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IMPACT was founded on the belief that private capital is required to solve social issues like poverty,
homelessness and inequality and that there is a role for institutional investors. The foresight of our
founders and their commitment to put capital behind their vision led to our formation in 1998 to
demonstrate that impact investing can produce financial returns and measurable impact at scale.
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IMPACT has developed a niche in private credit that allows it to offer consistent risk-adjusted returns.
We have pioneered the use of capital markets tools to create investments in scale -- the kind of scale
large investors need and that offers the potential for transformational change.
Like our peers, IMPACT has been on a journey to define and measure the impact of its investments.
We started with a simple premise, ‘make good investments that benefit low-income families and
communities.’ Initially we measured impact by the numbers: number of housing units developed,
number of jobs created or saved, number of people served at community health centers or childcare
facilities. As we progressed, we began to ask whether we could go deeper in measuring impact and
use that information to make decisions that would result in greater impact. As a diverse manager, we
challenged ourselves to ensure that our investments promote equity and opportunity for everyone.
Most of our investing has been in affordable housing (over $1 billion to date), so we decided this is
where we should start. What did we mean by affordable? Affordable to whom? Is safe, secure shelter
enough? As you will find in the pages that follow, the answers to these questions have moved us well
beyond simply counting things.
We’ve learned that investing to create lasting social change must occur at the local level. To achieve
our investment and impact goals, we partner with local organizations with successful track records and
ties to their communities. On page 11, you’ll meet Michael Massie of Jamboree Housing Corp., a premier
developer of affordable housing with a mission to transform lives and strengthen communities. We can’t
find a better partner for making quality investments with lasting impact.
We are proud of the numbers that tell our story, but what drives us, is the real impact on real people
like Cloudy and Victoria on page 10. The injustices that played out in front of us over the past year
underscore the incredible importance of seeking investments with the ability to change lives and
communities or to “build opportunity.”
IMPACT’S track record reveals what is possible when you invest with intentionality – the intention of
making a good investment that seeks measurable impact and transformational change. We are not
just focused on making investments, we are focused on building opportunities. We are grateful for the
opportunity to pursue our mission and proud to share our impact through this 2021 impact report.
Sincerely,

Jeff Brenner
President & Chief Executive Officer, IMPACT Community Capital
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COMPANY OVERVIEW

BUILT FOR IMPACT

DELIVERING SOCIAL IMPACT IN SCALE
Founded in 1998 by some of the country’s leading insurance companies,
IMPACT Community Capital was created to generate institutional-quality,
sustainable investments that transform communities. Today, IMPACT Community
Capital is a leading investment manager and one of the longest tenured private
debt managers in impact investing.

UNLOCKING VALUE TO OPEN NEW OPPORTUNITIES
IMPACT’s mission is to deliver institutional investment solutions that unlock value
for investors and build the necessary infrastructure for underinvested communities.

HISTORY OF INNOVATION
As one of the first to use mortgage-backed securitizations to deliver capital at
scale for affordable housing, the firm has now now originated $2 BILLION of
investments that financed healthcare, childcare, and economic opportunities for
America’s underinvested communities, which includes $1 BILLION of originations
in affordable housing. IMPACT delivers institutional investment solutions that unlock
value for our investors while delivering positive social and economic impact to
families, communities, and businesses.

– IMPACT’S FOUNDERS –
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TWO DECADES OF
SOCIAL IMPACT

First securitization
backed by $40M of
affordable multifamily
housing mortgage loans

Launched private debt fund to
finance childcare and healthcare
facilities for low-income families

Third securitization, backed
by $302M affordable
housing mortgages.

Securitization of $106M in
affordable housing mortgages

Facilitated Freddie
Mac’s first social
bond issuance

2000 2003 2004 2008 2010 2014 2015 2019 2020 2021
Closed on $475M
for Community Impact
Loan (CIL) Fund
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Launched high-impact
private equity fund of funds
to provide mezzanine debt
financing to investments
focused on job creation

First Freddie Mac
Q-Series Securitization
for

$215M

First privately placed
participation certificate
swaps with Freddie Mac

Closed IMPACT Mortgage
Opportunities Fund for
$210M and facilitated
second social bond
issuance with Freddie Mac

EXECUTIVE SUMMARY
CREATING THE ENGINES
THAT BUILD OPPORTUNITY

Affordable housing supports the workforce that powers
local communities, and 61 of our 130 properties offer
social services that enable families and individuals to be
more secure, resilient tenants.

WE FACILITATE THE FLOW OF INSTITUTIONAL
CAPITAL TO REACH UNDERINVESTED COMMUNITIES
IN DIRE NEED OF AFFORDABLE HOUSING

IMPACT PROPERTIES FROM 2015 TO 2020 THAT PROVIDE:
$2.433 BILLION IN INVESTMENTS
ORIGINATED FROM INCEPTION TO
JUNE 30 2021
Commercial Real Estate Debt Fund
Secured Housing Loans
Private Real Estate Fund of Funds
Direct Commercial Real Estate Debt
Private Debt
Private Equity

25M per year between 2015 and 2020
$
THIS EQUATES TO AVERAGE TENANT SAVINGS OF 245 per unit per month.

AGGREGATE TENANT SAVINGS OF

$

TENANT SAVINGS CAN PROVIDE DISCRETIONARY INCOME FOR ESSENTIAL NEEDS
Average monthly expenses for U.S. Consumers*:

GROCERIES

EDUCATION

HEALTHCARE

TRANSPORTATION

$380

$98

$348

$140

"Source: https://www.bls.gov/news.release/pdf/cesan.pdf
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RESIDENT ASSISTANCE:

47 properties

EDUCATION PROGRAMS:

36 properties

HEALTH AND WELLNESS:

27 properties

CHILDCARE PROGRAMS:

11 properties

IMPACT METHODOLOGY

IMPACT THESIS
We believe a need exists across underinvested communities for private capital to drive change. We also
believe that institutional investors can play a pivotal role in meeting that need. At IMPACT, we strive
to Build Opportunities for institutions to efficiently deliver capital to low-income communities, and by
directing capital at scale, we aim to make positive, systemic change for individuals and families.

METHODOLOGY
To implement our impact thesis, IMPACT actively participates in industry groups and initiatives to
facilitate growth in the impact investing market by standardizing investment methodologies and
promoting transparency on impact outcomes. Specific aspects of IMPACT’s investment process and
impact reporting guidelines are informed by the appropriate industry standards from these organizations.

IMPACT utilizes five of the United Nations Sustainable Development Goals (SDGs)
to define our area of focus within the impact investing universe:

In alignment with its focus on these five SDGs, IMPACT seeks to develop strategies that increase the
institutional capital invested for impact. For each strategy, we set intentional impact objectives that
align with institutional investor needs for return, investment and capital structures, liquidity and scale.
IMPACT then defines its contribution to impact across two planes: its contribution to solutions that
increase capital flow and the benefits to underserved communities.
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TRACKING IMPACT IN EVERY INVESTMENT

1

IMPACT sets a broad impact target focused on
the SDGs and standard measurement frameworks.
These targets provide key metrics regarding
intended outcomes, who will benefit, how much
benefit is expected, IMPACT’s role in creating
the benefits, and risks to achieve the intended
financial and social-impact goals.
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In due diligence and investment allocation
decisions, IMPACT incorporates ESG factors
to avoid negative outcomes for investors and
communities. These factors may include negative
impacts of climate change, negative social
outcomes such as gentrification, or adverse
governance issues that create headline risk.

3

IMPACT monitors its investments through
their lifecycle to ensure that the intended
impact thesis is maintained, investment
performance meets expectations and long-term
positive change in communities is achieved.
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IMPACT reports impact metrics to its investors
and to its wider set of stakeholders. IMPACT
constantly evaluates its performance–not only to
avoid negative ESG outcomes but also to ensure
its impact thesis, strategies and objectives meet
or exceed industry standards.

5

IMPACT supports ongoing investor reporting,
public reporting, as well as third-party verification
of impact reporting in order to act as a model
for institutional investors and further drive
accountability and transparency.

BUILDING OPPORTUNITY

IMPACT RESULTS

DRIVING CAPITAL IN SCALE TO
UNDERINVESTED COMMUNITIES

TANGIBLE IMPACT AND POSITIVE OUTCOMES

At IMPACT, we strive to efficiently deliver capital to low-income communities, and by directing
capital in scale, we aim to make positive, systemic change for those individuals and families.

IMPACT’s investments help level the playing field by providing housing-cost stability
for low-income tenants across the United States.

FROM 2015 TO 2020, IMPACT FINANCED
A SCALABLE IMPACT STRATEGY TO REACH LOCAL COMMUNITIES:

$1.185 BILLION

AFFORDABLE HOUSING LOANS ORIGINATED SINCE 2003:

622

TOTAL NUMBER OF PROPERTIES FINANCED SINCE 2003:

49,018

TOTAL NUMBER OF UNITS FINANCED SINCE 2003:

THROUGH THE CAPITAL MARKETS, IMPACT has introduced a wide range of
institutional investors to the possibilities of investing in affordable housing.

Since inception, IMPACT has securitized
$
1B in affordable housing mortgages.

308M in affordable housing mortgages
across 130 Properties
$

Totaling

8,685

Affordable Units

Housing approximately

22,800 individuals

INDIVIDUALS AND UNITS BY AMI
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BUILDING OPPORTUNITY

IMPACT RESULTS

TANGIBLE IMPACT AND POSITIVE OUTCOMES
		
		

IMPACT properties saved tenants an aggregate $25M per year
or an average $245 per unit per month1

For properties that provide additional services, tenants can receive aid to get back on
their feet and build the resilience to maintain residence in a safe, stable home.

In 2-bedroom apartments financed by IMPACT, tenants with
• 60% AMI saved an average $162/month
• 30% AMI saved an average $600/month

47 %

36 PROPERTIES OFFER ADULT EDUCATION

1000
$/mo

of IMPACT properties between 2015 and 2020 provided social services

OF THE 61 PROPERTIES OFFERING SERVICES:

1200

such as Financial Literacy, Credit Counseling and Job Training

800

27

PROPERTIES OFFER HEALTH & WELLNESS
such as Medical Screening and Nutrition Education

600
400

SERVICES

11 PROPERTIES OFFER CHILDCARE SERVICES

200

such as After-School Programs and Childcare

RENT SAVINGS at 60% AMI

3

BR

2

BR

1

BR

0

MORE THAN SHELTER

47 PROPERTIES OFFER RESIDENT SUPPORT

such as Transportation, Housekeeping, and Community Activities

:

RENT SAVINGS at 30% AMI

FOR IMPACT PROPERTIES BETWEEN 2015 AND 2020:
ENVIRONMENTAL CONSIDERATIONS

93.5%

of properties financed by IMPACT were
in areas with higher poverty rates than
the US Poverty Rate of 10.5%2*

34,415 UNITS

financed by IMPACT were in areas where an
average 47% of renters were cost burdened
(spend more than 30% of income on housing).*

ARE ALSO AT THE FOREFRONT
OF IMPACT'S DUE DILIGENCE
OF POTENTIAL PROPERTIES.
PROPERTIES THAT INVEST IN
SUSTAINABILITY INITIATIVES HELP
MANAGE EXPENSES AND COST
INCREASES, WHICH IS CRITICAL TO
MAINTAINING RENT AFFORDABILITY.

Rent savings are calculated as the difference between affordable rent levels and Fair Market Rent as established by the
Department of Housing and Urban Development. Rent savings are calculated by geography, AMI level and bedroom type.
2
Poverty rate source: https://www.census.gov/topics/income-poverty/poverty/guidance/poverty-measures.html
1

*Data as of 12/31/2020 and based on all IMPACT properties since 2003.
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• Total Green Building Certified Properties (LEED): 18
• Properties with an ENERGY STAR Score of 75
or higher: 38
• In an effort to reduce commute times, particularly
driving times, IMPACT prefers properties in close
proximity to public transportation and city centers.
Across all properties, the average travel time to
work is 26 minutes.

ENVIRONMENTAL IMPACT

Environmental considerations are very much
embedded into our underwriting processes and
investment decisions, particularly to the extent
green attributes and renewable energy contribute to
affordability over extended time horizons.

GOVERNANCE

As a collaborative effort by some of the nation’s largest insurance companies, IMPACT was founded to
execute an investment strategy dedicated solely to making purpose-driven investments. Our commitment
to these values flows through to our borrowers, our board members and our team. We celebrate diversity
across our company and are committed to advancing opportunities among our partners.

OUR BORROWERS

By accumulating and monitoring these metrics over
time, we help our development partners make the
business case to invest in sustainability initiatives at
the outset to manage expenses and ensure the longterm viability of both new projects and retrofits. These
efforts also support our primary social objectives,
given that cost increases often cannot be passed
along to affordable housing tenants.

MISSION AND VALUES ALIGNED

33

NOT-FOR-PROFIT
BORROWERS

6

WOMEN-OWNED
BORROWERS

3

MINORITY-OWNED
BORROWERS

EXAMPLE GREEN FEATURES:
• Solar Panels
• Geothermal heating
• Energy STAR appliances

OUR BOARD

OUR TEAM

• Energy efficient windows
• Water-conserving fixtures
• Low VOC paint

50 50
%

ETHNIC
MINORITIES

%

NOUR BACHA
Financial Analyst

BIN CHEN
Financial Analyst

WENDY CHEUNG
Controller

PAUL HWANG
Portfolio Manager

MELISSA RADIC, CFA
Director, Investor Relations
& Capital Markets

STEPHANIE TIRMAN
Director, Accounting
& Operations

ANDREW ZIMMERMAN
Director, Portfolio Manager

WOMEN

LIZ KANG
General Counsel
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JEFF BRENNER
President & Chief
Executive Officer

MICHAEL J. LOHMEIER
Chief Investment Officer

IMPACT IN ACTION

ROCKWOOD APARTMENTS: A CASE STUDY

IMPACT IN ACTION

TENANT STORIES

BUILDING THE OPPORTUNITY
TO PURSUE A DREAM

IMPACT Community Capital invested in Rockwood Apartments
through its Community Impact Loan Fund, which was established in
2003 to provide continuous availability of capital to fund mortgages
on affordable multifamily properties.

MEET CLOUDY:

Cloudy lives at the Rockwood Apartments with his
expecting wife, Kayla, and two daughters, Aaliyah,
age 12, and Amiyah, who’s 10 months old.

Rockwood Apartments, located in Anaheim, CA, is an innovative
multifamily development that provides permanent stable housing
and supportive services for:

AFFORDABILITY ADVANTAGES:
Cloudy currently works in food service, an area that
has been affected throughout 2020 by the Covid-19
pandemic and related shutdowns. The stability of
affordable permanent housing has allowed Cloudy the
ability to pursue his dream of becoming an actor and
resources to attend acting school.

• 48 formerly homeless families with children
• 15 apartments for Mental Health Services Act (MHSA)
clients living with mental illness and
• 6 affordable apartments for large low-income families.

AFFORDABILITY

• Criteria: Households earning between
30% to 60% of Area Media Income
• Rents: $283 to $2200/month
(depending on income/apartment size)
• Market Rate*: $2,331
(avg. for 2-bedroom in local market)

After eight years of ungodly degradation, mindnumbing misinformation and mazes of roadblocks…
Rockwood is a good place to call home. - Victoria

FEATURES / AMENITIES

• Gold LEED certified, ENERGY STAR appliances,
Electric vehicle charging stations
• Recreation center with activity rooms,
community garden, basketball court,
fitness stations, tot lot, barbecue and
outdoor dining areas, computer lab

SUPPORTIVE SERVICES

Resident services are specifically tailored to meet the unique
needs of the Rockwood community. Supportive services include:
• Homework assistance and tutoring for young people
• Health and wellness programs for families and seniors
• Programming that provides tools for long-term 			
financial stability, including financial literacy courses,
career development and planning for homeownership

SUSTAINED STABILITY
MEET VICTORIA:

Victoria has lived at the Rockwood apartments
with her partner, Guy, and son, Samuel, since 2016.
AFFORDABILITY ADVANTAGES:
Formerly homeless, Victoria had lived on the streets
for eight years, and after she became pregnant,
struggled to find safe and secure housing to raise her
child. Following stops in various homeless and rapidrehousing programs, which were not able to offer a
permanent solution for Victoria and her family, she
moved into the Rockwood Apartments within weeks
of its opening.

* Source: Novogradac, as of April 2021
Photo Credit: For Jamboree by JuanTallo.com
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Tenant testimonials as of August 2021

IMPACT IN ACTION

Q & A WITH JAMBOREE HOUSING CORP

IMPACT evaluates its borrowers not only to evaluate creditworthiness, but also to assess
management expertise and alignment with our mission. The stability of tenants at Rockwood
Apartments is made possible by Jamboree Housing Corporation, a high-quality affordable
housing developer. Our interview with Michael Massie, Chief Housing Development Officer
at Jamboree, offers insight into how Jamboree builds sustainable affordable housing.
How do you describe the mission of
Jamboree Housing Corp.?
At its core, our mission
is to provide high quality
housing and services
that transform lives and
strengthen communities.
That won’t change, but
the scope of our mission
is evolving. Over the
past 30 years, we’ve
gone from a small
nonprofit, locally based
and locally focused, to
a state-wide developer, and more recently a national player
in affordable housing. So, while our mission hasn’t changed,
affordable housing is a national problem that requires
national solutions, particularly as awareness grows around
the acute need that exists in all communities.

How would you describe some of the
overlooked outcomes that stem from
affordable housing?
We actually commissioned a study with the University
of California, Irvine, to help quantify the financial
costs of homelessness. The study found that the most

chronically homeless individuals incurred an
average annual cost of nearly $440,000 each

in Orange County. When you compare the financial
burden on municipalities and other stakeholders
with the cost of permanent supportive housing,
which is about $55,000 annually, the ROI comes
into view.
Affordable housing improves communities. But in
Jamboree’s evolution, we also realized it represents
a tremendous platform for the delivery of services,
such as food, routine medical care and after-school
programs. Permanent, supportive housing

provides a foundation that has an impact
beyond just the shelter it provides. The cost

savings, for instance, offer more disposable income
to feed families, accumulate savings, and pursue
education. The stability of a true home also translates
into the ability to keep a steady job and marked
improvement in academic performance.

Can you discuss how developers view the role of affordable housing credit?
The capital markets allow us to stretch public sector-dollars as far as we can – amplifying everyone’s ability to have an
impact. Dedicated specialists like IMPACT Community Capital share a similar sense of purpose, which is absolutely necessary
to shepherd projects through the red tape and complexity that characterizes every deal. Just as nonprofits have to account
for the market forces at play, our for-profit partners are dealing with the idiosyncratic nature of these deals because they
share our mission. In both cases, we’re pursuing a double bottom line and are motivated to make the world a better place.
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DISCLOSURES

This report is provided for information or educational purposes only and is not an offering, solicitation or
recommendation for any securities. It is also not an offer of, or an agreement to provide, advisory services directly
to any recipient. The information contained herein outlines general terms of a general investment program.
The information is intended to describe the program, its risks and estimated potential returns. The information
contains statements of opinion and forward-looking statements and relies on certain assumptions. Any such
opinions, forward-looking statements and assumptions could prove inaccurate, and there can be no assurances
that the examples included herein will reflect actual investment outcomes.
The material in this presentation is qualified in its entirety by the information contained in any current or future
offering documents and agreements (the “Documents”). The information contained herein is believed to be
accurate as of the dates indicated; however, it is not intended to be a complete description of the investment
program and is subject to change at any time without notice. Impact Investment Adviser LLC, including its affiliates
(the “Adviser”) has no responsibility to update this presentation under any circumstances. The specific terms of
any investment will be governed by the Documents. In the event of any conflict between the information in the
Documents and the information in this presentation, the Documents shall control. Any decision to invest should
be made solely in reliance upon the Documents.
This report is not intended to be relied upon as a forecast, research or investment advice, and is not a
recommendation, offer or solicitation to buy or sell any securities or to adopt any investment strategy. The
information and opinions contained in this material are derived from proprietary and non-proprietary sources
deemed by the Adviser to be reliable, and not necessarily all-inclusive and are not guaranteed as to accuracy.
There is no guarantee that any forecasts made will come to pass. Reliance upon information in this report is at
the sole discretion of the reader. They do not necessarily reflect the views of the Adviser and no assurances are
made as to their accuracy.
Past performance is not indicative of future results. One should not assume that investment decisions made
by the Adviser in the future will be profitable or will equal the investment performance of the past. Except
as otherwise indicated, performance results are shown net of all fees and expenses. Many factors affect
performance including changes in market conditions and interest rates as well as other economic, political, or
financial developments. The information provided does not take into account the specific objectives or
circumstances of any particular investor, or suggest any specific course of action. Financial professionals should
independently evaluate the risks associated with products or services and exercise independent judgment with
respect to their clients. Certain products and services may not be available to all entities or persons. Selecting
for securities based on environmental, social, and governance (ESG) criteria, an investor may forgo some market
opportunities available to portfolios that don’t use these criteria.

THANK YOU
FROM

IMPACT would like to acknowledge and extend our appreciation to the
following groups of people who were integral to completing our report:
Jamboree Housing Corporation
Cloudy & Victoria
Michael Massie
Back Bay Communications
Dana Andrew PR
Johnson Ho, IMPACT Community Capital,
Summer Intern 2021
Germaine Bennison
THANK YOU to all our investors, owners, employees and
lending partners for supporting our mission and vision.
For more information, please contact us at
info@impactcapital.net

2021 IMPACT REPORT
450 Sansome Street
Suite 1000
San Francisco, CA 94111
415-981-1074
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