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EXECUTIVE SUMMARY
The Housing Partnership Equity Trust (HPET) is dedicated to the preservation of naturally occurring 
affordable housing (NOAH), while working to improve the sustainability of our operations and properties 
through a dedicated focus on environmental, social, and governance (ESG) factors. Our progress continues, 
with more work to do. Some highlights include:

• Conducting energy audits of every property at acquisition and tracking energy and water usage to 
identify additional ways to lower consumption

• Created 8% energy savings at zero cost at Sun Place Apartments

• Providing quality housing with access to essential community services to nearly 3,000 
households, affordable at or below 60% area median income (AMI) on average

• Applying Equity, Diversity, and Inclusion policies to guide the composition of our workforce and 
board

• Maintaining best-in-class transparency, making HPET’s audited financial results available to the 
public on our website
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“Home.” It’s our starting point and our end place. 
It’s a high ideal, but utterly tangible when realized. 
Without it, people fail. With it, anything is possible.

These days, home has taken on an even more 
potent purpose. It’s our shield against and refuge 
from the pandemic. And through this ongoing 
crisis, HPET has stayed committed to serving our 
residents as a responsible, trustworthy landlord and 
an ally. 

We serve the people who keep our communities 
going, in good times and bad. The health care aide. 
The restaurant employee. The delivery driver. The 
teacher’s assistant. The maintenance worker. And 
the countless more who do essential work. 

We provide quality homes where working families 
may live and care for one another. Where they 
can be safe and healthy. Where they can prepare 
for the challenges facing them outside the door.  
Where their rent is affordable. Where services offer 
them a leg up. Where the environmental impact 
of their home is positive. Where they can live with 
dignity. Where communities are strengthened so 
that everyone may thrive. For HPET, these pillars of 
promise are who we are.  

As we share in this report, we worked with our 
partners throughout the year to deliver critical 
resources and support to our residents while 
continuing to provide high-quality rental housing 
with real affordability.

With our focus on service, measures of 
environmental, social, and corporate governance 
performance are a concrete way of demonstrating 
our impact and challenging ourselves to do more.  
And those ESG metrics enable our investors to 
know that by investing with us, they are making a 
real-life difference for people, places, and the planet 
every day.

LETTER FROM
THE PRESIDENT & CEO
Housing Is Essential
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We are tremendously proud of our work. We’re 
proud of our partnerships, our values — and most 
importantly — the people whom we serve. 

The interests and concerns of our stakeholders 
are vital to informing our continued efforts to 
improve our sustainability performance and deliver 
outstanding results to our investors and residents. 
Thank you for taking the time to learn more about 
our work, and please share your feedback with us. 
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Anne Segrest McCulloch
President & CEO

We manage our business operations to perform 
with strength in these challenging times, using clear 
policies and procedures, smart internal controls, and 
a solid governance framework. This has permitted 
us to produce dependable returns for our investors, 
while being there for those living in our properties.   

We live and breathe our principles of equity, 
diversity, and inclusion through what we do every 
day for the populations we serve. That commitment 
informs all aspects of our work — from the 
communities in which we invest, to the residents 
we serve, to our management team and workforce, 
to the board members we recruit, and to the 
governance we follow.
 



WHO WE ARE
HPET is a social purpose real estate investment fund that invests in rental apartment properties across 
the United States so that thousands of low- and moderate-income families and individuals can live in safe, 
decent, affordable housing. 

HPET was founded in 2013 by the Housing Partnership Network, a collaborative of 100 leading affordable 
housing and community development nonprofits, and 12 (now 15) of the nation’s largest and most 
respected nonprofit developers and operators of affordable multifamily housing.  Today, HPET serves nearly 
3,000 households in 7 states with a portfolio that includes 13 investments (14 properties).

NEARLY 3,000
HOUSEHOLDS

IN 7 STATES
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OUR PARTNERS

WHY
WE CARE
HPET is an impact fund whose mission is to 
work with our nonprofi t partners to preserve 
aff ordable rental housing to enhance the lives of 
our residents and our communiti es.  We encourage 
social equity, diversity, and inclusion by investi ng 
in neighborhoods that have key elements for 
household success.  We deliver environmental 
impact and enhance our economic returns by 
improving the environmental performance of our 
properti es.
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What do our partners say about our residents?

“We are in this together!”
HPET has preserved over 3,000 units by working with our partners to treat each resident as a full member 
of the community.  What does that translate to in real life?  Here is just one example, with Managing Member 
(and REIT co-founder and investor) AHC, Inc. and The Birches Apartments, a 228-unit community in 
Maryland acquired by HPET and AHC in 2014.  

AHC’s property and asset management team revealed how COVID-19 introduced many challenges:

• Some residents lost jobs and work hours while others were designated “essential” and saw 
increased work demands

• Families with children faced challenges as schools switched to remote learning

• Some experienced food and nutrition uncertainty; and 

• Everyone faced general uncertainty about how long these issues would last.

While the Birches does not have a direct, on-site community services provider, AHC’s broader resident 
services team and the community manager responded with creative and meaningful ways to  support the 
residents during the pandemic, outside of a structured program:

• AHC distributed $25 grocery store gift cards to 250 households, totaling $6,250

• Between January and June of 2021, AHC staff helped 35 households populate and submit rent 

relief applications. Residents received $262,000 to help reduce or eliminate owed rent

• 5 residents were referred to WorkSource Montgomery and Montgomery County Public Libraries 

Jobseekers program for employment support

• Staff referred 4 senior residents to various food, medical, and rent relief agencies; 9 other 

residents received food supplies from the East County Hub at the Kingdom Fellowship Church, the 

Mid County Hub and Hughes United Methodist Church, and the MANNA Food Center; and

• 12 residents were referred to the Salvation Army for rent and utility bill assistance.
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OUR RESPONSE
TO COVID-19: 
HPET’s Commitment and Work Continue
During the Pandemic
The current crisis is demonstrating that housing is 
healthcare and so much more for each of us.  It is 
our homeschooling classroom, our eldercare facility, 
and, if we are fortunate, our telework office.  Folks 
who have a safe, secure, affordable place to call 
home are better positioned to avoid exposure to 
COVID-19, to take care of their children and their 
parents, to telework where that is possible, and to 
rejoin the workforce as jobs open up.  So, stable 
access to affordable housing is fundamental to our 
families and to our communities. 

This crisis is also demonstrating the importance of 
partnerships – and for HPET that means our best-

in-class nonprofit partners, who have good, strong 
teams on the ground, with deep local experience and 
strong asset management capability.  Our partners’ 
expertise is enabling them – and us - to respond in 
real time to meet changing property conditions. 

We have been engaging more than ever with our 
partners and stakeholders and other housing 
leaders. And we are working together to meet the 
needs of our residents, our properties, our investors, 
and our communities.

This crisis is also reminding us that we always have 
more to do.
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ENVIRONMENTAL
HPET is committed to continuously improving the environmental performance of our properties. We know 
that our environmental efforts improve the quality of life of our residents and contribute directly to lower 
operating costs and improved cash flow. HPET’s mission is preserving low-cost housing, which means that 
we often acquire older properties built to less stringent performance standards, without the benefits of 
current building technologies and efficiencies. 

Energy audits are required as part of the underwriting process for each property we acquire.  Through active 
asset management of the portfolio, we assess environmental sustainability at the property level and focus 
capital expenditures on items that will improve energy efficiency and reduce costs for us and our residents.   
This includes installing ENERGYSTAR® appliances and implementing sub-metering. At HPET’s Quail Run 
property in San Leandro, and at Savannah at Southport in West Sacramento, California we went further, 
installing rooftop solar panels and moving toward meeting residents’ energy needs with zero emissions.

Additionally, water-saving technologies have been implemented in all HPET properties. Water-efficient 
faucets, showerheads, and toilets are reducing HPET’s water usage significantly every month. 

In June 2021, Quail Run qualified for Solar on Multifamily Affordable Housing (SOMAH), a California 
pilot program that incentivizes PV solar energy and battery-backup system installations with rebates and 
no upfront cost. The 20-year, 236.6-kilowatt (kW) project will reduce the property’s carbon footprint by 
supplanting conventional electricity usage with solar energy. The system will offset 88% of utility usage for 
the property’s common areas, reducing operating expenses by more than $114,000 per year. The system 
will also offset 95% of tenant utility usage, creating an estimated $770,000 in savings per year through 
lower utility bills.

At the Sun Place property in Minneapolis, Aeon utilized Xcel Energy’s Multifamily Building Efficiency 
Program, which offers participants rebates on energy projects that create a given level of energy savings. A 
property assessment in 2019 revealed that Sun Place would be eligible for rebates up to 70%, by creating 
at least 20% in savings with direct install, boiler, and lighting upgrade projects (see chart below). So far, the 
property has already completed the direct install project, which involved the installation of 43 sink aerators, 
23 shower heads, and 387 LED bulbs, creating 8% energy savings at zero cost. The remaining opportunities 
include replacing the boiler with a high efficiency model and adding more efficient lighting. In June 
2021, HPET approved the execution of the remaining upgrades, which will further reduce the property’s 
environmental impact and produce a rebate at 50%-70% of the project’s cost.
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Reducing Greenhouse
Gas Emissions
HPET is on the way to converti ng the 
esti mated 60,000 incandescent lightbulbs 
across all HPET properti es to energy 
effi  cient LED lightbulbs.

The result is an esti mated savings of more 
than 2 million KWh per year, and a reducti on 
of more than 850 tons of CO2 emissions.

Reducing Solid
Waste
HPET has implemented solid-waste recycling 
programs at nearly all of our properti es. 

Achievement Level
Whole-Building
Energy Saving

Incenti ve Level
(Market Rate)

Incenti ve Level
(Qualifi ed Low 

Income)

Energy Savings
Needed

Teir I 15% Savings 25% of Cost 50% of Cost 246 MMBTU

Teir II 20% Savings 35% of Cost 70% of Cost 328 MMBTU

Teir III 25% Savings 40% of Cost 80% of Cost 441 MMBTU*

Grand Total  

HVAC   

Domesti c Hot Water  

Building Envelope

Appliances

Lighti ng

Direct Install

MMBTU Savings

0 100 200 300 400 500

Potenti al Energy Savings

15%

20%

25%
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Converti ng to Solar 
Energy at Savannah at 
Southport
In August 2021, Savannah at Southport 
qualifi ed for Multi family Solar Aff ordable 
Housing (MASH), another California-based 
program to fund a PV solar energy and 
batt ery-backup system. The project is sized 
at 113.9 kW and will run for 20 years. 
94.9% of common area usage will be off set, 
creati ng nearly $390,000 in cost-savings per 
year, while reducing the property’s carbon 
footprint.

Systemati c Programs to Manage Energy
HPET and our nonprofi t partners are working to implement systemati c environmental programs to 
bett er manage our energy, water, and waste impacts. 

Our partners use environmental benchmarking tools and resources where appropriate from 
organizati ons such as WegoWise, Bright Power, Conservice, Yardi, and EnergyStar Portf olio 
Manager to track and measure uti lity consumpti on. They also leverage these tools to identi fy 
energy saving opportuniti es and to seek fi nancing incenti ves available in the marketplace to 
improve environmental performance. 

Through the identi fi cati on and installati on of needed upgrades, educati on, and training of 
residents and property managers, and ongoing tracking and monitoring, we are reducing our carbon 
footprint, conserving water, and reducing solid waste disposal burdens in the communiti es we 
serve.
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Property Name Energy Current Date EnergyStar Score Source EUI

The Bradford 1/31/21 93 81.9

Goldenstar Apartments 8/31/21 N/A 58.2

Sun Place Apartments 7/31/21 N/A 54.7

Quail Run 9/30/21 N/A 69.9

Savannah at Southport 7/30/21 93 75.4

Woodside Court 7/31/21 83 82.0

EnergyStar Portfolio Manager Scores

EnergyStar Portfolio Manager is the U.S. 
Environmental Protection Agency’s (EPA) online 
tool for analyzing energy and water utility 
consumption, as well as greenhouse gas emissions.  
The tool also provides a score ranging from 1 
to 100 that indicates how efficiently a building 
consumes energy compared to similar buildings 
nationwide.  Three of HPET’s properties have 
confirmed strong EnergyStar scores exceeding 
80/100, meaning that they are more energy 
efficient and produce fewer greenhouse gases than 
at least 80% of similar properties.

For properties without an EnergyStar score due 
to a lack of sufficient utility data, the EnergyStar 
Source Energy Use Intensity (EUI) metric can 
serve as a proxy.  It reflects the total amount of 
power needed to operate a building, including all 
transmission, delivery, and production losses.  It is 
determined by the ratio of a building’s total energy 
consumed relative to its total gross floor area.  A 
higher score implies that a property is less energy 
efficient, as more power is required to operate less 
space.  Nationwide, the median Source EUI score 
for multifamily buildings is 118.1, meaning that 
compared to similar properties across the country, 
the six HPET properties shown above are far more 
efficient in their energy usage relative to their size.
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Our Partners Continue to Prioritize
ESG in All Their Work
Our partners are leaders in the affordable housing community for their commitment to environmental and 
social initiatives. Here are just a few of the ways they describe their focus:

AEON
”In addition to tracking utilities, Aeon has worked to get high-efficiency boilers into buildings in recent years. 
And they’ve investigated solar, adding two solar arrays on rooftops over the past 12 months. Their hope is to 
install three more systems this year. “Those are direct ways of lowering our carbon footprint and lowering 
electricity costs,” says McMahon, who comes from a conservation background. “For us, it really supports the 
affordability. It allows us to control rent increases to keep them modest. Every place we can lower operating 
costs means rents remain more affordable. That connects with our mission.” 

AHC
“AHC is working hard to make vaccinations easier and more convenient for our residents by providing on-
site pop-up clinics and connecting residents to other nearby sites. To date, we’ve helped approximately 
500 residents get vaccinated in the comfort of their apartment communities thanks to partnerships with 
Arlington County, Neighborhood Health, and the Federal Retail Pharmacy Partnership.” 

BRIDGE 
“We’re continuing our efforts towards sustainability through energy efficiency retrofits. We’ll be installing 
solar on at least 30 additional properties using SOMAH (Solar on Multifamily Affordable Housing) funding, 
we’re installing our first EV Level 1 chargers at a property, and we’ll also be using the Self-Generation 
Incentive Program to fund battery storage projects. All of these efforts will save on energy costs and 
consumption, at the same time reducing greenhouse gas emissions.” Ultimately, these measures contribute 
to more sustainable environments that benefit residents and communities alike.”

CHICANOS POR LA CAUSA
Chicanos Por La Causa (CPLC) continues to be officially recognized as an EnergyStar Participant in Arizona, 
building EnergyStar certified homes and supporting the independent certification of EnergyStar products.

ENTERPRISE COMMUNITY DEVELOPMENT (INCLUDING PREDECESSOR CPDC)  
“Even before Covid, there were too many barriers to making rent. Because we know many people have 
lost their jobs or face new challenges since the pandemic began, we’ve stepped up our support: 1) Through 
housing stabilization grants, programs and additional support from local government agencies, we brought 
together over $4 million in rent relief to thousands of residents to date; 2) Through the Water Multifamily 
Assistance program, we’ve applied nearly $1 million to provide additional rent relief for our residents; 3) Our 
repayment plans provide more flexibility for people struggling to pay rent on time.”
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EDEN HOUSING
“Eden Housing pioneered the adoption of green technologies more than 40 years ago. In the 1970s we 
installed solar hot water systems at two of our properties.  In the early 1980s, Eden was one of the first 
affordable housing developers to install double-pane windows—reducing residents’ utility costs and 
improving their comfort.  Since adopting our Green Initiative in 2010, we have made energy-saving retrofits 
at more than 70 properties. We have exceeded our energy and water conservation goals, reducing water 
consumption by 20% and offsetting more than 8 million kilograms of CO2 with our solar energy generation.”

HISPANIC HOUSING DEVELOPMENT CORPORATION
Hispanic Housing Development Corporation has partnered with Affordable Community Energy, Inc. (ACE) 
“as a vehicle to enhance the energy sustainability of affordable housing, using Hispanic Housing's residential 
portfolio as a test case, to keep affordable housing affordable by reducing utility costs, effects of climate 
change, and our customers’ environmental footprint.”  ACE “provides comprehensive energy efficiency, water 
conservation, and on-site electricity production (renewables and cogeneration) retrofits to multifamily 
affordable housing owners.”

HOMES FOR AMERICA
"From the energy audit to the installation, Maryland Department of Housing and Community Development 
made the process simple for us to ensure savings were being realized at the three communities that have 
received grants to date (inluding The Bradford). The retrofits lowered the workload of our maintenance staff 
and energy bills for our tenants." 

HOUSING PARTNERSHIP NETWORK
85% of the Housing Partnership Network (HPN) member organizations surveyed last year reported they 
were involved in sustainability initiatives and have in-house resources dedicated to environmental practices.  
However, they also reported a number of challenges, including maintaining sufficient expertise  in a rapidly 
changing marketplace, achieving cost effectiveness and demonstrating a return on investment, obtaining 
financing, navigating legal and regulatory requirements, and driving behavior change with line staff and 
managers. In response, HPN launched a multi-tiered strategy that includes a strong focus on increasing 
access to green and healthy materials for members through EcoGuide. 

LINC HOUSING
“Linc Housing in a housing developer and a housing provider. When construction is completed, LINC 
doesn’t simply move on to the next building. We work alongside local service organizations, businesses, and 
university internship programs to serve and uplift the community. With nearly half of low-income adults 
unable to afford enough food, one of our most vital programs is our food banks. Thanks to ongoing partners 
such as Food Finders, Los Angeles Food Bank, and Seeds of Hope, we serve Linc residents and members 
of the wider neighborhood, providing healthy food to those on their limited budgets. Volunteers are [also] 
invaluable to the work we do. Compassionate, dedicated individuals provide fitness instruction, tutoring, 
health education, food distribution support, financial empowerment, and more, allowing us to offer deeper 
and wider levels of support to Linc residents.”
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MERCY HOUSING
“Since the beginning of the COVID-19 pandemic, we have adjusted our services and programming to follow 
CDC and local health agency guidelines while supporting residents to cope with the dramatic changes to 
work, school, and home life. Staff are focused on supporting residents through wellness checks, accessing 
needs such as food, and trying to help people cope with fear and anxiety. For example, to date in 2021 alone, 
we have: served over 13,000 residents with 106,000 food services; reached over 1,500 youth through our 
Out-of-School Time program, delivered activity bags, provided online tutoring, and other creative solutions; 
made 83,000 wellbeing phone calls to more than 9,000 residents; and served 1,548 kids who attended 
remote learning programs with Mercy Housing.”

NEVADA HAND
Our partner Nevada HAND is a leader in green renovation and construction. The HAND Construction 
Company “is proud to incorporate several sustainability strategies into its building practices, including: solar 
energy, through a partnership with the Low Income Solar Energy Program, energy efficient appliances, and 
drought efficient landscaping.”  Nevada HAND also received the first LEED Platinum designation for multi-
family housing in Nevada for one of its communities.

NHT COMMUNITIES
“Through our Sustainability Programs we expand our commitment to create healthy communities for 
our residents and introduce energy solutions that benefit the environment and a property’s financial 
performance … we have received certifications from the U.S. Green Building Council (LEED), Enterprise 
Green Communities, EarthCraft Multifamily, and the U.S. Department of Housing and Urban Development 
Better Buildings Challenge.”

NHP FOUNDATION
“Since 2018, we’ve executed water-retrofit programs in 1,311 units which are expected to reduce water  
usage up to 35%.” “NHPF also completed rehabilitation of over 90 units in 2018 that included upgrades 
to  Energy Star appliances and HVAC systems, water-efficient plumbing fixtures, solar panels that generate  
electricity for the common areas, and window replacements.” 

PRESERVATION OF AFFORDABLE HOUSING
“At POAH we recognize managing the environmental footprint of our properties as a critical piece of our 
preservation mission. POAH’s current energy initiatives include successful investments in solar power 
generation, building envelope improvements, water fixture and lighting retrofits, equipment upgrades and 
comprehensive green retrofits. These projects, collectively, save 2M kwh of electricity, 80,000 therms of 
natural gas, and 56M gallons of water annually."
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SOCIAL
Understanding the Need for Preservation
HPET’s core mission is to provide safe, decent, 
and affordable housing for low- and moderate-
income families and seniors. The lack of affordable 
housing across the United States has been a 
worsening crisis, exacerbated by the pandemic. 
In 2019, research showed that nearly half of all 
renter households were already cost burdened, and 
10.5 million renters paid more than 50% of their 
income toward housing. The pandemic further 
eroded housing security, as nearly half of renter 
households lost income between March 2020 and 
March 2021. Further, 17% of all renters—a quarter 
of whom earn under $25,000— were behind on rent 
as of early 2021.1 In the face of these challenges, 
HPET’s partners sought solutions, working to obtain 
rental assistance and other economic support for 
residents so that across our portfolio, more
residents stayed current and did not face a wall of 
unpaid rent. 

Through September of 2021, we observed monthly 
rates of unpaid rent range from 0% to 36.8%, 
with an overall average of 12.0%. By helping our 
residents avoid mounting debt, and by preserving 
and enhancing existing affordable housing, 
especially in higher cost urban and suburban 
markets, we increased housing options for renters. 

We improve lives by preserving affordability.  We 
target our properties to serve residents of modest 
means and we limit annual rent increases. The 
pressure on household budgets had become acute 
in recent decades and has only increased during 
the COVID-19 crisis. From 2001 to 2015, rents 
across the country increased an average of 3% 
per year. During the same period, renter incomes 
(adjusted for inflation), fell an average of 0.1% 
per year. Since the start of 2021, nationwide rent 
growth has accelerated, up 10.3% year-over-year, 
the highest growth rate observed in the last two 
decades.2 By contrast, in the HPET portfolio, rents 
for new residents increased 6.1% year-over-year, 
for units that were turned. Our partners committed 

1  State of the Nation’s Housing, Joint Center for Housing Studies, 2021

2  United States Multifamily National Report, Costar, 2021
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to freezing rent  increases throughout the pandemic 
for in-place residents, because we know that 
when families pay too much for rent, they have to 
cut back on essential needs like food, healthcare, 
and school supplies. And, they cannot save for 
emergencies, for their children’s education, or for 
retirement. A predictable, affordable rent makes all 
the difference for families of modest means.



We also improve lives by improving the quality 
of the properties we acquire.  Housing quality 
affects all aspects of our resident’s lives.  HPET 
has implemented initiatives to improve indoor air 
quality and support resident health by installing 
carpet and flooring that is CRI Green Label-
certified and by using low-VOC (volatile organic 
compound) paints. 93% of HPET properties use 
low-VOC paints and CRI Green Label-certified 
carpeting.3 Additionally, nine HPET properties have 
implemented smoke-free initiatives, utilizing leases 
with smoke-free provisions and prohibiting smoking 
in common areas.

We improve lives by focusing on community. Home 
is more than four walls. Home is your neighborhood 
and access to a sustainable community with 
education, healthcare, job opportunities, quality 
retail, and community amenities is important to 
lasting success. HPET properties are strategically 
selected to maximize the social benefits to our 
residents.  Every HPET property is located near 
community retail, a job center, and Head Start 
program; nearly all properties offer access to public 
transit and are within two miles of a community 
health center, grocery shopping, banking 
institutions, and public parks. 

3 CRI Green Label was launched by the Carpet and Rug Institute in 1992

4 Source: State of the Nation’s Housing, 2019

Shrinking Supply of Affordable Housing4

• Four million units renting for $800 or less were lost between 2011 and 2017.

• Despite more robust production of multifamily rental housing in recent years, only 9% of the new 

unsubsidized units completed in the first quarter of 2018 rented for less than $1,050 per month.
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During the pandemic, the garden-style design of 
our properties has proven to be a critical amenity 
for our residents, offering outdoor spaces to 
commune with family and friends with reduced risk 
of exposure to the virus. HPET is proud to work 
with partners who seek to maintain and improve 
quality playgrounds, pools, courtyards, outdoor 
grill and picnic areas, and other green spaces that 
support our residents' physical and mental well-
being during this time. 



HPET Homes by the
Numbers
As of June 30, 2021:

94%
of HPET properties have low-VOC carpeting and 

paints, which improve indoor air quality.

10 of 13
HPET's investments are affordable to families

making 54% of area median income.

100%
of HPET properties are near Head Start programs, 

job centers, and community retail.

5  Tabulation of cost burdened households by metropolitan area. State

of the Nation’s Housing, 2019

6  Comparison of HPET occupancy rates to county-level vacancy rates, 

2017 American Community Survey

In the communities where HPET owns properties, 
between 43% and 57% of all renter households 
are cost burdened.5 HPET properties stand apart, 
providing quality housing at affordable rents. In 2021, 
the average rent across HPET’s portfolio is affordable 
to a family earning less than 60% of the area median 
income (AMI).  Specifically, through June 2021, the 
average rent was $1,149, compared to the average of 
$1,074 during the first half of 2020. Approximately 
25% of our units have rents that are restricted by 
affordability covenants, legal documents that prescribe 
the number of units an owner must set aside for 
tenants with incomes at or below a particular AMI 
level. These legal restrictions continue for a stated 
timeframe so that when HPET sells a property with 
affordability covenants, the buyer must also adhere 
to the rent limits.  This means that HPET’s decision to 
impose affordability covenants on a property can have 
lasting effects.  For example, when HPET acquired 
2000 Illinois in 2013, a land use regulatory agreement 
was put in place to set aside 32 units for households 
earning no more than 60% of AMI.  The property was 
sold in 2019, but the restrictions will remain until 
2024. 

The HPET portfolio operates with an average vacancy 
rate that is 1.4% lower than the average in the counties 
in which our properties are located.  This performance 
means the households we serve have greater stability 
and we have improved financial results.6

HPET’s core legal documents stipulate that our 
investments must meet certain social-impact 
requirements, recognized as Project Guideline 
Requirements.  Generally, these include setting rents 
at levels that are affordable to specified lower-income 
populations, serving a specific housing need that 
has been identified by state and local government 
for low-to moderate-income families, the elderly or 
disabled, providing housing for the elderly or disabled, 
or providing mixed-income housing that promotes 
economic diversity.
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To illustrate how close our properties generally are to these community amenities, we’ve provided this map 
of the Quail Run area and surrounding schools, grocery stores, pharmacy, and more.

PROPERTY:
Quail Run,
San Leandro, CA. 

PARTNER:
Eden Housing

The table below lists how close each HPET property is to major community amenities. * 

HPET JV Property Portfolio — Distance in Miles to Nearest

School Grocery 
Store

Public
Transport Hospital Pharmacy Parks/

Recreation

Birches 1.0 0.7 0.2 4.1 0.7 0.8

Bradford 0.2 0.2 0.3 1.9 0.5 1.2

Courtyard at Encanto <0.1 1.5 <0.1 1.9 1.2 1.7

Dove Landing 0.5 0.5 <0.1 3.1 0.7 0.8

Dunfield 0.7 0.4 0.4 1.3 0.7 0.6

Goldenstar 1.3 2.1 0.2 2.9 1.0 0.9

Sun Place 1.0 2.2 0.3 3.7 0.3 <0.1

Mallard Point 1.3 0.6 10.0 0.6 0.6 0.7

Meadow Ridge 0.4 0.7 0.3 1.9 0.7 0.5

Pacific Villas 0.9 0.1 5.3 2.3 1.1 0.4

Quail Run 0.4 1.2 0.1 1.7 1.2 0.8

Savannah at Southport 0.5 2.2 0.2 9.3 2.8 0.3

Woodmere Trace 0.4 0.3 1.3 3.3 1.4 1.7

Woodside Court 0.6 0.8 0.3 1.3 0.8 0.7

Average 0.7 1.0 1.4 2.8 1.0 0.8
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*HPET anticipates a sale of the Meadow Ridge property in Q4 2021.



Social Impact Across the HPET Portfolio
The residents we serve are generally focused on housing price, convenience, and quality and they do not 
seek (and cannot pay a higher rent to support) a full-time, onsite resident services program. However, 
through decades of experience in serving this market, our partners have developed a low cost, light-touch 
approach to resident support. This includes hosting community events, conducting wellness check-ins, and 
connecting residents to local municipal or charitable organizations for supplemental food, income, and job 
placement support, and, of particular importance this year, helping residents apply for rental assistance.

For example, our Courtyard at Encanto property in Phoenix, AZ is fully market rate and managed by 
Chicanos Por La Causa. In May of 2020, resident services staff created a 1-800 hotline and quickly observed 
significant engagement from tenants seeking resources for rental assistance, food, and unemployment 
benefits. The hotline received more than 1,600 calls between May and June 2020, most of which were 
related to residents seeking rent relief. One year later, call volume was much lower over the same period as 
rental assistance began flowing for qualifying residents.

Courtyard at Encanto # Calls May - June 2021

Rental Asst. 63

Food 3

Unemployment Asst. 9

Mental Health Support 3
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At the Bradford Apartments, our market rate property in Hagerstown, MD, Homes for America has utilized 
local partnerships to support the community in accordance with the organization’s official Service Standards, 
which span health, education, transportation, and more. 

Specific services include:

• Monthly nurse visits; free check-ins with residents to discuss their medication regimen and provide 
high-level wellness support.

• Partnerships with Washington County to host Meals on Wheels for senior residents, and free 
lunches for all families with children since May 2020.



• Resident services hotline and emails referring residents to local charities providing nutrition and 
rental assistance.

• Periodic community engagement events with local police and fire departments.

Finally, during the COVID-19 pandemic, our partners have been diligent in seeking out and securing rental 
assistance for our residents. Just over $870,000 has been secured to address accruing rent balances, with 
another $803,000 in anticipated funding that will also provide rent relief.

Property
Relief Received Since 

March 2020
Relief Approved but

Pending Receipt

Birches $335,645 $0

Bradford $29,001 $125,099

Courtyard at Encanto $42,730 $0

Dove Landing $240,313 $13,206

Dunfield $0 $562,825

Goldenstar and Sun Place $25,000 $39,000

Mallard Point $0 $0

Meadow Ridge $0 $0

Pacific Villas $10,000 $0

Quail Run $42,689 $59,757

Savannah $71,006 $0

Woodmere Trace $77,336 $3,120

Woodside Court $0 $0

Total $873,721 $803,008

*Note that in most markets, tenants are only eligible for rental assistance if they are behind on rent payments, or if they are at risk 

of eviction due to owed rent. 
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HPET’s Commitment to Racial Equity
HPET is in the business of building community.  Today our community is hurting as we grieve the repeated loss 
of life, the loss of dignity, and the loss of our people’s potential, as the result of racial inequality, hatred, and 
division. We also see that loss exacerbated by the toll the pandemic has taken on our residents, who are often 
the workers who have to leave home for work – service workers, healthcare workers, and many more. But 
we also see signs of hope. As we go forward, we are focused on winning, once and for all, the fight for racial 
equity. We believe that we are taking critical steps to win that fight by having a business model that is based 
on treating residents with dignity and respect and that focuses on providing a good, safe place to call home.

We also believe that participation in electoral democracy is an important responsibility and seek to help 
improve voter turnout rates among lower-income renters.  HPET has asked that its partners provide 
nonpartisan resources on how to register to vote as part of each tenant welcome package.

Equity, Diversity, and Inclusion
HPET applies our Equity, Diversity, and Inclusion policy to guide our continuing efforts to improve our 
workforce, board, and vendors.  We are committed to being best in class.  For example:

• Our workforce: 50% female and 38% minorities

• Our board: One-third female, nearly double the REIT industry average7, with memberships that approach 
or meet racial population parity.
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7  “REIT Industry Hits Diversity Record with Female Board Appointees,” Wall Street Journal, June 26, 2018. Analysis by Wells Fargo Securities found 

that REITs with greater gender diversity had stronger financial performance (“REITs With Women on Their Boards Outperform Those with Only 

Men,” Wall Street Journal, March 6, 2018).



GOVERNANCE
Investors rely on HPET’s commitment to strong business operations and governance practices to track and 
assess our financial and community impact.  HPET’s unique business structure, as a for-profit real estate 
investment fund created by nonprofit housing providers, means that the majority of our board is comprised 
of leaders from our nonprofit investors, who have deep commitments to mission and strong operating 
experiences, as well as leaders from the commercial finance and real estate sectors. All of our acquisitions 
have been made in partnership with nonprofit partners who are the nation’s premier experts at balancing 
financial returns with social and environmental impact in residential real estate. 

The board oversees our sustainability and financial performance through committees and subcommittees 
that include Governance, Finance, Audit, and Investment. EY, the industry’s most experienced REIT auditor, 
informs HPET’s accounting practices and audits our annual financials.  Those financials are posted publicly on 
our website.  HPET is committed to maintaining the highest ethical standards in all aspects of our business.  
Formal policies and training address numerous areas including conflicts of interest, employee conduct, 
financial procedures, anti-fraud, and confidentiality.

HPET’s management team averages over 20 years of affordable multifamily experience and has collectively 
owned, managed, or financed well over $15 billion of real estate.  HPET is committed to continuous growth 
and improvement and supports employees in participating in professional and personal development 
opportunities. 

HPET’s board applies comprehensive guidelines defining how HPET resources will be used and the types 
of properties in which HPET will invest.  Additionally, a dedicated staff team researches and analyzes 
acquisition opportunities to ensure new investments will fit into HPET’s existing portfolio. When a potential 
property is identified for acquisition, specific guidelines define a triple bottom-line underwriting process that 
ensures the investment is a good value, is executed in good-faith, and can provide strong results for investors 
and residents.
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HPET’s Actions in the Face of COVID-19

We are all Neighbors, Sheltering Each Other
In this, the second year of the COVID-19 pandemic, we have adjusted to a new normal, where we all work 
together to apply what we have learned about staying safe and taking the necessary steps to avoid the 
spread of this terrible virus.

As a central participant in the naturally occurring affordable rental housing market, HPET takes its roles 
and responsibilities seriously.  We recognize that we serve a particularly vulnerable population—largely 
hourly-wage workers whose income is dependent on maintaining work hours—and that our residents 
have been and will be challenged in the days ahead. We leverage the strength of our members—best-in-
class nonprofits—to provide safe, decent affordable housing. While we actively manage our investments, 
our partners serve as the managing members of our properties, responding in real time to our evolving 
understanding of the virus and to the associated legal and public health mandates. 

The lessons we have learned and the actions we have undertaken, on our own and with our nonprofit 
partners, have helped to keep our communities safe for residents and staff, our balance sheet sound and our 
company and properties more resilient. Business is getting done with a combination of remote telework and 
video meetings, social distancing, masks and vaccinations. Apartment rental has gone virtual so potential 
residents can view and rent their new home completely online. Enhanced cleaning standards, adopted at 
properties during this pandemic, are also providing protection against other health risks. The value of our 
existing focus on providing usable outdoor recreation and gathering space has been realized borne out as 
our residents have used those safe spaces to be with family and friends, when they couldn’t come together 
indoors.  And the leadership our partners have taken in helping residents obtain resources to pay for food 
and rent and to access health care and education support has been critical.  

Now more than ever, people need affordable housing. In the midst of this global challenge, our first 
thoughts are about the safety of our larger community as well as our staff, our residents, and the partners 
who are working to serve our residents every day. The steps we have taken with our partners have 
positioned our investments to perform successfully in this environment, with prudent, fiscal responsibility.  
As this situation evolves, our response will continue to evolve.
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NEXT STEPS
Enhancing the sustainability performance and impact of our business is a continuous effort. HPET’s top 
priority will continue to be to improve the lives of our residents.  Reducing our environmental impact 
will continue to be a priority for future retrofits and capital improvements, further reducing water usage, 
reducing energy use, and shrinking our carbon footprint. 

The journey to creating a sustainable business never ends.  Through HPET’s ESG policies and practices, 
we move forward every day, creating more value for investors, and improving the lives of our residents in a 
portfolio of affordable homes and communities. 
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