AGENDA
APCHA Board Regular Meeting
October 6, 2021
4:00 PM, In-person or Zoom Meeting (see instructions below)
For Public Comment, please see below to schedule
Rules of Decorum - APCHA Board meetings shall be conducted in a fair and impartial manner that allows the business of APCHA to be effectively
undertaken. Citizens, APCHA staff and APCHA Board members alike must be allowed to state their positions in a courteous atmosphere that is free
of intimidation, profanity, personal affronts, threats of violence, or the use of APCHA as a forum for politics. All remarks shall be directed to the
APCHA Board as a whole, not to APCHA staff or to the public in attendance. Members of the public shall not approach the dais without first seeking
and obtaining the permission of the Chairperson or presiding officer. Warnings may be given by the Chair at any time that a speaker does not conduct
himself or herself in a professional and respectful manner, and anyone whose language or behavior impedes the orderly conduct of an APCHA Board
meeting shall, at the discretion of the presiding officer, be barred from speaking further and may be ejected from the meeting.

You can attend in person or online through Zoom Meeting below:
START TIME: 3:45 PM for Team Intension Setting (optional)
Join Meeting or call: (US) +1 (669) 900 6833. Meeting ID: 812 6686 1809; Meeting password APCHA1006 (If calling in,
the password is: 116570709)
3:45 – 3:55

Team Intention Setting – Roaring Fork Room (Pitkin County Building) (Optional)

4:00 PM

Call to Order, Chairperson Carson Schmidt
ROLL CALL

4:02 – 4:10

Public Comment (3-minute limit) – Public must request to make public comment at least 15 minutes
prior to this meeting by calling 970-920-5455 or e-mail cindy.christensen@cityofaspen.com

4:10 – 4:25

Executive Director’s Comments/Staff Update
• Executive Director Updates - Foster
• Signing up for notifications/Available Rental and Sale Units - Christensen

4:20 – 4:25

Consent Calendar (may be adopted together by a single motion)
• Minutes of the September 15, 2021 Regular Meeting
• Approval of Resolution No. 07 (Series of 2021), Appropriating an Expenditure up to $15,000 for
Repairs to Units at Smuggler Mountain Apartments

4:25 – 5:00

Regulation Updates: Dependent Age (count for a bedroom)

5:00 – 6:15

Sellers Standards/Capital Repairs

6:15 – 6:30

APCHA Board of Director’s Comments (Optional)

Adjourn
NEXT MEETING: October 20, 2021 In-Person and/or via Zoom
NOTE: Times are approximate. Agenda items may be heard prior or after the estimated times shown.
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FUTURE LONG-TERM AGENDA ITEMS
As of October 6, 2021
Below are tentative dates for discussion on the specific items. This is subject to change.
October 20, 2021 – 4 p.m. – In-Person or Hybrid Meeting (Zoom)
• Discussion of Proposed Regulation Changes:
o

OEZ
o HOA Financial Stability - requiring developers to provide seed money for capital

•

reserves, allow only one developer’s choice, payment of 2% sales fee (or current
sales fee at the time)
CORE Home Energy Inspection Program

November 3, 2021 – 4 p.m. – In-Person or Hybrid Meeting (Zoom)
• Deed Restriction
November 17, 2021 – 4 p.m. – In-Person or Hybrid Meeting (Zoom) –Cindy and Bethany out
December 1, 2021 – 4 p.m. – In-Person or Hybrid Meeting (Zoom)

Next Discussion Items:
• Sellers Standards/Capital Repairs
• Policy Changes Including:
o Affordability
▪ Affordability Standard
▪ Minimum Earned Income
▪ Income Variation Policy – difference of 20% or more, between two years –
should they be averaged
▪ Review fee schedule
o Right Sizing
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MINUTES OF THE SEPTEMBER 15, 2021
REGULAR MEETING OF THE
ASPEN/PITKIN COUNTY HOUSING AUTHORITY
CALL TO ORDER: Chairperson Skippy Mesirow called the Regular Meeting to order at 4:00 p.m. The
September 15, 2021 Regular Meeting was held in person and through Zoom Meetings.
ROLL CALL: Rachael Richards, Carson Schmitz, John Ward, Alycin Bektesh, Kelly McNicholas-Kury, and
Alternates Skippy Mesirow and Francie Jacober were present. David Laughren was absent.
Staff Members in Attendance: Diane Foster, Interim Executive Director; Cindy Christensen, Deputy Director;
Andrew Miller, Business Analyst I; Nicole Morehead, Administrative Assistant II; Maddie Feder, Administrative
Assistant II; and Tom Smith, legal counsel for the APCHA Board were present
PUBLIC COMMENT: Chair Mesirow opened the regular meeting to Public Comment for items not on the
agenda. There being none, public comment was closed.
EXECUTIVE DIRECTOR COMMENTS: Interim Director Foster had no updates. Mesirow closed Executive
Director and staff comments.
CONSENT CALENDAR: Director Kelly Mc-Nicholas-Kury made a motion to approve the Minutes of the
Regular Meeting held September 18, 2021; Director Richards seconded the motion. ROLL CALL VOTE:
Directors Ward, Schmitz, Richards and McNicholas-Kury voted yes. Alycin Bektesh abstained. Motion
passed.
ELECTION OF OFFICERS FOR THE APCHA BOARD:
•

Chairperson – Carson Schmitz
Director Ward made a motion to nominate Carson Schmitz for chair of the APCHA Board, Bektesh
seconded the motion. Roll Call Vote: Richards, Bektesh, McNicholas-Kury, Schmitz and Ward voted
yes. Motion passed. Ward and Richards thanked Mesirow for serving as Chair on the Board for over
the past year.

•

Vice Chairperson – Skippy Mesirow
Director Ward made a motion to nominate Skippy Mesirow to serve as Vice Chair of the APCHA
Board, McNicholas-Kury seconded the motion. Roll Call Vote: McNicholas-Kury, Ward, Schmitz,
Richards and Bektesh voted yes. Motion passed.

•

Treasurer - John Ward
Christensen explained the role of the Treasurer. Director Richards made a motion to nominate John
Ward as the Treasurer, McNicholas-Kury seconded the motion. Roll Call Vote: Bektesh, Richards,
McNicholas-Kury, Schmitz and Ward voted yes. Motion passed.

Director Schmitz took over the meeting as Chair.
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APCHA BY THE NUMBERS PRESENTATION – Presenter was Andrew Miller
Business Analyst I Andrew Miller, presented APCHA by numbers via HomeTrek Reports. The Board expressed
their gratitude for the report. The presentation was centered around APCHA unit counts, general ownership
and sales information and information gathered through the biennial 2021 ownership affidavit.
2020 BUDGET PRESENTATION: Deputy Director Christensen presented the 2022 Budget to the Board;
Budgets brought to the Board tonight are the 620 - Housing Administration Fund and the 622 - Smuggler
Mountain Apartments. Foster stated during the presentation that the City is proposing to pay 100% of the
Policy and Data Analyst position. This position will likely be reporting to Foster as her role as Assistant City
Manager. This position will work on City housing issues, policy issues and developing seller standards and
capital repairs program. Director Richards asked how close APCHA is to matching 2021 Budget. Christensen
stated that currently we are within the budget.
2022 WORKPLAN:
• Mesirow requested an additional of a second outcome by HomeTrek - “evidenced based policy.”
Mesirow stated that the HomeTrek presentation dramatically helped with providing better and more
updated information and evidenced based policy. Foster stated that she will add this.
APCHA BOARD OF DIRECTOR’S COMMENTS
• McNicholas-Kury noted the County has approved a new position that will oversee housing. The role
will be called Resiliency Coordinator. That position will work on economic development and childcare
as well. Mentioned the first units are Burlingame Phase III are up.
• Director Richards suggested APCHA Staff should mention what units are available for sale and rent,
and what the signup deadlines are for these units at the regular APCHA Board Meetings.
• Director McNicholas-Kury summarized the conversation between Richards and McNicholas-Kury
about senior housing issues in the valley.
• Director Mesirow welcomed Alycin Bektesh on to the APCHA Board.
• Director Bektesh thanked the APCHA Board for letting her come aboard.
Director Ward made a motion to go into Executive Session pursuant to CRS 24-6-402(4)(a), to discuss the
purchase, acquisition, lease, transfer, or sale of any real, personal or other property interest and pertaining
to the property located at 53 Forge Road. Director Ward made a motion to come out of Executive Session
at 6:40 p.m.; Director Richards seconded the motion. ROLL CALL VOTE: Richards, Bektesh, McNicholas-Kury,
Ward and Schmitz voted yes. Motion passed.
Director Ward made a motion to adjourn the meeting at 6:40 p.m.; Director Richards seconded the motion.
Directors Ward, Bektesh, Richards, Schmitz, McNicholas-Kury voted yes. Motion passed. Meeting
adjourned at 6:40 p.m.
THE ASPEN/PITKIN COUNTY HOUSING AUTHORITY

Skippy Mesirow, Chairperson

Diane Foster, Secretary

Carson Schmidt, Chairperson

2

4

MEMORANDUM
TO:
FROM:
DATE:
RE:

APCHA Board of Directors
Cindy Christensen, Deputy Director
October 6, 2021
Approve Resolution No. 07 (Series of 2021), Appropriating an Expenditure up to
$15,000 for Repairs to Smuggler Mountain Apartments.

Attached is Resolution No. 07 (Series of 2021), requesting the appropriation of up to $15,000 for
necessary repairs to units located at Smuggler Mountain Apartments, owned by APCHA.
RECOMMENDATION
APCHA recommends that the Board approve Resolution No. 07 (Series of 2021), Appropriating an
Expenditure up to $15,000 for Repairs to Smuggler Mountain Apartments.
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Resolution No. 07
(Series of 2021)
A RESOLUTION OF THE ASPEN/PITKIN COUNTY HOUSING AUTHORITY BOARD ADOPTING
APPROPRIATING AN EXPENDITURE UP TO $15,000
FOR REPAIRS TO SMUGGLER MOUNTAIN APARTMENTS
RECITALS
WHEREAS, the Aspen/Pitkin County Housing Authority is a multi-jurisdictional housing
authority (hereinafter referred to as “APCHA”) established pursuant to the INTERGOVERNMENTAL
AGREEMENT BETWEEN THE CITY OF ASPEN AND PITKIN COUNTY ESTABLISHING THE
ASPEN/PITKIN COUNTY HOUSING AUTHORITY dated May 13, 2019 and recorded on June 27, 2019
at Reception No. 656927 (hereinafter referred to as the “IGA”); and
WHEREAS, APCHA is the owner of the property known as Smuggler Mountain Apartments
located at 414 Park Circle (hereinafter the “Property); and
WHEREAS, APCHA is requesting an additional appropriation for the Property for
expenditures associated when a unit is turned over upon vacancy; and
WHEREAS, additional repairs that may include, but are not limited to, the replacement of
the electrical panel, appliances, flooring, etc., need to be done to each unit at turnover.
NOW THEREFORE BE IT RESOLVED that the APCHA Board of Directors have approved an
appropriation
up
to
Fifteen
Thousand
Dollars
($15,000.)
from
account
622.442.81200.57310.51424
ADOPTED AND APPROVED THIS 6th DAY OF OCTOBER 2021, at the APCHA Board of
Directors Regular Meeting.
ASPEN/PITKIN COUNTY HOUSING AUTHORITY
ATTEST:

______________________________________
Carson Schmidt, Chairperson

_____________________________________
Diane Foster, Secretary
1
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MEMORANDUM
TO:

APCHA Board of Directors

FROM:

Bethany Spitz and Cindy Christensen

DATE OF MEETING: October 6, 2021
SUBJECT:

Proposed Changes to Dependent Age from APCHA Regulations (Proposed)

DISCUSSION: APCHA staff is recommending that the dependent age in the APCHA Regulations be
amended.
1. Modification of Retirement and Disability Work History
APCHA Staff is recommending that the work requirement for retirement be modified to 10 years instead of 4
prior to point of retirement. Additionally, staff is recommending the addition of a sliding scale where if an
individual can document a 30-year work history they could retire 5 years earlier than normally allowed.
2. Dependent Age Modification
APCHA Staff is recommending the dependent age be changed from 24 to 19 to qualify for a bedroom.
A. Proposed Changes
Dependent – A “dependent" is either a "qualifying child" or a "qualifying relative."
A member of a household or family other than the head, spouse, or co-head, who is under 18 years of age or
is a person with disabilities or a full-time student. For the purposes of these regulations, a foster child, a foster
adult, or a live-in aide may never be a dependent regardless of age or disability.
A “qualifying child” is a child (including stepchild, adopted child, or eligible foster child, i.e. minors), or a sibling
(or stepsibling) of the taxpayer, or a descendant of either; who has resided in the principal abode of the taxpayer
for at least 100 days out of a calendar year; who has not attained age 1924; and who has not provided more
than half of his or her own financial support for that year.
A "qualifying relative" is an individual who (a) is a sibling (including stepsiblings), the taxpayer's father or mother
or an ancestor of either of them, a stepparent, a niece or nephew, an aunt or uncle, or an individual, other than
a spouse, who resides in the principal abode of the taxpayer and is a member of the household; (b) has gross
income in that calendar year not exceeding the exemption amount; (c) receives more than half of his/her
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support for the year from the taxpayer; and (d) is not a qualifying child of any other taxpayer for the calendar
year. Said “qualifying relative” must be listed as a dependent on a tax return to be classified as a valid dependent.
B. APCHA 2021 Survey Results
In general, nonresident respondents appear more likely to want certain restrictions on who can qualify to live
in APCHA housing than those who are already residents. For example, those who are non-resident respondents
are much more likely to want to restrict the eligibility of children in comparison with people who reside in an
APCHA unit. Nearly 2/3 of those outside of APCHA units would restrict eligible children to the age of 19,
whereas a similar proportion of current occupants would set the age of eligibility at 24. (Figure 2) Similarly,
nonresidents are more likely to favor increasing the on-site tenancy requirement for children to at least half the
year. (Figure 3)

What Should the Maximum Qualifying Age for Dependents Be?

65%

63%
37%

35%

PERCENT WHO DO NOT LIVE IN APCHA UNITS OR WHO
PROVIDED NO RESPONSE

PERCENT WHO LIVE IN APCHA UNITS

19 (children count until the point they graduate from high school, but not thereafter)
24 (children count until they have completed college or graduate school)
Count for Percent who live in APCHA units: 62
Count for Percent who do not, or who provided no response: 48

C. Data from HomeTrek regarding utilization of bedrooms.
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210 E Hyman, Suite 202 Aspen, CO 81611
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Strengthening Community Through Workforce Housing

POLICY MEMORANDUM
TO:

APCHA Board of Directors

FROM:

APCHA Staff: Diane Foster, Cindy Christensen and Bethany Spitz

MEETING DATE:

October 6, 2021

RE:

Sellers Standards/Addressing capital needs of individual ownership units

June 16, 2021 APCHA Board Meeting
At the June 16, 2021 APCHA Board Meeting the Board generally agreed with the concept for funding any
needed Capital Repairs as part of a sale as described in section 2.C.3, below. The Board then directed staff
to further develop more specific program details so that the Board could view the program in its entirety.
Sellers Standards/Capital Repairs Implementation Details & Additional Recommendation
Since that time staff has been working on the details for this program. Staff has provided additional
implementation details, beginning on page 6, per the APCHA Board’s request.
This report also includes a significant addition to the current staff recommendations based on several indepth conversations where staff focused on APCHA’s specific housing portfolio and answered the question
“Should our approach to Sellers Standards/Capital Repairs be the same for all APCHA units?” Staff believes
the answer to this question is “No” because the APCHA portfolio includes mobile homes and because the
condition of the units in the portfolio spans more than forty years.
Then staff revisited the question raised by the APCHA Board regarding what to do with units that are priced
well below the median price for the category and are likely in need of updating.
Answering these two questions led staff to propose an addition approach for each of the following mutually
exclusive groupings:
1. All Woody Creek & Smuggler Run mobile homes;
2. Homes that are priced 40% or more below the median category value that need updating;
3. Homes that inspector deems to have significant life/safety issues;
4. Homes that inspector deems to be in acceptable condition relative to life/safety issues; and
The reason staff recommended these groupings is to address the likely condition of the home based both
on the condition of the home and the home type.
Staff then moved to a discussion of how we should approach these properties.
1
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Grouping

Recommended Approach

All Woody Creek & Smuggler Run
mobile homes

•
•

APCHA exercises right of first refusal
APCHA brings property up to current standards and/or
replaces mobile home

Homes that are priced 40% or more
below the median category value that
need updating

•
•
•

APCHA exercises right of first refusal
APCHA brings property up to current standards
Costs are added to the sales price

•

Seller will be given the opportunity, after the inspection, to
make improvements under APCHA supervision (consider a
loan program) OR
If the Seller is unwilling to make the improvements, APCHA
will exercise its right of first refusal

Homes that inspector deems to have
significant life/safety issues

Homes that inspector deems to be in
acceptable condition relative to
life/safety issues

•

•

Seller can sell the property in an APCHA lottery immediately

Proposed focus for October 6, 2021 APCHA Board Meeting
Because staff’s recommendation to take a different approach based on one of the five aforementioned
groups is an addition to the current recommendations, we would like the Board to start this October 6
agenda item by taking a limited amount of time to discuss the potential approach. If the Board is interested
in exploring this approach, staff can provide detail at a future APCHA Board meeting
Staff then recommends revisiting the “Who pays?” discussion. In this area, based on recommendations
received from APCHA’s attorney, staff has some slight modifications to who should pay for what as well
as the process of determining what recommended repairs from the Home Inspection Report should be
pursued and which should not. For this topic, staff is recommending a focus on who pays for capital
repairs and if any outside funding will be required for the “First Turn”. First Turn” is a term being
used to specifically refer to the first time an APCHA Deed Restricted ownership unit is sold after the
implementation of this program.
The implementation details of this program are important to owners of APCHA deed restricted property,
as they will be impacted differently depending on how this is implemented, the details are also important
to APCHA as an organization, as it could be a considerable addition to APCHA’s current functions and
could have significant cost and staffing implications. Staff recommends the Board take additional time to
review that section and we will address it at a later date.
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Policy Questions for October 6, 2021 Board Meeting:
Policy Question 1: After discussing the potential to approach properties differently by type,
condition, does the APCHA Board want staff to flesh out this approach?
Policy Question 2: Who pays for capital repairs deemed necessary by an Inspector? And will this
be different for “First Turn” vs subsequent sales of an APCHA Deed Restricted Property?
Seller’s maximum sales price is reduced to pay for necessary life/safety capital repairs– however
Seller’s sales price will be a minimum of Initial Purchase Price + 0.5% per year of ownership.
Question: In a situation where a property needs more work than a reduction in the Seller’s Maximum
Sales Price can cover, should the Seller’s total appreciation be capped at 8% or 10% or another
number?
AND
If necessary, capital repairs exceed the Seller contributed amount, above, that additional cost will
be added to the unit price prior to listing.
•
•
•
•
o
o
•
o

Example:
Initial purchase price $500,000
Deed restriction allows 2.5% appreciation per year
Owned property for 20 years
At a flat 2.5% appreciation per year (simple NOT compounded), the formula is:
Purchase Price X 2.5% ÷ 12 months per year X number of months owed = appreciation.
Appreciation + purchase price = Maximum Sales Price at that time.
$500,000 X 2.5% = 12,500 ÷ 12 = 1041.6667 X 240 months owned = $250,000; $250,000 + $500,000 =
$750,000 Maximum Sales Price as of today.
At a flat 0.5% appreciation per year (again, simple NOT compounded), the maximum sales price would
be:
$500,000 X 0.5% = 2,500 ÷ 12 = 208.333 X 240 months owned = $50,000; $50,000 + $500,000
=
$550,000 Maximum Sales Price as of today.

Policy Question 3: In addition to hiring someone, on contract, with expertise in housing grant
research and acquisition, will outside funding be sought to support “First Turn” necessary capital
improvements and, if so:
•
•

Who will take the lead on seeking out that funding?
Will outside funding need to be secured prior to the program being finalized?

3
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Sellers Standards/Capital Repairs Program Details
draft October 6, 2021

1. Home Inspection
1. Home Inspection Regulation
Sellers must sign a Listing Agreement with APCHA establishing sale procedures and terms,
including fees. Starting August 1, 2021, an Inspection paid for by APCHA by an APCHA-approved
professional building inspector must be completed prior to APCHA advertising the unit for sale.
This is for determining compliance with the minimum livability and life safety standards. APCHA
retains a copy of the Inspection Report.
The Inspection will include, but is not limited to, the following items:
Life & Safety
• Windows able to lock and broken panes replaced
• Roof: Roof in good repair with no leaks (if home is a single-family dwelling)
• Plumbing system: Plumbing in good repair with no leaks
• Electrical system in safe working condition: Light fixtures, outlets, switches secure and in
working order
• HVAC/Furnace in good working condition
• No other leaks
• Foundation in good condition
• Free from mold
• Passes radon test
• No structural issues with primary unit (if home single-family dwelling)
• No safety issues
Livability
• Clean, odor-free interior
• Carpets professionally steam-cleaned within two (2) days of closing
• Surface scratches, marks, holes in doors, floors, walls, woodwork, cabinets, counter tops,
other than normal wear and tear, repaired
• Walls in good repair and paint-ready
• Window screens in place and in good repair
• Doors and door locks in good repair; working keys for all locks at closing
• Tile grout in good repair and clean
2. Home Inspection Report
1) Aforementioned items will be inspected
2) Report will include rough estimate of the cost for each item that requires repair
3) Home Inspection Management: APCHA will need a partial FTE to the own the Home
Inspection coordination process and management of reports. Once the program is approved
by the APCHA Board, APCHA staff will begin to address Home Inspection Program
Management
4) What APCHA will do with Home Inspection Report?

4
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a) The Home Inspection Report will be made available to anyone who submits a bid for
the property upon request
b) The Home Inspection Report can be stored in HomeTrek for APCHA staff to access,
however because this program did not exist prior to HomeTrek being created,
additional software development would be needed to allow the Home Inspection
Report to be shown to bidders in the HomeTrek Community Portal
c) The APCHA Capital Repairs Project Manager will use the Home Inspection Report,
as well as a conversation with the Home Inspector, to determine which work needs
to be done. A Home Inspection Report is extremely detailed likely to include items
in the Report that may be an issue but may not.

2. Capital Repairs
A. Developing a Pool of Contractors who will provide capital repairs at a rate slightly below
market rate
1. Developing the Pool
a. APCHA staff have had one conversation to date with an experienced RFV
homebuilders. Staff plans to have at least one more conversation.
b. It was recommended to APCHA staff that we issue a Request for Information
(RFI) to gauge interest and to gather ideas from the local building community.
Fall timing was suggested as that is when builders are starting to plan for the
following spring/summer
2. Possible incentives
a. Guaranteed minimum amount of work each year
b. Retainer fee
i. Monthly retainer year-round; or
ii. Monthly retainer November to April
c. Cost Plus approach
d. Other ideas?
3. Adding and removing Contractors from the pool
a. Adding: On an annual basis APCHA will issue a RFQ to invite additional
contractors to the pool
b. Removing: A contractor may be removed from the pool by the APCHA Capital
Repairs Project Manager. APCHA will need to develop an appeals procedure.
4. Contingency Planning: We may not get any interest in this type of program.
B. Determining the cost and selecting the contractor for Capital Repairs
Note to APCHA Board: Even though the Board preferred letting the Seller get two bids for work,
the Board also preferred APCHA developing a pool of local contractors who would agree to do
repairs to APCHA Deed Restricted properties at a slightly reduced fee. If APCHA is able to
develop a pool of local contractors who agree to perform work at a slightly reduced cost, then
APCHA should request bids from two of those contractors and not allow the Seller to get their
own bids. This reduces the risks of repairs being underbid. This MAY also provide Current
Owners with an incentive to keep their properties in good repair – as Current Owners are more
able to control costs and more control on the actual repairs if they are having the bids done
themselves and having repairs.
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1. APCHA requests bids from two of the contractors from the local pool developed; APCHA
will keep track of which contractors perform which bids to ensure a fair distribution of the
work.
2. APCHA will add one Capital Repairs Project Manager
i. Determining necessary repairs: The APCHA Capital Repairs Project Manager will
work with the Home Inspector to determine which Capital Repairs are required and
which are not required. Required repairs include:
1. any item listed in the APCHA Regulations as shown above; and
2. any item the Home Inspector determines and APCHA Capital Repairs
Project Manager confirms is a life/safety item
3. Appeals process for a Seller who disagrees with Capital Repairs items:
Owner can meet with the Sales Manager and the APCHA’s Deputy
Director.
ii. Getting bids for Capital Repairs: The APCHA Capital Repairs Project Manager will
coordinate bids for necessary work.
iii. Selecting the Contractor: The APCHA Capital Repairs Project Manager will review
the bids for accuracy.
1. If the two bids are more than 20% difference, the APCHA Project Manager
will request a third bid.
2. Lowest qualified bidder will be awarded the work
iv. Approving the Capital Repairs: The APCHA Capital Repairs Project Manager must
sign off on of any Capital Repairs completed.
C. Allocation of funds needed to complete the necessary Capital Repairs
1. Intent: The expressed goals are to
a. Allow all property owners to recoup their initial investment plus some nominal
appreciation even if the home is in need of significant repairs; and
b. Minimize the increase in price of the home/avoid having homes pushed into a
higher Category due to required repairs
2. Concept: Unless third party funding is provided, the cost of the necessary repairs will be
sourced:
a) First from a reduction in the Seller’s Maximum Sales Price (see detail below); and then
b) If those funds are insufficient for necessary Capital Repairs, the balance will be added
to the Maximum Sales Price of the home.
3. Seller’s maximum sales price is reduced to pay for necessary life/safety capital repairs–
however Seller’s sales price will be a minimum of Initial Purchase Price + 0.5% per year
of ownership. Question: In a situation where a property needs more work than a reduction
in the Seller’s Maximum Sales Price can cover, should the Seller’s total appreciation be
capped at 8% or 10% or another number?
AND
If necessary, capital repairs exceed the Seller contributed amount, above, that additional
cost will be added to the unit price prior to listing.
Example:
• Initial purchase price $500,000
• Deed restriction allows 2.5% appreciation per year
• Owned property for 20 years
6
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•
o
o
•
o

At a flat 2.5% appreciation per year (simple NOT compounded), the formula is:
Purchase Price X 2.5% ÷ 12 months per year X number of months owed = appreciation.
Appreciation + purchase price = Maximum Sales Price at that time.
$500,000 X 2.5% = 12,500 ÷ 12 = 1041.6667 X 240 months owned = $250,000; $250,000 +
$500,000 = $750,000 Maximum Sales Price as of today.
At a flat 0.5% appreciation per year (again, simple NOT compounded), the maximum sales
price would be:
$500,000 X 0.5% = 2,500 ÷ 12 = 208.333 X 240 months owned = $50,000; $50,000 +
$500,000 = $550,000 Maximum Sales Price as of today.

D. Time needed to make Capital Repairs
a. Homes that include necessary repairs that pose an imminent safety risk: These items must
be repaired immediately.
(i) APCHA will exercise its right of first refusal and purchase the property immediately.
(ii) The Capital Repairs will be overseen by the APCHA Capital Repairs Project Manager
b. For homes that have been owned for more than 20 years and where the purchase price is
30% or more below the maximum for the category, APCHA can, at its discretion, exercise its
right of first refusal to purchase the home and perform needed upgrades.
c. If there are no items that pose an imminent safety risk
(i) The home can be listed immediately. See Sale of Home for next steps.

3. Sale of the Home
A. Sale of Home according to condition of the home
1. Homes for which no Capital Repairs are needed: The Seller can list the home immediately
after the Home Inspector determines no Capital Repairs are required and after getting the
post-Inspection OK from APCHA.
2. Homes that require some Capital Repairs for which there is no imminent safety risk: If there
are no items that pose an imminent safety risk been inspected.
a) Home can be listed immediately
b) The funds needed to do the Capital Repairs will be generated by the sale and put in
escrow by APCHA
c) The Buyers have one year to have all Capital Repairs identified in the Home Inspection
Report completed.
i. Buyers can request a onetime six-month extension, however 1% of the funds will be
deducted as a penalty
ii. Any funds not spent within 18 months will revert to APCHA and will be redistributed
annually to Pitkin County’s and the City of Aspen’s respective General Funds.
3. Homes that include necessary repairs that pose an imminent safety risk: See section above
.
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Home Inspection & Capital Repair Program
for Owners NOT Selling Their Homes
While initially staff was targeting this program to Sellers, the program can also be made available to
APCHA deed restricted property Owners wanting to make a life/safety capital repairs to their property
while they reside in the property. Once the basic program details are finalized by the APCHA Board and
staff, that content will be replicated and adjusted, as needed, for current owners not selling their homes.

So, what is one more thing that the APCHA Board might consider as part of this Proposal?
o Create a program that allows mobile homeowners to replace their units
o Only for mobile homes that are Category 5 or below: If a very old mobile homes is in
disrepair, when it is put up for sale, APCHA/City/County buys the property and puts a new
modular home
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Appendix: June 16, 2021 Policy Memo
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POLICY MEMORANDUM
TO:

APCHA Board of Directors

FROM:

APCHA Staff: Diane Foster, Cindy Christensen and Bethany Spitz

MEETING DATE:

June16, 2021

RE:

Sellers Standards/Addressing capital needs of individual ownership units

May 5, 2021 APCHA Board Meeting
At this meeting the APCHA Board provided staff direction to move forward with the following
recommendations:
1. Require Home Inspections prior to listing an APCHA deed restricted property: Update the
APCHA Regulations now to require an inspection by a professional Home Inspector prior to listing a
property; APCHA pays for the inspection. APCHA will issue a Request for Qualifications to develop
a pool of inspectors APCHA can assign on a rotating basis.
2. Develop a proposal for a new Deed Restriction: Ask staff to begin to work on a modified Deed
Restriction that can be offered to property owners whose deed restrictions are not subject to
changes in the APCHA Regulations. Additionally, this new deed restriction may be attractive to
owners who either never had a capital allowance in their deed restriction or who have reached the
maximum capital repairs allowed in their deed restriction, but would like to do more and,
recognizing the role of depreciation, be partially compensated for that upon the property’s sale.
Staff has begun to take the steps necessary to update the APCHA Regulations, put an inspection
program in place and develop a model for a new deed restriction that could be offered as an incentive
to those with very old deed restrictions that do not require compliance with the APCHA Regulations “as
updated from time to time” to update their deed restrictions.
May 19, 2021 APCHA Board Meeting
The Board focused on the most challenging section of developing a new Capital Repairs Program,
namely the question of “Who pays?” While no formal decision was recommended or made, the Board
did come to consensus on several items:
1. Optional Inspections for Owners not looking to sell their homes: Staff should reinstate the
proposal from the April 28, 2021 Policy Memo recommending a process for Owners of APCHA
deed restricted properties can voluntarily have their homes inspected as part of the same
program that will be mandatory prior to listing a property.
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2. No Mandatory Periodic Inspections: The Board discussed the idea of a mandatory inspection
of APCHA property every two years or on another periodic basis. While it was acknowledged
that this is a good idea, the majority of the Board decided not to pursue this proposal.
3. Sellers should have some responsibility for the cost of life/safety capital repairs
determined necessary by a home inspector: A majority of the Board was in favor of the Seller
paying some amount of required life/safety capital repairs.
4. Sellers who bought their property recently should not be saddled with legacy capital
improvement issues. Board members generally expressed a desire to protect Sellers who
have not owned their property for very long from capital costs for issues that did not occur while
they owned the property. It should be noted the staff recommendation for “Who Pays?” would
protect these Sellers.
The Board also answered these questions:
1. Is “Who Pays?” a question that can be answered prior to seeing what we learn through the new
Home Inspection program? A majority of the Board answered YES
2. Can this program be implemented without outside funding from the private or public sector? A
majority of the Board answered that while federal or state grant funding to support this program
would be preferable, APHCA should be able to implement this program without funding from the
private or public sector
3. Should the APCHA Board pause this conversation to allow time to gather additional information that
will help the APCHA Board answer this question? (This question can be related to #1 or not.) If yes,
what information does the Board need to support its decision making on this issue? A majority of
the Board answered NO, the conversation should not be paused. The Board did not identify any
additional information needed to support the Board’s decision making.
Proposed focus for June 16, 2021 APCHA Board Meeting
Staff is recommending revisiting an updated version of the program proposal, found in Appendix A and
C, and, as time allows:
Part I: Request: Make an initial, but not final, decision on the following three questions. Staff can then
work on developing the details of the program. Before these decisions are codified in the APCHA
Regulations, the Board will have an opportunity to review the entire program and, if necessary, make
changes.
1. Estimating cost to complete capital repairs deemed necessary by the inspector: From
Board survey –preferred option: Seller required to get two bids for the work; bids to be
reviewed by new APCHA staff member experienced in residential construction. Bids would be
averaged if greater than 20% difference.
2. Finding a contractor to perform a repair on a deed restricted unit can be difficult and
repairs can be expensive. How should APCHA approach this topic? From Board survey –
preferred option: APCHA develops a pool of qualified contractors who are willing to provide
lower cost repairs for owners of deed restricted properties
3. Who pays for capital repairs deemed necessary by an Inspector?
a. Seller’s maximum sales price is reduced to pay for necessary life/safety capital repairs–
however Seller’s sales price will be a minimum of Initial Purchase Price + 0.5% per
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year of ownership. If necessary, capital repairs exceed the Seller contributed amount,
above, that additional cost will be added to the unit price prior to listing.
b. The Board could also decide to modify the proposal to read Seller’s sales price will be a
minimum of Initial Purchase Price + 0.5% per year of ownership, with a cap of 8%
total appreciation.
Thanks to Cindy Christensen for putting together this example for an APCHA Deed Restricted home:
• Initial purchase price $500,000
• Deed restriction allows 2.5% appreciation per year
• Owned property for 20 years
•

•

At a flat 2.5% appreciation per year (simple NOT compounded), the formula is:
Purchase Price X 2.5% ÷ 12 months per year X number of months owed = appreciation.
o Appreciation + purchase price = Maximum Sales Price at that time.
o $500,000 X 2.5% = 12,500 ÷ 12 = 1041.6667 X 240 months owned = $250,000; $250,000 +
$500,000 = $750,000 Maximum Sales Price as of today.
At a flat 0.5% appreciation per year (again, simple NOT compounded), the maximum sales price
would be:
o $500,000 X 0.5% = 2,500 ÷ 12 = 208.333 X 240 months owned = $50,000; $50,000 +
$500,000 = $550,000 Maximum Sales Price as of today.

Part II: Any possible budget impacts of programmatic changes? Provide feedback to staff on any
elements of the program that may require increased funding or staffing in 2022. Where the City has
already started the staff-level part of the 2022 Capital Budget Process and will begin the staff-level part
of the 2022 Operating Budget process in June – and Pitkin County operates on similar schedule - it is
important that any 2022 needs be identified as soon as possible. Budget requests would depend on
decisions made by the APCHA Board regarding a future Capital Improvement Program and could
include any of the following:
i. Funding for Home Inspections required by updated APHCA Regulations;
ii. Funding for optional Home Inspections for Owners who are not selling their
property (if the Board wants APCHA to pay for these inspections;
iii. Estimated 20% of an FTE (8 hours per week) to manage new inspection
program;
iv. New APCHA staff member experienced in residential construction estimating to
review bids for capital repairs; and/or
v. Any seed funding the APCHA Board may seek if it pursues a loan program or
otherwise wants to request public funding support for a Capital Improvement
program.
Appendices
Appendix A: Recommendations and alternatives to scenario elements presented in the Proposal
found in Appendix C
Appendix B: “Who Pays?” matrix from the May 5 Board Packet
Appendix C: June 2, 2021 Updated Proposal for Sellers Standards/Capital Improvement
Appendix D: April 2021 APCHA Board Survey Results
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Appendix A: Recommendations and alternatives to scenario elements presented in the Proposal found in Appendix C
Topic/issue

Recommendation

Alternative A

Alternative B

Regulation update in
process: Require
home inspection
prior to sale

5/19/2021 Selected Option: Regulation in
Process
APCHA contracts w/ a pool of local home
inspectors; APCHA pays the inspector.
Seller, Buyer and APCHA receive a copy of
the inspection report.

Seller and Buyer agree upon an
inspector to hire. Seller and
Buyer split the cost of the
inspection report

APCHA hires dedicated home
inspector to be an APCHA
staff member

Estimating cost to
complete capital
repairs deemed
necessary by the
inspector

From Board survey –preferred option:
Seller required to get two bids for the work;
bids to be reviewed by new APCHA staff
member experienced in residential
construction. Bids would be averaged if
greater than 20% difference.

APCHA contracts with an outside
firm that can provide estimates
(not sure if this type of firm exists
in the Valley)

APCHA hires a staff member
experienced in estimating

Other idea?

From Board survey –preferred option:
APCHA develops a pool of qualified
contractors who are willing to provide lower
cost repairs for owners of deed restricted
properties

City or County Department/ staff
that performs at-cost capital
repairs for owners of deed
restricted properties

Add staff to APCHA’s
Maintenance team that can
perform at-cost capital repairs
for owners of deed restricted
properties

Other idea?

Seller’s maximum sales price is reduced to
pay for necessary life/safety capital repairs–
however Seller’s sales price will be a
minimum of Initial Purchase Price + 0.5%
per year of ownership If necessary, capital
repairs exceed the Seller contributed
amount, above, that additional cost will be
added to the unit price prior to listing

100% of the inspector-required
capital repairs deducted from the
maximum sale price with no floor

Work with local lenders to
develop a second mortgage
program to support capital
repairs

APCHA purchases the
property for the maximum
resale value minus the
estimated cost of the capital
repairs deemed necessary by
the inspector and APCHA
Maintenance staff make the
repairs

Finding a contractor
to perform a repair on
a deed restricted unit
can be difficult and
repairs can be
expensive. How
should APCHA
approach this topic?

Who pays for capital
repairs deemed
necessary by an
Inspector?

Alternative C
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Appendix B: “Who Pays?” matrix from the May 5 Board Packet
Below are several models that could address the “Who Pays?” question.
Model Name>>>>>>>>

Option A: Seller Pays All

Option B: Buyer Pays All Option C: Seller Primary &
Buyer Secondary*

What Seller Pays

Seller’s maximum sales
price is reduced to pay for
100% of life/safety capital
repairs necessary at time
of sale

Seller gets maximum
appreciation allowed by
Deed Restriction

What Buyer Pays

Sales price is not
increased for Buyer

Maximum sales price is
increased to pay for 100%
of life/safety capital
repairs necessary at time
of sale

What Private financing
pays
What Government Pays
Pros

None

None

Cons

None
• Does not “punish”
current owners for
capital repairs not done
by prior owners
• May discourage some
Sellers from selling
• Could result in Seller
being upside down on
the transaction
• Could punish current
owners for prior neglect

None
• Does not “punish”
current owners for
capital repairs not done
by prior owners
• Likely to inflate the cost
of the entire stock of
APCHA housing
• Could push some
properties into a higher
income Category

Seller’s maximum sales price
is reduced to pay for 100%
of life/safety capital repairs
necessary at time of sale –
however Seller’s sales price
will be a minimum of Initial
Purchase Price + 0.5% per
year of ownership
If necessary, capital repairs
exceed the Seller-defined
amount above, that
additional cost will be added
to the price of the unit prior
to listing
None

Option D: Private
financing second
mortgage

Option D: Government
supported

Need more discussion to
determine how this
model would work

Need more discussion to
determine how this
model would work

None
• Likely that Seller will have
responsibility for the
majority of the repairs, but
not lose their shirt
• May slightly inflate the cost
of the entire stock of
APCHA housing

*Could modify this hybrid model to change percentages Seller pays vs amount added to sales price.
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Appendix C: June 2, 2021 Updated Proposal for Sellers Standards/Capital Improvement
Program Goal: To maintain aging APCHA properties in a manner that is financially feasible for
Sellers/Owners. This program only applies to capital repairs for which the Seller/Owner is individually
responsible and does not address HOA capital repairs.
Assumptions:
• This proposal is not a final work product – it is a proposal from which to make changes;
• Units sold should not be allowed to be handed over in cost-burdened disrepair to the Buyer;
• This will be is a significant change to the APCHA workforce housing program and we may have to
make further changes in the future to refine the changes the APCHA Board implements;
• Maintenance of the unit prior to sale should be a requirement;
• Without changes to the APCHA Regulations, this problem will persist;
• This program is designed to ONLY address capital repairs deemed necessary by an APCHA-approved
inspector. This program does not address discretionary capital repairs made by a homeowner or
requested by a buyer; and
• This program only applies to capital repairs for which the Seller/Owner is individually responsible and
does not address HOA capital repairs.
Target Audiences for this program:
• Sellers and Buyers: Owners in the process of selling their APCHA deed restricted ownership units and
those who are buying those properties. Staff recommends that after the Regulations are updated and a
new Sellers Standards Capital Improvement Program is put in place, the Board can revisit how to better
support Owners not selling their property to make capital repairs.
• Owners not in the process of selling their home: The APCHA Board requested bringing this
element back; initially presented on April 21, 2021 but removed for the May 5 report to simplify the
process. While initially staff was targeting this program to Sellers, the program could also be made
available to APCHA deed restricted property Owners wanting to make a life/safety capital repairs to
their property while they reside in the property.
Proposal Program Elements:
4. Add a requirement to the APCHA Regulations for an inspection by a licensed Home Inspector at
the time of sale. Why should a home inspector be added to this process?
1. APCHA staff are not licensed home inspectors.
2. A qualified home inspector is needed to determine what capital repairs are needed to maintain a
property in good condition over time.
5. Who inspects?
1. APCHA is in the process of developing a pool of local private-sector home inspectors to conduct
home inspections on APCHA deed restricted properties.
2. APCHA will assign the Home Inspectors on a rotating basis
3. The Seller, prospective buyers and APCHA can all receive a copy of the inspection report.
6. When is a property inspected and who pays?
1. Seller
i. Seller notifies APCHA of desire to sell the property; home inspection will be completed
prior to listing
ii. APCHA will pay for the inspection
2. Recommendation: Owners who are not planning to sell their home: For a property owner who is
considering capital repairs, but not selling their unit, a home inspection is still required.
i. A property owner can request one inspection every five years; and
ii. APCHA and the property owner will split the cost of the inspection
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7. What is included in the inspection/what is the Inspector looking for?
The professional Home Inspector uses a standard form and inspection process. These items may
include, but are not limited to:
a. Windows able to lock and broken panes replaced
b. Roof: Roof in good repair with no leaks (if home is a single-family dwelling)
c. Plumbing system: Plumbing in good repair with no leaks
d. Electrical system in safe working condition: Light fixtures, outlets, switches secure and in
working order
e. HVAC/Furnace in good working condition
f. No other leaks
g. Foundation in good condition
h. Free from mold
i. Passes radon test
j. No structural issues with primary unit (if home single-family dwelling)
k. No safety issues
8. Who determines the cost of the capital repairs?
1. Seller required to get two bids for the work; bids to be reviewed by new APCHA staff member
experienced in residential construction. Bids would be averaged if greater than 20% difference.
2. APCHA will add one Capital Improvement Program Coordinator to work with the outside
inspectors on establishing the actual cost of capital repairs.
9. How will the capital repairs be made?
1. Sellers
i. shall choose from a list of APCHA-qualified contractors who are willing to provide repairs
for owners of deed restricted properties at a slightly reduced rate.
ii. The Board should also consider this possibility, that nearly half of survey respondents
selected “APCHA purchases the property for the maximum resale value minus the
estimated cost of the capital repairs deemed necessary by the inspector and APCHA
Maintenance staff make the repairs.”
2. Owners who are not planning to sell their home can determine if they want to make the
inspector-recommended capital repairs or not
10. Who pays for the capital repairs deemed necessary by the inspector?
1. Seller pays for the capital repairs, with a floor, then any additional capital repairs added to the
resale price
• Funds to make the capital improvement will be taken from the proceeds of the sale of the
home up to the dollar about that equals Maximum Sales Price minus (Sellers Initial
Purchase Price + .5% appreciation per year); and
• If the necessary capital repairs exceed the amount specified above, the incremental costs
will be added to the sale price of the home
Owners who are not planning to sell their home:
• If the owner decides to move forward with the identified capital repairs, 50% of inspectorrequired repairs will be added to the list of capital repairs made to the home and will
depreciate at one half of the rate of the normal depreciation schedule. While this
provision only applies to capital repairs deemed necessary by an inspector, there is no limit
on the dollar amount of these capital repairs.
11. When do the capital repairs happen?
1. For Sellers
i. If the inspector-required capital repairs can happen before the sale, they should be
done.
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ii. If the inspector-required capital repairs cannot be completed before closing, the cost of
the capital repairs will be put in escrow with APCHA. The repairs must be completed
within one year of the sale of the property.
2. For Owners who are not planning to sell their home:
i. If the Owners decide to move forward with the inspector-identified capital repairs, they
can complete the capital repairs whenever they want to do so.
12. What updates are needed to deed restrictions for those who participate in this program?
1. For Sellers:
i. The property’s deed restriction will be updated as part of the normal sales process
2. Owners who are not planning to sell their home:
i. If an owner is not planning on selling their home immediately goes through the
inspection process, but decides not to do any capital repairs, their deed restriction will
not change; and
ii. If an owner is not planning on selling their home immediately decides to do capital
repairs deemed necessary by the inspector, the deed restriction for that property will
need to be updated. If the Owner had already exceeded their capital improvement
allowance, it may be possible for the Owner to sign a new deed restriction that would
include a new capital improvement allowance. Staff is working on this new Deed
Restriction per APCHA Board direction on May 5, 2021
13. So, what is one more thing that the APCHA Board might consider as part of this Proposal?
o Create a program that allows mobile homeowners to replace their units
o Only for mobile homes that are Category 5 or below: If a very old mobile homes is in disrepair,
when it is put up for sale, APCHA/City/County buys the property and puts a new modular home
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Appendix D: April 2021 APCHA Board Survey Results
Seven of eight APCHA Board Members completed the seven-question survey conducted in April 2021.
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