
Housing Commission – Information Item 4/7/2016 
Culpepper Gardens I, 4435 North Pershing Drive, Arlington, VA 22203 
 
Background:  

• Culpepper Garden I (CGI) has 204 affordable units for independent seniors. There have been 
no major renovations at the property since it was built in 1975; systems are now 40 years old 
and have reached the end of their respective design lives. The renovation will add six units. 

• Currently over 90% of the residents at CGI have incomes below 40% AMI; nearly 80% of 
the residents have incomes below 30% AMI. There are 42 project-based vouchers committed 
to the project through HUD’s Rental Assistance Demonstration (RAD), and a pending 
application for an additional 151 Tenant Protection vouchers.  

• In 2014 CGI obtained an AHIF loan of up to $1,350,000 to pay off the original HUD 
mortgage and to fund predevelopment expenses related to planning a comprehensive 
refinancing, recapitalization, and renovation plan for the property. The current request is a 
result of that planning effort. 

• The owner of CGI, Arlington Retirement Housing Corporation (ARHC), has contracted with 
Wesley Housing Development Corporation (WHDC) to manage the refinancing, 
recapitalization, and renovation project. 

Project 

• 210 affordable units; 168 units proposed affordable up to 60% AMI, with 42 RAD units 
affordable up to 40% AMI. 

• 129 efficiency units, 74 one-bedrooms, and 7 two-bedrooms.  

• ARHC and WHDC propose a 4% tax credit model.  

• The renovation scope includes replacing major mechanical, electrical, and plumbing systems, 
upgrading interior finishes, installing new energy efficient windows and a new building skin 
on exterior walls, and adding six additional units. Harkins Construction is preparing cost 
estimates for construction, anticipated at $23 million. Total Development Cost estimate is 
$60 million.  

• Acquisition cost will be the appraised value, estimated at $25 million. 

• Tenants will be temporarily displaced on a rolling basis throughout the renovation. No 
existing households will be permanently displaced. However, without project-based rental 
assistance, in the long term the project will no longer be able to serve the mix of extremely 
low-income households that it currently does.  

Proposed Financing 

• ARHC and WHDC have requested AHIF funding of $4,795,000 in new AHIF funds 
($22,833/unit), of which $3,523,700 is set aside as a transition reserve (rent increase escrow).  

• If 151 Tenant Protection vouchers are approved, AHIF funds would be reduced 
to $1,250,000 (@ $6,000/unit). 
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• These funds are in addition to an existing loan of $1,350,000. The new loan would close in 
December 2016. 

• Anticipated Project Sources: 4% Low Income Housing Tax Credit equity, Arlington County 
Industrial Development Agency bond financing, seller note, deferred developer fee, the 
Virginia State Housing Trust Fund and/or the Federal Home Loan Bank Affordable Housing 
Program. 

 
Next Steps 

• Bricks and Mortar Subcommittee in late April or early May. 

• Housing Commission Action May 5. 

• Tenant/Landlord Commission May 11. 

• AHIF to be heard by County Board in June. 
 
 
 

Map of Culpepper Garden Apartments 
4435 N. Pershing Drive. 
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