
THE CORRAL AT BRECKENRIDGE HOMEOWNER ASSOCIATION 
ANNUAL MEETING 

August 10, 2019 
 

I. CALL TO ORDER 
The Corral at Breckenridge Homeowner Association Annual Meeting was called to order by Kirk 
Hanes at 9:00 a.m. 

 
Board members present were: 

Kirk Hanes, President, 204E Michael Yura, Vice President, 101W/103W 
Bill Lake, Treasurer, 106S Geoffrey Forman, Member, 304E 
Chris Rains, Secretary, 303W CJ Milmoe, Member, 308E 

 
Owners present were: 

Dan & Sharon Mikolitis, 301E Dean & Trish Jacot, 207E 
Barbara Forman, 304E Bill Schwartzkopf, 108S 
Scott Wilbraham, 209W Christine O’Neil, 206W 
Joe & Jennifer Pisciotta, 303S Bill Lake, S106 
Sharon Hanes, 204E Paul Caldwell, 201W 
Robert Daisley, 307W 

 
Representing Great Western Lodging (GWL) were, Erin McGrain, Dan Allen, Josh Marquis, David 
Martinez, Keith Kroepler, John Bliszcz and Brian Juchno. Emma Spofford of Summit Management 
Resources was recording secretary. 

 
II. ROLL CALL & PROXIES 

Kirk Hanes verified a quorum with 12 units represented in person and 14 proxies received. 
 

III. VERIFICATION OF NOTICE 
Notice of the meeting was confirmed. 

 
IV. APPROVAL OF PREVIOUS MEETING MINUTES 

Motion: A motion was made to approve the August 11, 2018 Annual Meeting minutes as 
presented. The motion was seconded and carried. 

 
V. PRESIDENT’S REMARKS 

Kirk Hanes stated that an Association update letter had recently been distributed. The Board has 
met several times over the last year and developed a charter that defines how the Board governs 
and makes decisions for the Association. The principles included in the charter are a focus on 
long term homeowner value, improved homeowner communications and community focus. 

 
The main areas of focus and projects this year were: 
1. Lobby Remodel - This project is now completed for all three lobbies, and there has been 

positive feedback. There was $150,000 approved but the project came in under budget 
at $125,000. 
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2. Roof Reserve Fund - A new fund dedicated to accruing money for roof replacement was 
established this year. Owners were surveyed about this action and very little response 
was received. It is estimated that the roof project will come due in about eight years at a 
cost of approximately $440,000. The creation of the fund will prepare the Association for 
this large expense and it is hoped will prevent the need for a Special Assessment 

 
3. Property Management Contract - The Property Management contract was put out to bid 

this year. CJ Milmoe developed the RFP and three major property management 
companies responded. The responses included GWL, the incumbent company, who has 
served the Association for two years. The proposals were reviewed and compared. It was 
determined that GWL fulfilled more of the Corral’s needs than any other company. 
Overall, the Board has been satisfied with the level of service and quality of work 
provided. The new contract will begin on September 1, 2019 for a term of three years. 

 

VI. MARKET & TOWN UPDATE 
Erin McGrain provided the update. Occupancy this winter was up 7% and it was the biggest 
season since 2010/2011. The amount of snow received this year enabled the ski area to stay 
open until June 9th. As such, the summer season was slow to start, affecting both merchants and 
lodging companies. Summer activities at the base area of the mountain opened on June 14th with 
other on-mountain activities following the second week of July. The Vista House has live music 
every Saturday from 12:00 p.m. - 3:00 p.m. This will continue through Labor Day. Breckenridge 
lost two major events (the Colorado Classic and Spartan Race, which normally occur in August) 
and the December Dew Tour. Alternatives to replace these events are being researched. About 
75% of lodging bookings are occurring within 60 days of arrival. 

 
The infrastructure installation for the Fiber 9600 project is underway. This is a $25 million 
investment to bring a fiber network to Breckenridge. Much of the bike path will be closed this 
summer during this work. The project is not expected to be completed until the fall of 2020. 
Services such as television, internet and phone will be available after the installation. 

 
The Isak Heartstone troll has been moved to the Illinois Gulch trail head near the ice rink. The 
area has been paved and seating has been installed. 

 
The Town of Breckenridge has leased the South Gondola Lot from Vail Resorts and will be 
developing a parking structure with 400 spaces. The lease term is 50 years and it can be 
extended for two more ten year terms. The structure is scheduled to be completed by November 
1, 2021. Maintenance will be shared by Vail Resorts and the Town of Breckenridge. 

 
It was noted that due to fire risk, there will no longer be firework displays over the 4th of July 
holiday. Many other mountain towns have adopted the same policy. There may be displays on 
New Year’s Eve. 
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The new Association insurance carrier is Allianz Global Corporate. The company also offers 
individual unit coverage. CJ Milmoe noted that there are some advantages to having unit 
coverage through the same carrier as the Association, especially with regards to claim 
management. Owners interested in changing carriers should contact the insurance agent Neil- 
Garing. 

 
A Corral sales information handout with information about recent and past sales was provided by 
a local realtor. Property values have increased 12.9%. 

 
Kirk Hanes reported that the Board attempted to address the high property tax assessments. Kirk 
Hanes and Bill Lake individually appealed the valuation of their units. Their appeals were denied. 
The County had a substantial amount of analysis and sales comps to justify the assessed values. It 
was agreed that there was nothing further to be gained from appealing as an Association. 

 
Breckenridge Brewery, the nearest restaurant to the Corral, is in a legal battle with their landlord. 
The lease came up for renewal and the landlord broke the letter of intent. Breckenridge Brewery 
was supposed to vacate the premises in June. A court date for ruling on this issue has been set 
for September. Read more here. 

 
A homeowner asked about signage for open houses. It was noted that per the Association’s 
Bylaws and Rules, for sale and open house signs are not allowed on the property. This rule also 
extends to lockboxes, (this needs to be verified – cpr) although there are many lockboxes 
throughout the property. Kirk Hanes stated that an inventory of the lockboxes will be conducted 
and the Board will review this item at a future meeting. A homeowner requested that the rules 
be changed to allow lockboxes. 

 
VII. FINANCIAL REVIEW 

 
A. Profit & Loss as of June 30, 2019 

As of June 30, 2019, the Association was operating $9,598 favorable to budget. It is 
anticipated the Association will end the fiscal year $8,025 favorable to budget. It was 
confirmed that this surplus can be transferred to the Reserve Fund. Due to the large 
amount of snow, the gas account went significantly over budget because of the heavy use 
of the snowmelt system. GWL was able to renegotiate the gas contract, which resulted in 
a price reduction of 11%. This, along with careful management of other Association 
expenses, helped to make up the overage. 

 
B. FY 2019/2020 Budget Discussion and Ratification 

Keith Kroepler reviewed the proposed 2019/2020 Budget. The new budget includes the 
roof assessment of $45,000 per year. Other expenses throughout the budget have seen 
small adjustments based on actual expenditures this year. Insurance increases are 
expected to be about 3%, although this still needs to be confirmed. 
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Motion: CJ Milmoe moved to approve the FY 2019/2020 Budget as presented. Dean Jacot 
seconded and the motion carried. 

 
VIII. PROPERTY MANAGER’S REPORT 

This report was given by Dan Allen 
 

A. 2018/2019 Completed Projects 
1. The lobby renovation project was completed on time and under budget. 
2. Patio and walkway rails were re-stained. This project was completed by GWL staff. 
3. There was a sewage pipe break and leak in Corral South that was cleaned up and 

repaired. 
4. Additional flowers were planted and some perennials that did not come back from 

last year were replaced. 
 

B. Pending Projects 
1. Preventative maintenance. 
2. Final repairs to the stucco to correct the damage caused by an ice dam on the 

third floor of the East building. 
3. Doors and trim painting this fall. 
4. Belly bands on the South building will be touched-up. 
5. Investigating security camera set-ups. 

 
IX. OLD BUSINESS 

There was no Old Business. 
 

X. NEW BUSINESS 
 

A. Landscape Project Update 
Michael Yura is leading a project to hire a landscape architect to create a three to five- 
year phased Landscape Master Plan to upgrade landscaping throughout the Corral 
footprint. Areas currently identified for particular attention include the rock garden and 
the berm along the south side of the East Building. The plan will also address tree issues 
and general overgrowth. Michael hopes to have a plan in place before winter. Owners 
were encouraged to submit ideas or concerns. Kirk Hanes stated that outstanding tree 
trimming issues will be addressed in the overall plan. 

 
An owner asked if there was any progress on the Town of Breckenridge improving the 
walkway by the town lot on the lower east side of the property. Michael Yura replied that 
he recently talked to the Town of Breckenridge and had been informed that irrigation and 
plantings will be added to the trails before winter. 

 
Comments were also made about requesting a crosswalk to the Breckenridge Brewery 
and improving the sidewalk by the gas station. 
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B. Security Cameras 
A proposal is pending for the installation of a new camera security system to help prevent 
vandalism and focus on the new upgraded lobby areas. Other locations being considered 
for cameras include the pedestrian gate and hot tub area. It was noted that liability 
considerations need to be researched regarding installing a camera in the hot tub area. 
The pedestrian gate used to be monitored with cameras provided by a former 
homeowner. The system was removed when the owner sold the unit. There is some old 
wiring that needs to be addressed and GWL will follow-up on this item. It was suggested 
that the security plan be coordinated with the Police Department. 

 
C. Association Insurance 

The Board will be spending time during the next year thoroughly reviewing the insurance 
coverage. 

 
XI. ELECTION OF DIRECTORS 

The Board seats of Michael Yura, Chris Rains and CJ Milmoe were up for re-election. All three 
incumbents indicated their willingness to serve another term. The number of Board members 
was reduced from seven to six last year but could be increased again if there are additional 
candidates. The floor was opened for nominations and there were none. Nominations were 
closed. 

 
Motion: A motion was made to elect the slate by acclamation. The motion was seconded and 
carried. 

 
XII. SET NEXT MEETING DATE 

The next Annual Meeting was set for Saturday, August 8, 2020 at 9:00 a.m. There will be four 
Board meetings scheduled throughout the year, with dates to be announced. Homeowners are 
welcome to attend these meetings. 

 
XIII. ADJOURNMENT 

Motion: A motion was made to adjourn the meeting at 10:24 a.m. The motion was seconded and 
carried. 

 
 

Approved By:   
Board Member Signature 

Date: 8/19/2022  


