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CINNAMON RIDGE III CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS’ MEETING MINUTES
January 10, 2026 
I. CALL TO ORDER

The meeting was called to order at 9:02 am.
Board member Michael Black was present, board members Kevin Donofrio, Fred Davison, Andrew Vest, and Mike Pedersen attended via zoom conference. A quorum was present.  Kevin Lovett and Kathrine Johnson were present on behalf of Summit Resort Group.
II. OWNERS FORUM

Notice of the meeting and meeting agenda were posted on the website. Owner Sue Moore was present. 
III. APPROVE PREVIOUS MEETING MINUTES

The minutes from October 15, 2025, Board meeting were reviewed. Fred made a motion to approve the minutes as presented. Andrew seconded and with all in favor, the motion carried.  

IV. FINANCIAL REVIEW

Financials were reported as follows:
November30, 2025, Month End Financials:
November 30, 2025, close financials balance sheet reports $8,445 in the operating account, $21,032 in the Money Market reserve account and $77,873 in the Alpine Bank reserve account. 

The November 30, 2025, close P & L reports $279,789 of actual expenditures vs $288,949 of budgeted expenditures resulting in a 3.2% expense underage, or a total of ($9,159) positive variance.  
A summary of Year-to-Date variances include the following major expense items:

	Reserve Contribution 11/2026
	($6,575) positive variance

	Gas
	($2,079) positive variance

	Common Area Electric
	($1,527) positive variance

	Water
	$1,182 negative variance

	Fireplace/ Dryer Vent Inspections
	$1,925 negative variance

	Insurance 
	$4,294 negative variance



2025 Year End Projection:
The 2025-year end projection was discussed. Total projected year end operating expenses for 2025 are $307,035 vs. budget of $313,008, resulting in a projected year end operating expense underage of ($5,973).

Capital Reserve plan review:

The Capital Reserve plan was reviewed to include discussion of 2025 actual expenditures, budgeted expenditures for the balance of the year, 2026 anticipated expenses and some adjustments to the forecasted costs for the following years out to 2036. 
Reserve Funding:

It was discussed that the November 2025 Reserve Contribution was deferred due to the shortage of Operating funds during that monthly period.  
Loan from Reserves to Operating: 
The loan from the Reserve Account to the Operating account in 2024 of $10,000 was discussed. It was noted that $8,000 of the loan has been repaid with the remaining balance of $2,000 owed from the Operating Account to the Reserve Account. Further repayments will be made as Operating cash is available. 

V. MANAGING AGENT’S REPORT


The following manager's report was presented:
a. HeatTrak Mat was purchased and installed.  

b. Annual Fire Sprinkler Inspection was completed.
c. Bromine overcharge reimbursement was received.
d. Fireplace and dryer vent cleaning and inspection was completed. 

e.   Fire Sprinkler System gauge replacement was completed. 

VI. RATIFY BOARD ACTIONS VIA EMAIL
Fred moved to approve the following actions previously taken via email.  Andrew seconded the motion and the motion carried.
a. 12/24/2025 Fire Sprinkler Gauge Replacement

b. 12/16/2025 Building D expansion Tank Replacement

c. 10/22/2025 Mechanical System flush and Glycol Replacement
VII. OLD BUSINESS 
The following Old Business items were discussed:
A. Dryer Vent Inspection Deficiencies Follow Up: Out of thirty-four (34) homeowner units inspected, seven (7) of those received a negative report on the airflow condition and they received notices to cure the issue.  Three (3) homeowners had their dryer vents repairs. One (1) homeowner will personally repair the no-air flow issue in May 2026 upon their return, and the remaining three (3) homeowners will be contacted again for an update. 
B. HeatTrak Mat: The heattrak mat was received and installed but several weeks later, there was hole burnt on the mat, and it ceased to work.  HeatTrak Mat supply company was contacted, and they replaced the mat with a warranty.  The new mat was received and installed at the property, near the hot tub walkway. 

C. Coverage for EV Charges, Bike Chargers, and Lithium-Ion Batteries:  The insurance company confirmed that currently, there are no limiting parameters on insurance coverage for these items.  Summit Resort Group will continue to monitor any coverage exceptions as we approach the renewal date in April 2026. 

D. Dumpster Enclosure: As previously reported, the Town of Keystone put forth an ordinance that all dumpster enclosures are to be “fully enclosed and animal proof” by August 15th of 2026. Bids were solicited from three (3) vendors, and only one responded, DCPS.   Two (2) additional vendors were invited to bid on the project, and their quotes are due on January 26, 2026.
E. Unit B201 Remodel: The unit B201’s originally planned remodel was in its final stages; however, the fire sprinkler head discharge incident on November 13, 2025, caused by the homeowner’s vendor, has put a new expectation for glycol remediation to the affected materials in the unit, the unit below [101] and some common area features. Per the governing documents, the homeowner must remediate the unit and be responsible for remediation and restoration of the other damaged areas, a notice to the homeowner was sent January 12, 2026.   Also, Summit Resort Group gathered all associated HOA invoices for the emergency incident and forwarded them to the vendor’s insurance company (Coterie) but has yet to be reimbursed.   Per the governing documents, even though the HOA is awaiting insurance reimbursement, the homeowner remains responsible for the damages and associated expenses. A notice of homeowner responsibility was sent on January 12, 2026.   As for the damages to the unit below, Unit B101, the homeowner is currently working with B201’s insurance company to remediate the glycol damage and restoration is underway.  
VIII. NEW BUSINESS  
The following New Business items were discussed: 
A. Building B Fire Sprinkler Heads:  As part of the recent annual Fire Sprinkler Inspection, all Building B sprinkler heads were noted as deficient due to paint, corrosion, or ‘loading’ (collection of heavy dust scum, etc.) and subject to replacement.  An on-site meeting with Element Fire is scheduled to discuss the details, including but not limited to clarification on existing headage, type to use in replacement project, and options for a more architectural type for covers.  Summit Resort Group and Michael will meet Element Fire on January 13, 2026, to discuss these ideas and perform a walkthrough of the units. Andrew motioned to approve Element Fire’s quote for sprinkler head replacement. Kevin Donofrio, as well as other board members were not in favor of releasing the work at this time but rather solicit another bid or two and research head types. With no second motion, and the motion dies.   Lastly, Michael advised that Element Fire should speak with Summit Fire & EMS to advise the completion of the gauges, and the HOA’s commitment to replace the deficient heads in Building B but would need an extension beyond the thirty (30) days’ notice in their letter dated December 27, 2025 to provide for head selection options and scheduling. 

B. Building D, Unit D124 Sprinkler Head Discharge: On January 6, 2026, at approximately 3:00 pm, the homeowner reported one of the fire sprinkler heads discharged in his unit D124.  After the inspection of the failed sprinkler head, no apparent damage to the head from impact was found.  However, three (3) gauges were replaced in the same building the day before by Element Fire, and we are currently investigating if this could have caused the unexpected head discharge.  The first level of Building D does not have glycol in the system; therefore, the water damage to the unit is not as severe, but still, restoration services were dispatched and the unit is currently drying out. The homeowner is working with his insurance company on the next step.   During the incident, both Summit Resort Group and Michael Black, HOA President, were present along with the homeowner.  Separate from the incident, Element Fire’s technician noted that all fire heads within a 5-foot radius of a heat source, the fireplace in this case, must be equipment with green bulb type head for a higher-temperature coverage. The technician replaced the head with a green bulb 200-degree head.  Note that the fireplace was not on at the time of the sprinkler head discharge.  
IX. SET NEXT MEETING DATE

The next meeting will be held April 8, 2026, at 2:00 pm via Zoom. SRG will send notice out to the Owners.  
X. ADJOURNMENT

With no further business the meeting adjourned at 10:03 am.

Approved






