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The California Housing Partnership Corporation was created by the Legislature and the 
Governor more than 18 years ago in large part to help the state develop a strategy for 
addressing the looming problem of expiring federally subsidized housing. Since that time, 
CHPC has worked to preserve more than 5,000 apartments at-risk of conversion to market 
rate and provided information, training and technical assistance that has lead to the 
preservation of thousands of more affordable apartments.     
 
This month marks the conclusion of founding CHPC board member Dan PearlmanÕs sixth 
term. (Read more about Dan Pearlman on Page 2.) Pearlman was a driving force behind the 
creation of the Partnership and he helped shape our mission and focus on preserving 
affordable housing for low-income households. PearlmanÕs departure marks the end of an era 
and gives us an opportunity to look back at work during the first 18 years as we look forward 
to our next challenges.     
 
Twenty-three years ago, the state Senate formed the Housing Task Force in response to the 
growing concern about the state of the supply of low-income housing in California. The Task 
Force, of which Pearlman was a member, recognized that a significant amount of low-income 
housing was disappearing from the market and that the existing affordable housing stock was 
aging and in need of additional capital for rehabilitation. One of the Task ForceÕs main 
recommendations was the creation of the California Housing Partnership Corporation to help 
the state address these issues.  
 
In June 1989, CHPC and the state Department of Housing and Community Development 
(HCD) published an inventory of the stateÕs at-risk properties, which was used as a tool to 
inform local governments and nonprofit housing organizations about at-risk properties in their 
areas. In November 1990, CHPC began publishing a regular newsletter to provide up-to-date 
information on preservation activities as well as the status of various federal preservation 
programs such as the Emergency Low Income Housing Preservation Act (ELIHPA), also 
known as Title II, and the Low Income Housing Preservation and Resident Homeownership 
Act (LIHPRHA), also known as Title VI.  
 
In the early 1990s, working closely with HUD and HCD, CHPC developed an inventory of 
Title VI properties and discovered that California had more than one-quarter of the properties 
in the country for which owners had filed to sell or extend affordability. CHPCÕs affordable 
housing clearinghouse activities and financial consulting skills helped insure that California 
had a more organized response to these Title VI filings than any other state and had the 
resources to save many of them.  
 
In the meantime, Rob Wiener and the California Coalition for Rural Housing (CCRH) had 
been working to create the first comprehensive database of federally subsidized multifamily 
housing in the state through a contract with the U.S. Senate Office of Research in 1988. The 
database revealed that more than 117,000 apartments were at-risk of converting to market 
rate. The findings helped drive several legislative initiatives in Sacramento related to the 
preservation of affordable housing. In addition, cities from around the state began contacting 
CCRH to obtain data for their jurisdictions. In 1994, CHPC became the new home for the 
database as CCRH realized that CHPCÕs statewide mission made it a more appropriate host.  
 
  



In 1999, CHPC developed a tool to determine which properties were most at-risk of 
converting to market rate. The risk assessment has been modified several times as federal 
and state regulations have changed but it remains an important tool in identifying properties 
at-risk of conversion. In the January 2006 issue of Housing Preservation News, we 
highlighted the recent changes to our database and our risk assessment methodology. The 
December 2005 issue talked about how we are working together with developers to use this 
information to preserve more at-risk housing. 
 
In 2001, we published a study highlighting the potential risk of thousands of affordable 
apartments financed by Low Income Housing Tax Credits in the first three years of the 
program to convert to market. The Tax Credit Turns Fifteen was a wake-up call to policy 
makers about the need to plan for the expiration of subsidies on this first generation of Tax 
Credit properties. The report inspired a number of other states to study their own portfolios 
and make the preservation of these properties a priority in allocating funding. 
 
Today, thanks to the efforts of many partners, we are seeing fewer conversions and an 
increase in preserving of at-risk apartments. Given that the cost of replacing them is generally 
more than twice the cost of preserving them, this is a positive trend for all concerned. 
However, recent legislation introduced in Congress (H.R. 5309) threatens to reverse this trend 
by allowing owners of Section 515 rural apartments to prepay their mortgages and convert to 
market. While some advocates say this legislation makes sense at a national level when 
paired with new tenant protection vouchers, here in California with the hottest real estate 
markets in the country, this could mean the loss of thousands of additional affordable homes. 
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Founding CHPC Boa rd Member Dan Pearlman Exits Afte r 18 Years  
 
Founding California Housing Partnership Corporation board member Dan Pearlman ends his 
sixth consecutive and final term this month knowing heÕll miss being able to share his 
considerable knowledge on CHPCÕs mission of preserving and creating affordable housing 
and watching the Partnership grow.   ÒCHPC is like one of my kids,Ó says Pearlman. ÒI like 
being able to see the organization thrive and grow.Ó 
 
Recently retired Pearlman, 65, actually has two adult children of his own along with a 
granddaughter.  Pearlman came to California in 1973 when the young attorney and his wife, 
Cinda, moved to Berkeley from Stamford, Connecticut, to work for the National Housing Law 
Project. He had already been active in low-income housing matters since 1967. ÒItÕs been a 
really important issue for me,Ó he says.   
 
 
 

In 1983, before CHPC existed, Pearlman, a member of the original Senate Housing Advisory Commission, recommended the 
establishment of the California Housing Partnership to address growing low-income housing concerns. Five years later, CHPC 
was incorporated as a private nonprofit 501(c)(3) public benefit corporation. Pearlman was appointed to the first board of 
directors by Governor George Deukmejian. 
 
PearlmanÕs contributions to the Partnership have been wide-ranging and consistent over the years. Aside from a 95-percent 
attendance rate at board meetings, he played the role of expert and historian on all CHPC goals and activities, as new board 
members came and went. ÒI think that helped,Ó says Pearlman. ÒI have had a clear vision of CHPCÕs purpose, which was 
especially needed in the early years.Ó  CHPCÕs Director of Financial Consulting, Richard Mandel, who has been on staff at the 
Partnership since 1989, takes PearlmanÕs role to another level. ÒHeÕs really been the heart and soul of CHPC,Ó says Mandel. 
ÒHe helped form it and he has always been there with his expertise and commitment to our mission.Ó 
 
Even though Pearlman, who opened his own consulting/mediation firm in 1996 himself retired, he still plans to be active on 
the affordable housing front by volunteering and serving on other boards, such as the Public Interest Law Project (board 
member since 1995). In the meantime, CHPC Executive Director Matt Schwartz plans to continue calling on Pearlman for 
occasional expert advice and historical perspective on the organizationÕs work.  
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