213 31,843 29,213
Total direct emissions (metric tonnes COz, Gas) - Gross 41,151 43,326 41,085 42,444
Total indirect emissions (metric tonnes COZ, Elektra) - Net 26,768 24,452 26,653 24,452
Total direct emissions (metric tonnes CO,, Gas) - Net 41,151 43,326 41,085 42 444
Water
Total water usage (m3) 51,800 1,556,619 51,799 62,418
Coverage sqm
Coverage % electricity - based on sgm LFA 100% 100% 100%
Coverage % gas - based on sqgm LFA 97% 98% 97%
Coverage % water - based on sgm LFA 2% 58% 2%
Coverage % district heating - based on sqm LFA 0% 26% 0%

Total
The total energy consumption of our total portfolio including intensity measures was as followed.

61



Vesteda Annual Report 2020 | Corporate Sustainability and Social Responsibility

Absolute Like-for-like
Total 2020 2019 2020 2019
Key figures
Portfolio's green electricity (%) 72% 69% 72% 72%
Portfolio's green gas (%) 6% 6% 6% 6%
Energy consumption
Consumption from electricity (kWh) 75136,514 81,747,133 74,127,930 78,523,648
Consumption from gas (m3) 21,907,050 22,967,877 21,843,140 22,494,509
Consumption from district heating (GJ) 0 45,341 0 0
Greenhouse gas emissions
Total indirect emissions (metric tonnes CO,, Elektra) - Gross 35,690 33,762 35,211 32,430
Total direct emissions (metric tonnes CO,, Gas) - Gross 41,273 43,409 41,152 42,515
Total indirect emissions (metric tonnes COZ, Elektra) - Net 27,219 26,080 27,103 24,868
Total direct emissions (metric tonnes COZ, Gas) - Net 41,273 43,409 41,152 42,515
Water
Total water usage (m3) 56,085 1,599,267 55,604 66,571
Solar energy
Generation solar energy (kWh) 2,665,374 1,756,498

Besides reduction in energy consumption the generation of solar energy increased. In 2021, Vesteda will try to increase
the annual generation of solar panels by looking for ways to install more solar panels on single-family homes.

Intensity performance indicators

Absolute Like-for-like

2020 2019 2020 2019
Intensity from buildings per sqm - common areas
Electricity intensity (kWh/year/sqm) 27.29 34.89 27.28 29.97
Gas intensity (m3/year/sgm) 2.91 1.92 1.88 1.99
Green House Gas emissions intensity (kg COz/year/sqm) - Gross 0.0124 0.0137 0.0123 0.0118
Green House Gas emissions intensity (kg CO,/year/sqm) - Net 0.0019 0.0051 0.0019 0.0017
Water intensity (m3/year) 0.04 0.28 0.04 0.04
Intensity from buildings per sqm - tenants
Electricity intensity (kWh/year/sqm) 2416 25.46 2413 25.46
Gas intensity (m3/year/sqm) 10.63 11.00 10.62 10.94
Green House Gas emissions intensity (kg CO,/year/sgm) - Gross 15.10 14.92 15.09 14.83
Green House Gas emissions intensity (kg CO,/year/sgm) - Net 14.03 13.94 14.02 13.85
Water intensity (m3/year) 0.93 0.97 1.06 1.28
Intensity from buildings - per tenants
Electricity intensity (kWh/year) 1,308.06 142314 1,290.50 1,367.02
Gas intensity (m3/year) 381.38 399.85 380.27 391.61
Water intensity (m3/year) 0.98 27.84 0.97 1.16
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Paris Agreement

We are committed to the Paris Agreement, and in 2030 we want to reduce our Carbon footprint by 49%, and in 2050
by 95% in comparison to 1990. Our investments in sustainability, by using the 'Trias Energetica principle' and first
reducing the energy demand of our homes, a more sustainable use, and taking sustainability into account in our
acquisition policy have already lead to a carbon reduction of approximately 35%. With our remaining investment
programme we are well on our way to meet the 2030 target by 2024.

kWh/sgm development Vesteda portfolio
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Social - Engaged stakeholders and a socially engaged organisation

We believe it is important to engage in sustainable relationships with our tenants, our participants and our other
stakeholders. We communicate openly and transparently about our activities in the field of CSSR and consider it a
part of our social responsibility to encourage and increase the awareness, engagement and responsibility of both our
employees and our other stakeholders in the field of sustainability. In addition, as a fund we want to contribute to
society in general and to the neighbourhoods where our properties are located in particular.

Strategic project: stakeholder engagement
In 2020, we launched various initiatives with and for our stakeholders:

. We are JINC partner and we help young adults to prepare for and start their working life by giving job
application training.

. We started a pilot to improve the entrances to our complexes, by improving the overall quality and stimulating
communities within complexes.
. In 2020, a graduate student researched the possibility of Vesteda successfully involving tenants in creating

more sustainable homes and reducing carbon emissions.

Strategic project: health & well-being
Our aim is to have a positive impact on the health and well-being of our tenants and employees. As part of our efforts
on this front, last year we launched a number of initiatives:

In 2020, we introduced a personal vitality budget for employees. Employees can use this budget to improve or
maintain their healthy lifestyle and personal development.

Together with our partner, the Dutch Society of the protection of Birds (Vogelbescherming), we are looking at
how we can improve the biodiversity within new acquisitions and renovations by installing bird and insect
houses to increase the biodiversity in and around our complexes.

We included questions about the happiness and well-being of our tenants in our annual tenant survey. We want
to know our tenants' concerns and what we can do to improve the situation.

Governance - Responsible business and transparent organisation

Our aim is to act and be perceived as a sustainable investment by our participants. We are open and transparent
about our progress on our sustainability targets, and we strive to meet the highest possible standards in reporting on
CSSR-related activities.
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Our impact on the Sustainable Development Goals

In 2015, the United Nations adopted 17 Sustainable Development Goals (SDGs), defining global sustainable
development priorities and aspirations for 2030. This common set of 17 goals and 169 sub-targets calls for worldwide
action from governments, business and civil society to end poverty, ensure prosperity for all, and protect the planet.
Vesteda has decided to embrace the UN's Sustainable Development Goals.

We conducted an analysis to determine which of the SDGs are the most relevant to our activities, based on what we
do and our ambitions. We consider the SDGs affordable and clean energy (7), sustainable cities (11) and Responsible
consumption and production (12) the most relevant to our activities. In 2020 we incorporated these SDGs in our CSSR
goals for the future.

SDGs along our value chain
We have mapped our SDG actions along our value chain.

Our value chain

Constructors
& developers [t
Portfolio
management
Tenants
m e Operations E——

Our SDG actions

“ ﬁwmﬂ%}? Safe and healthy buildings
[ ==[==[==] Accesibility of buildings

12 Em%“ Gas-free cooking and living
ANDPRODUCTION
m Supplier Supplier
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Global Reporting Initiative (GRI)

Since 2015, Vesteda has used the GRI-G4 standards to report on its CSSR policy in its annual report. In 2020, Vesteda
once again reported on the basis of GRI Standards. For more information, please see the About this report section of
this report.

GRESB

Since 2010, the Global Real Estate Sustainability Benchmark (GRESB) has provided a tool to compare the
sustainability of property investment funds. The GRESB survey is designed to identify the sustainability performance
of the real estate sector and is now a widely-recognised and well-respected initiative. The environmental benchmark
rates environmental management practices and their implementation, making it possible to compare the ratings of
different real estate investments with both their national peer group and the GRESB global average. Vesteda has
been a part of the benchmark since its inception. Vesteda believes that GRESB is helping to increase transparency in
terms of the sustainability of real estate funds. To contribute to the continued evolution of the benchmark, Vesteda
joined GRESB as a member in 2013.
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In 2020, Vesteda was awarded five out of five stars and remained part of the global top 20% for its sustainability
performance for the third year in a row. Vesteda was ranked third out of nine in 2020, compared with third out of 16 in
2019. Vesteda is committed to remaining a top player in the field of sustainability at a national level.

ESG breakdown GRESB 2020

Vesteda Peergroup  GRESB average Max score
Environment 52 49 38 62
Social 18 18 15 19
Governance 19 19 17 20
Overall 88 86 70 100
GRESB score 2020
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The joys of a courtyard garden

My husband died two years ago and | moved to this  This is somewhere | can spend time outside a few

apartment shortly after. I'd always said | wouldn't times a day, or take a walk and have a chat with

want to stay behind in that big house by myself. someone. At a distance, of course, and with a face
mask on.

Thankfully, I'd already settled in a bit when the

COVID-19 outbreak happened. So | at least know And with all the facilities close by, | don't have to

my closest neighbours, and a young man who lives use public transport either. That also helps me stay
on the same floor does my shopping once a week. mobile. I'm glad | took this step. And with Vesteda

What | particularly like at this time is the courtyard  as my landlord, | hope to enjoy living here for many

garden of this complex. years to come.

'From a house to an
apartment, | could not
have made that move
at a better time'
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Governance and risk
management

Legal structure

Vesteda has the legal structure shown below.
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Vesteda Residential Fund

Vesteda is a mutual fund for the joint account of the participants. Investors may join the fund by taking an interest in
the fund. The fund is transparent for tax purposes. For this reason, participants can participate in Vesteda via an
entity with its own legal and fiscal structure. Participants always join or exit the fund via a request to the fund
Manager: Vesteda Investment Management B.V. The rights and obligations of the Manager, the Supervisory
Committee and the participants are set out in the fund's Terms and Conditions.

StAK Vesteda

Participants' rights and obligations in respect of the fund Manager, Vesteda Project Development B.V. and Vesteda
Finance B.V., are exercised through Stichting Administratiekantoor Vesteda (StAK Vesteda). Participants are granted
a power of attorney to attend and exercise voting rights in the general meeting of shareholders of these three
companies by StAK Vesteda at their request.

Vesteda Investment Management B.V. (the Manager)

The fund's Terms and Conditions instruct the Manager to manage the fund under the conditions specified therein. The
Manager is responsible for day-to-day operations and implementation of the strategy. The Management Board and
the staff are employed by the Manager.

Vesteda Finance B.V., Vesteda Project Development B.V. and Vesteda Services B.V.

Vesteda Finance B.V. undertakes Vesteda's (unsecured) financing activities on behalf of the fund. Vesteda Project
Development B.V. is responsible for development projects in the committed pipeline and certain selected acquisition
projects. Vesteda Services B.V. acts as an intra-group service provider.
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Custodian

Custodian Vesteda Fund | B.V. is the legal owner of the property of the fund, while the fund is the beneficial owner.
The custodian acts in accordance with all instructions regarding the fund's assets given by the Manager, and shall only
be entitled to acquire, dispose of, transfer or otherwise deal with any fund assets on the instructions of the Manager..

Corporate governance

Vesteda Residential Fund

The Vesteda Residential Fund is a contractual investment fund as defined in section 1:1 of the Dutch Financial
Supervision Act (FSA). It is an unlisted fund for the joint account of the participants. As such, the economic title to the
fund assets is held by the participants pro rata to their participation rights. The purpose of the fund is to make
investments, and in particular (but not limited to) to invest capital, indirectly or directly, in property mainly designated
for residential purposes located in the Netherlands, for the account and at the risk of the participants. The strategy of
the fund is set out in more detail in the investment guidelines that form part of the fund's Terms and Conditions.

The Vesteda Residential Fund's Terms and Conditions govern the fund and they can only be amended by a resolution
of the participants. They have entrusted the Manager, Vesteda Investment Management B.V., with the management
and operation of the fund. The Manager carries out its task solely in the interests of the participants and within the
boundaries described in the fund's Terms and Conditions. The Manager, in its capacity as Manager and operator of the
fund, is subject to the supervision of the Dutch Financial Markets Authority (AFM) and the Dutch Central Bank (DNB).
The Manager obtained a licence to act as a manager of an alternative investment fund in accordance with article 2:67
of the FSA on 17 February 2014. The participation rights can only be acquired by professional investors as defined in
section 1:1 of the FSA.

Participants

The participants do not take part in the operation of the fund or the management or control of its affairs and have no
right or authority to bind the fund assets, or to vote on matters relating to the fund other than as set forth in or
pursuant to the Terms and Conditions.

The Manager convenes at least two participants' meetings each year. If a participant, or two or more participants
jointly holding at least 10% of the total participation rights, deem(s) any additional meeting of participants necessary,
the Manager is required to convene such a meeting. Participants are entitled to cast a number of votes pro rata to
their respective participation rights.

A participant may request that its participation rights be redeemed by the Manager in accordance with the Terms and
Conditions.

Subject to the retention of reserves as reasonably deemed necessary by the Manager to meet the current and
anticipated expenses of the fund, the realised result, excluding the result on property sales, shall be allocated for
distribution to the participants pro rata to their respective participation rights.

Role
The participants are the beneficiaries of the fund and, as such, have a final say in material matters regarding the fund,
as specified in the fund's Terms and Conditions.

Supervisory Committee

Composition and governance

The Supervisory Committee supervises how the Manager executes its task, as well as the general course of the fund,
on behalf of the participants in the fund. The Supervisory Committee has established rules regarding the processes
and governance in its by-laws.

The Supervisory Committee shall have at least five members, with the exact number to be determined by the
participants. At present, the Supervisory Committee comprises five members, who are listed in Annex 3 of this report.
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The Supervisory Committee has an Audit Committee and a Nomination and Remuneration Committee, both of which
are governed by by-laws. The Supervisory Committee shall meet as often as it deems necessary, but at least four
times a year, to discuss the results of the fund, the quarterly unaudited financial statements and the valuation of the
fund's portfolio.

The members of the Supervisory Committee are appointed, suspended and dismissed by the participants with due
observance of any nominations made and a profile as set forth in the Terms and Conditions. They are appointed for a
period of four years, which term may be extended once by four years. Each participant that individually holds and each
group of two or more participants that jointly holds at least 25% of the participation rights is entitled to nominate one
member of the Supervisory Committee. The fund strives to achieve the best possible balance among its members in
terms of gender, expertise and experience in the fields of management, compliance, risk management, financial
reporting, funding, real estate and real estate funds.

All resolutions of the Supervisory Committee are adopted by a simple majority. Each member of the Supervisory
Committee is entitled to one vote. In the event of a tied vote, the resolution at issue will be rejected. The Supervisory
Committee may also pass resolutions in writing. A member of the Supervisory Committee will not participate in
deliberations or decision-making within the Supervisory Committee, if they have a direct or indirect personal interest
in the matter in question that conflicts with the interests of the joint 