
THE CORRAL AT BRECKENRIDGE HOMEOWNER ASSOCIATION 

ANNUAL MEETING 

August 14, 2021 

 

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 participating (*via Zoom) were: 

  Kirk Hanes, President, 204E   Michael Yura, Vice President, 101W/103W 

Bill Lake, Treasurer, 106S   Chris Rains, Secretary, 303W* 

CJ Milmoe, Member, 308E   Geoffrey Forman, Member, 304E  

 

 Owners participating (*via Zoom) were: 

  Patrick Nowotny, 103S   Aaron Pence, 104S* 

Virginia Lake, 106S*    Bill Schwartzkopf, 108S  

Gary Base, 207S*    Gary Duffens, 208S   

 Greg Walker, 305S    Steve & Michelle Smith, 101E*  

Lorri Heuck, 105E    Lora & Steve Davis, 106E  

Phil Erikson, 203E*    Sharon Hanes, 204E*  

Dean & Trish Jacot, 207E   Dan & Sharron Mikolitis, 301E 

  Barbara Forman, 304E   Christie O’Neill, 206W 

  Karen & Don Unger, 208W*   Michael Gibbs, 303W* 

Ted & Mary Woods, 305W*    Kristin Ryder, 306W    

 

Representing Great Western Lodging (GWL) were Zoey Manguso, Keith Kroepler, Erin McGrain 

and Dan Allen. Erika Krainz of Summit Management Resources transcribed the minutes from 

recording. 

 

II. ROLL CALL & PROXIES 

Erin McGrain verified a quorum with 24 units represented in person and 18 proxies received.  

 

III. VERIFICATION OF NOTICE 

 Notice of the meeting was sent on July 14, 2021.  

 
IV. APPROVAL OF PREVIOUS MEETING MINUTES 

Motion: Geoffrey Forman moved to approve the August 8, 2020 Annual Meeting minutes as 

presented. The motion was seconded and carried.  

 

V. PRESIDENT’S REMARKS 

Kirk Hanes reported that it was a challenging year. COVID forced the closure of the common 

areas, including hot tubs, and halted work on capital projects. The deep freeze in Texas caused 

a “force majure” override of the contracted gas price, resulting in a $63,000 bill for a single 

month on a $90,000 annual budget. The only option for dealing with this overage was to levy 
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a Special Assessment. Another challenge was contracted services not being performed 

properly and a reduced cleaning budget. The decision was made to hire an outside contractor 

to perform a deep clean. The Board met multiple times to discuss the budget and concluded 

that an increase will be necessary for next year.  

 

Owners commented that areas that make the property look shabby include the fence by the 

gas station that was damaged by a vehicle, the sun bleached and crooked property signs, the 

different color paint on the fence slats, broken fence slats, weeds and overgrown bushes, 

garbage on the grounds, spalling concrete, the condition of the trash rooms and damaged 

trim around the garage doors. Lori Heuck volunteered to chair a subcommittee to work on 

addressing these issues. Gary Duffens and Gary Walker agreed to serve on the committee.  

  
VI. MARKET & TOWN UPDATE 

Erin McGrain reported that the Town parking structure has been the most significant project. 

The parking structure in the south gondola lot should be completed by this ski season. There is 

a new affordable housing development under construction near the Breckenridge Building 

Center. Most COVID restrictions in the Town were lifted around Memorial Day. Concerts are 

being held at the Riverwalk this summer and there are drive-in movies in the CMC parking lot. 

Oktoberfest is scheduled for the weekend of September 25th. The Speakeasy Theater will be 

re-opened this fall under a new name and management. The Goose Pasture Tarn has been 

drained for work on the spillways and dam and will not be refilled until the fall of 2023. The 

most recent sale of a three bedroom/three bath Corral unit was $1.3 million.  

 

VII. FINANCIAL REVIEW 

 

A. Profit & Loss as of June 30, 2021 

The Association is projected to end the year about $12,000 over budget. A $63,000 gas 

bill was received in February. The total gas budget for the year is $90,000. Tiger Gas 

claimed the contracted gas price was overridden by force majeure. They offered a 

three-month payment plan with a very high interest rate. The Board elected to pay off 

the entire bill, which necessitated the Special Assessment.  

 

The total Reserve balance is about $440,000 with $90,000 in the Roof Reserve. The 

roof replacement is scheduled in about seven years.  

 

B. Dues Increase 

The last dues increase of 1.97% was in 2017. Kirk Hanes noted that many of the service 

issues this past year were a direct result of operating on a very tight budget. Increased 

occupancy is anticipated due to more people “working from home” during and post-

COVID. The building is now 23 years old and there will be ongoing maintenance 

requirements. Geoffrey Forman pointed out that three years ago, the Board had 

planned small increases each year, which did not occur.  

 
C. FY 2021/2022 Budget Overview & Ratification 



The Corral at Breckenridge Homeowner Association 

Annual Meeting 

8/14/21   Page 3 of 6 

  
The 2021/2022 Budget as drafted includes an 8% increase to Operating dues. Reserve 

dues will remain at 10% of Operating dues. There were increases to General 

Maintenance & Repair, Cleaning Contractor, Snow Removal Roof & Driveway, 

Landscaping, Insurance and all utility accounts. Great Western Lodging did not increase 

their management fee. 

Motion: A motion was made to approve the FY 2021/2022 Budget as presented. The 

motion was seconded and carried.  

 

VIII. PROPERTY MANAGER’S REPORT 

 

A. Current Staff 

The administrative staff are Zoey Manguso, Keith Kroepler, Dan Allen and Erin 

McGrain. Justin Allen is onsite in The Corral office. The Property Manager Jeremy 

Henkins left in July. It is very difficult to hire staff right now. A new person has been 

hired to take care of general lawn maintenance and to address the weeds. Peter 

VanDerLinden will be returning to work for GWL three days per week through the 

coming winter. The search for a full-time Property Manager for The Corral is ongoing. 

The GWL staff and especially Erin McGrain were recognized for their outstanding work 

on behalf of the Association.  

 

B. 2020/2021 Completed Projects 

1. Repaired cracks in the East hot tub.  

2. Seeded, fertilized and composted the lawns.  

3. Removed stumps. 

4. Planted flowers along the berm and Columbine.  

5. Removed the chicken wire by the Sinclair property boundary.  

6. Added new picnic tables at the South and West buildings.  

7. Repainted the elevator floors and landings and added carpets to reduce wear 

and tear.  

8. Repaired the drainpipes by the South hot tub.  

9. Adjusted the irrigation system to prevent puddling.  

10. Repaired fire suppression issues in the South building.  

11. Replaced the gutters and heat tape in some areas of the East and West 

buildings.  

12. Power washed and restriped the parking lots.  

13. Re-stained the entry signs and added new “No Parking” signs in certain areas.  

14. Re-painted the garage entry doors on the lower level as needed.  

15. Deep cleaned the lobbies before re-opening.  

16. Repaired a hole in the West building lobby.   

17. Ordered three new luggage carts (one for each building), which should be 

delivered in the next month. The delivery has been delayed due to COVID 

backorders.  

  

C. Pending Projects 
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1. Flex pipe with expansion joints will be installed in the East building to address 

noise problems caused by pipe expansion during periods of cold temperatures. 

2. Re-stain all brown wood on the building exteriors.   

3. Replace rusted flashing and seal along the top edge. 

4. Address flat roof ice dams and leaking.  

5. Repair the fence between the gas station that was crashed into.  

6. Assess the hot tub shells to ensure they are not leaking.  

7. Commission a new Reserve Study.   

 

Owner questions and comments addressed the following:  

1. There was a suggestion to arrange for routine inspections of the fire sprinklers 

in the units to identify leaks.  

2. There was a request to clean the rusted flashing with a wire brush and re-paint 

it. Erin McGrain responded that this project is too large and complex for in-

house staff. The flashing will begin to be replaced this Fall, complex-wide. 

3. There was a suggestion to establish an email address where owners can submit 

maintenance requests. Erin McGrain said this topic can be addressed by the 

proposed subcommittee.  

4. The Property Manager should be walking the property daily.  

5. The snow should be cleared from the walkways to prevent ice build-up.  

  

IX. OLD BUSINESS 

 
A. Xfinity TV & Internet Upgrade 

New Comcast equipment and internet towers were installed to provide upgraded 

services and faster speed.  

 

B. Heat Tape & Gutters 

This agenda item was discussed under Section VIII.B. 

 

C. Tree Trimming Conclusion 

At the last Annual Meeting, the Board was asked to consider trimming or thinning the 

trees. The Board consulted with the Town and learned that trees cannot be cut down 

without a permit, healthy trees are rarely permitted to be cut, and any trees that are 

cut down must be replaced. Trees may not be trimmed to more than 1/3 of the height 

in the under branches. The Board talked to the Fire Department about fire mitigation. 

Their focus is the fuels around the base of the buildings. Aspen trees are not 

considered a threat. The only trees that would be eligible for removal for fire 

mitigation would be the Blue Spruces throughout the property and not the Aspens. 

The Board emphasized to not take matters into your own hands, owners who trim or 

top trees will be fined.  

 

D. Landscaping Update 
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Michael Yura said the landscaping contractor worked on the grass on the west side of 

the West building. The berm work looks great but there are more improvements to be 

made.  

 

E. Bylaw Changes During the Year 

The Bylaws were modified to recognize email as a valid form of communication, which 

is providing savings in postage.  

 
X. NEW BUSINESS 

 

A. GWL Agreement Renewal 

The GWL agreement was renewed for two years beginning 9/1/21 after a three-year 

initial term. There was no increase in management fees. 

 

B. House Rules Passed During the Year 

1. No fire pits are allowed on the premises.  

2. Screen doors are not permitted on front or back doors.  

3. Sprinter vans/Passenger vans can be parked on the property, but no vehicle 

can be used for sleeping. Van must be no larger than a ¾ ton truck.  

 

C. Possible Capital Improvements FY 2022/2023 

1. Staining and painting of all exterior buildings - $136,000.  

 2. Games in game room and gym equipment refresh.  

 3. Locker rooms and/or steam room.  

 4. Repair or replacement of rusted metal trim along the walkway edges.  

5. Fix audible pipe problem in the east building, which was put on hold due to the 

gas issue.  

 6. Replace both common area hot tub shells, which are at their end of useful life.  

 7. Sidewalk from pedestrian gate to Main Street.  

  

  Owner suggestions for additional projects included: 

1. Upgrade the flooring in the conference room.  

2. Improve the concrete walkways around the East building.  

3. Extend the fence in the back of the East to the road.  

4. Improve the flooring in the first floor hallways.  

5. Add more “No Smoking” signs.  

 

D. Other New Business 

1. A crosswalk should be added at the intersection of Broken Lance and 

Columbine. The Board will follow up with the Town on this request.  

2. The non-slip coating on the walkways was put down many years ago. The only 

thing that has worked is carpeting, but it gets dirty and worn. It may be the 

cheapest and most aesthetically pleasing solution.  
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3. The Association should enforce guidelines for window and door replacement. 

Erin McGrain said the approved windows are Pella. Owners are reminded to 

submit replacement window and door information to the Board for approval 

prior to replacement.  

4. There was a question about the frequency of inspections of the posts 

supporting the decks. Geoffrey Forman said the posts were inspected and 

adjusted in 2008 during the major reconstruction. No issues have been 

identified since that time.  

  

XI. ELECTION OF DIRECTORS 

The term of Geoffrey Forman expired this year and he was willing to run for re-election. There 

were no other nominations from the floor and Geoffrey Forman was elected by unanimous 

consent.  

 

XII. SET NEXT MEETING DATE 

The next Annual Meeting was set for Saturday, August 13, 2022 at 9:00 a.m.  

 

XIII. ADJOURNMENT  

The meeting was adjourned the meeting at 11:31 a.m.  

 

 

 

Approved By: _________________________________ Date: ____September 3, 2021_____ 

   Kirk D. Hanes – CAB President 


