
THE CORRAL AT BRECKENRIDGE HOMEOWNER ASSOCIATION 
ANNUAL MEETING 

August 8, 2020 
 
I. CALL TO ORDER 

The Corral at Breckenridge Homeowner Association Annual Meeting was called to order by Kirk 
Hanes at 9:05 AM via videoconference, Zoom.  

 
Board members present were: 

  Kirk Hanes, President, 204E   Bill Lake, Treasurer, 106S   
  Geoffrey Forman, Member, 304E  CJ Milmoe, Member, 308E  
  Chris Rains, Secretary, 303W    
 
 Owners present were: 
  Dan Mikolitis, 301E    Dean & Trish Jacot, 207E 
  Barbara Forman, 304E   Greg Walker, 305S 
  Karen & Don Unger, 208W   Tim Lawler, 102S 
  Yvonne & JW Fisher, 207S   Pat Nowotny, 103S 
  Stephen Elise, 104S    Steve Smith, 101E 
  Gerry Podesta, 201E    Tricia & Jason Edelmann, 102W 
  John & Vanessa Marco, 205W  Michael Gibbs, 303W 
  Ted & Mary Woods, 305W   Tim Flatley, 302W 
  Dan Corah, 306S    Sandra Bretting, 206S 
  
 Proxies were received from 108S, 204S, 206E, 208S, 302S, 303E and 307E.  
 

Representing Great Western Lodging (GWL) were Zoey Manguso, Josh Marquis, Keith Kroepler, 
Erin McGrain, Mike Easby-Smith and Dan Allen. Erika Krainz of Summit Management Resources 
was recording secretary. 
 

II. ROLL CALL & PROXIES 
Quorum is the presence in person or by proxy of 10% of the votes entitled to be cast of the 65 
units at The Corral. Erin McGrain verified a quorum with 22 units represented in person and 
seven proxies received.  

 
III. VERIFICATION OF NOTICE 
 Notice of the meeting was sent on July 17, 2020.  
 
IV. APPROVAL OF PREVIOUS MEETING MINUTES 

Motion: Dean Jacot moved to approve the August 10, 2019 Annual Meeting minutes as 
presented. Pat Nowotny seconded and the motion carried.  

 
V. PRESIDENT’S REMARKS 

Kirk Hanes stated that the Board is focused on long-term owner value. He reviewed highlights of 
his written report. The Association will end the year with a net profit and will pay for a portion of 
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some projects out of the Operating budget. Completed projected included staining of the front 
doors, installation of a new fire suppression tank and boiler in the South building, a new heat 
exchanger in the East building, hot tub fiberglass repairs, landscaping, striping the parking lot and 
exterior stain touch-up. There was renewed focus on the House Rules. Owners will be fined for 
violations including friends or guests with pets, parking violations or smoking anywhere 
(including on decks) on the property. A suggestion was made to post signage at the main 
entrances regarding the smoking prohibition throughout the complex. A laminated copy of the 
House Rules should be posted in all rental units. Owners are encouraged to report violations to 
Great Western Lodging.  
 
Owner comments addressed the following: 
1. The flowers around the property are beautiful.  
2. The shared parking in the West of the West building requires a parking pass. The spaces 

are often full and vehicles often do not have passes. Erin McGrain explained that there 
are six spots for eight units and parking is on a first come first served basis. The GWL staff 
is aware they should not use any of the spots during period of high occupancy.  

 
VI. MARKET & TOWN UPDATE 

Erin McGrain reported that short term rentals were suspended between March 17th – June 1st 
due to COVID-19. The “Safer at Home” phase started June 5th, at which point short term rentals 
re-opened and restaurants were allowed to operate at 50% capacity. The common hot tubs in 
the East and South remain closed. Rental bookings are up from last summer with shorter lead 
times. Main Street has been closed to vehicles to allow businesses to expand onto the sidewalk 
and street. Masks are required throughout the Town at all times.  
 
The parking structure construction in the South Gondola Lot is underway with completion slated 
for November 2021. There is no plan for an additional roundabout at this time. Work continues 
on the fiber optic network and adding outdoor public wi-fi throughout the Town is being 
discussed. Activities open on the mountain include scenic chairlift rides, the Alpine Slide, the 
Gold Coaster and the gondola. The winter opening date has not yet been announced. Winter 
operations may include a reservation system, limited food and beverage offerings and rules for 
riding the chairlift.  
 

VII. FINANCIAL REVIEW 
 

A. Profit & Loss as of June 30, 2020 
Bill Lake presented the financial report. He noted that he meets monthly with 
management to review all activity. Kirk Hanes has been added to the signature card for 
the bank account. He reviewed the significant variances: 
1. General Maintenance & Repair – $8,517 unfavorable to budget due to pipe and 

heat exchanger repairs.  
2. Fire Safety Expense - $18,486 unfavorable to budget due to the new fire 

suppression system.  
3. Net Income - $7,424 favorable to budget.  
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The Balance Sheet reflected a Roof Reserve balance of $45,000. Full replacement is about 
eight years out. Owners voted to increase dues until the balance reaches 80% of the 
estimated cost. The remainder will be paid from Reserves. The Reserve balance was 
increased by $20,000 this year. There is only one delinquency for an owner who 
consistently pays late. Several owners have paid their dues in advance.  
Action Item: Erin McGrain will send out the spreadsheet that lists each unit’s percentage 
of ownership. She noted this information is posted on the website.  
 

B. FY 2020/2021 Budget Overview & Ratification 
Bill Lake reviewed the proposed 2020/2021 Budget. There were some individual line item 
increases (including Insurance and GWL Management Fee) but overall, there was no 
change to the dues.   
Motion: Greg Walker moved to approve the FY 2020/2021 Budget as presented. The 
motion was seconded by John Marco and carried.  

 
VIII. PROPERTY MANAGER’S REPORT 
 This report was given by Dan Allen 
 

A. 2019/2020 Completed Projects 
1. Replaced one water heater in the South building boiler room.  
2. Replaced the heat exchanger in the East building.  
3. The banging pipe noise in the East building was resolved by Tolin Mechanical by 

adding flexible expansion joints and horizontal flexible tubing.  
4. Tri-County Fire Protection replaced the residential grade expansion tank for the 

fire suppression system in the South building with a commercial grade tank. 
5. Stained the belly bands on the South building.  
6. Repaired the East hot tub.  
7. Cleared dead branches throughout the property.   

  
B. Pending Projects 

1. Summit Sealants has provided a bid to reseal the East and West ground level 
interior walkways.  

2. The landscaping project on the berm along Broken Lance and south entrance to 
the hot tub will start next week.  

 
Owner questions and comments addressed the following: 
1. There is a drainage issue behind the South building. Dan Allen will check the 

sprinkler heads and try to reroute the drainage. The landscaping company will be 
asked to install a rain sensor and adjust the irrigation timer.  

2. Interior area landscaping is not well maintained and is not growing. Dan Allen said 
those areas will be addressed during the upcoming landscaping project.  

3. There was a request that owners be informed before trees are removed around 
their units and a question regarding plans for the electrical boxes behind the 
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South building. Bill Lake said the gas lines are being replaced. Kirk Hanes said there 
is some thinning that needs to occur but there is no plan to remove any large 
trees.  

4. Some views from units have been lost due to growth of the trees. This should be 
addressed by the Board.  

5. It may be possible to remove or thin some of the trees for defensible space 
without any objection from the Town. Michael Jura is working with the Town to 
clarify the requirements.  

 
IX. OLD BUSINESS 
 

A. Landscape Project Update 
This agenda item was discussed earlier during the meeting. The landscaping project will 
cost about $13,000.  
 

B. Town of Breckenridge Beautification of Empty Lot 
The Town has added a path along the west side of the building by the abandoned road.  
 

C. Security Cameras 
There is a dummy camera in the lobby. The Board approved funds for security cameras 
but the bid came back higher than the approved amount. There are a number of legal 
issues that need to be resolved. The project has been tabled and will be revisited later 
this year. There have not been any incidents of theft from the lobbies.  

 
X. NEW BUSINESS 
 

A. COVID-19 Update with Respect to The Corral 
Summit County is currently in Phase 2. The West building lobby, exercise room in the 
South building and both common hot tubs were closed in March. There is signage around 
the property regarding the closures and padlocks on the hot tub areas. Only a couple of 
properties in Breckenridge have opened their hot tubs. The requirements for opening 
include a reservation system and cleaning after each usage. Rental guests should be made 
aware that the facilities are closed prior to arrival. A suggestion was made to clean out 
the tubs and cover them. The private hot tubs are still operating and are being 
maintained. There are no formal guidelines regarding the amount of time between rental 
guests in units. GWL is renting units without blocks as long as they can be properly 
sanitized in between arrivals.  
 

B. Amending Bylaws to Include Email for Notice of Meeting 
Kirk Hanes said the Board will approve the amendment at a Board Meeting.  
 

C. Overview of Updated House Rules & Enforcement 
Chris Rains reviewed the revisions: 
1. A laminated copy of the House Rules for posting in all units will be provided.  
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2.   Added the definition of Managing Agent.  
3. Added the Town requirement for recycling and locations of receptacles.  
4. Changed the pet allowance from one to two pets (dogs, cats or household birds) 

for owners only. Pets may not disturb other residents. Clarified that pet privileges 
only include immediate family members one generation up or down.  

5. Defined what types of grills are permitted.  
6. Added marijuana to the list of prohibited smoking materials.  
7. The locks on the main unit entrances must be keyed to the master system, must 

be replaced by a professional locksmith and the color must be oil-rubbed bronze. 
Lock boxes are not allowed on the main unit entrances. Electronic locks are 
permitted if they are keyed to the master system. They must be in keeping with 
the overall aesthetic of the Corral and the color must be oil-rubbed bronze. 
Owners may install an electronic lock or other lock box inside or immediately 
outside their garage or locker on the wooden fascia. Realtor lock boxes are 
allowed, except those defined as self-showing or self-touring and those associated 
with rently.com, on the main unit entrance for a maximum of 180 days. A realtor 
or representative of the Managing Agent must be present for all showings. It was 
clarified that the front and back doors should both be keyed to the master.  

 
GWL has been asked to be vigilant in enforcing the House Rules. Owners are responsible 
for ensuring their guests and tenants are aware of the rules.  
 

D. Review Xfinity Cable & Internet Services 
There have been complaints about the internet dropping and intermittent service. 
Owners are encouraged to upgrade their cable boxes and modems, which can be done at 
no cost through Xfinity under the current contract. Owners can subscribe to premium 
services at their own expense.  
 

E. Corral Boundary & Aspen Grove Area 
The East building abuts the Sinclair property. There is a chicken wire fence and some 
Aspen trees between the two properties. The Board has decided to remove the fence and 
possibly create a dog and/or picnic area.  
 

F. Other New Business 
Kirk Hanes mentioned GWL was sold two years ago. The management contract was put 
out to bid last year and GWL was awarded the contract. He said GWL has done a very 
good job over the past year and the property looks great. The owners recognized the 
management team.  
 
The Board will discuss adding “No Smoking” signage at the entrance to the property and 
in the lobbies.  
 
A question was raised regarding who to call for after-hours emergencies such as water 
leaks and how to get a ceiling crack repaired. Erin McGrain said owners should call the 
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GWL main number (970/453-1009) after hours, where they will receive directions for who 
to call on any given day.  
 
There were requests to upgrade the game room and South building exercise room (with 
addition of a water cooler, hand sanitizer and disinfectant wipes). Kirk Hanes said the 
Board will add these topics to the project list for discussion.  
 
There was a suggestion to consider installing individual unit water shutoff valves to avoid 
the need for shutting down the water throughout the building when work is done.  
 
There is a rusting metal strip along the concrete at the South building. Dan Allen said the 
short term plan is to scrape the rust and repaint it in the fall.  

   
XI. ELECTION OF DIRECTORS 

The Board seats of Kirk Hanes and Bill Lake were up for re-election. Both incumbents indicated 
their willingness to serve another term. The floor was opened for nominations and there were 
none. Nominations were closed and the incumbents were re-elected by acclamation.  

 
XII. SET NEXT MEETING DATE 

The next Annual Meeting was set for Saturday, August 14, 2021 at 9:00 a.m MDT.   
 
XIII. ADJOURNMENT  

Kirk Hanes was recognized for his efforts on behalf of the Association.  
 
Motion: Chris Rains moved to adjourn the meeting at 10:53 a.m. John Marco seconded and the 
motion carried.  

 
 
Approved By: _________________________________ Date: ___________________ 
   Board Member Signature 
 
 

Christopher RAINS
31 Aug 2020


