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The Exception 

2022 Annual Meeting Minutes 

Tuesday, April 5, 2022, at 6:00 PM 

The Slifer House and Via Zoom.us 

 

 

MEMBERS PRESENT IN PERSON: Numerof (Unit 1-A), Hanen—Weiss (Unit 5-B), Gardner 

(Unit 7-A) and Oldenberg (Unit 9-A) 

 

MEMBERS PRESENT VIA VIDEO CONFERENCE CALL: Surta (Unit 1-B), Truitt (Unit 2-

B), Wirecki (Unit 3-A), Sorenson (Unit 3-B), Avner (Unit 4-A), Goldstein—Rapaport (Unit 6-

B), Davis (Unit 9-A) and Hopkins (Unit 10-A) 

 

MEMBERS REPRESENTED BY PROXY: Hauser (Unit 4-B), Fisher (Unit 5-A), Kleiman (Unit 

6-A) and Wax (Unit 8-A) 

 

ALSO PRESENT IN PERSON: Dan McNeill, Managing Agent and Sara Thurston McNeill, 

Secretary to the Meeting 

 

ALSO PRESENT VIA VIDEO CONFERENCE CALL: Dave Zippie, CPA 
 

 

I. Roll Call.  With 15 of 22 units either present in person, via Zoom or represented by proxy,  

a quorum was established.  According to the Bylaws, 25% of membership is required for a  

quorum. Dan McNeill called the meeting to order shortly after 6:00PM.  He welcomed all  

present, certified the proxies and called the meeting to order.  All present took turns  

introducing themselves to those at the meeting. 
 

 

II. Review and Approval of Minutes of the 2021 Annual Meeting.  These minutes were 

previously distributed to all owners and posted on the website at premier.mcneillproperties.com. 

There being no suggested changes, there was a MOTION: TO APPROVE THE MINUTES 

OF THE 2021 ANNUAL MEETING OF THE EXCEPTION AS PRESENTED.  The 

motion was seconded and carried unanimously. 
  

 

III. 2021 Year-End Financial Review.  Dave Zippie, CPA, prepared and presented the 2021 

year-end (as of December 31, 2021) financial reports. According to the Balance Sheet, 

the association ended the year with $102,093 in total assets, liabilities and equity, 

including $83,888 cash in the bank, $11,008 in accounts receivable, $1500 in credit from 

Eagle River Water & Sanitation District and $5679 in prepaid insurance premiums.   
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According to the Income Statement, the association ended 2021 with a net surplus of 

$281 in the operating account.  Overages were experienced in the line items of Legal, 

Roof Repairs, Irrigation Repairs, Grounds Maintenance, Lawn / Tree Spraying, Pool 

Maintenance and Water (for Irrigation and Pool).  Savings were achieved in Building & 

Infrastructure Maintenance, Rental Unit Maintenance, Snow End Loader and Snow 

Roofs. None of the $5000 contingency was spent. 

 

The 2021 beginning balance in the Maintenance Reserve Capital Account was $62,628 

and $84,310 was contributed through regular dues. 2021 capital expenses totaled $58,628 

and included $18,460 for structural repairs to Buildings 1 and 11, $6111 for tree removal, 

$3595 for roof repairs on Unit 4-B and Unit 11-A, $5172 for concrete work, $1283 for 

some new gutters, $2565 for a new heat exchanger for the pool, $2007 for siding 

replacement on Building 7, $1293 for a new backflow prevention valve on the irrigation 

system, $4126 for asphalt crack filling and seal coating and $14,016 for the painting of 

Building 7.  The 2021 ending balance in the Reserve Account is $88,312.  There is an 

additional $11,000 in working capital reserves.   

 

Dave noted that there is line of credit with Alpine Bank in place for $100,000.  None of 

these funds have been drawn upon at this time. 

 

Dave then reviewed the 2022 Operating Budget with the membership.  No dues increase 

is planned; 2022 monthly dues per unit will remain at $886.  Income will total $255,505 

with $155,888 coming from operating assessments, $78,012 from reserve assessments 

and $21,600 from rental income on the Red House.  Dave explained that costs are 

expected to be about $7000 higher this year than last year, primarily due to increases in 

water.  Therefore, the operating assessment were raised, and the reserve assessments 

were lowered in order to keep dues flat. 

 

Dave briefly reviewed the current financials (as of February 28, 2022) with the 

membership.  According to the Balance Sheet, two months through the fiscal year, the 

association has total assets, liabilities and equity of $79,933, including $63,704 cash in 

the banks, $12,830 in accounts receivable, $1500 in water credits and $1899 in prepaid 

insurance premiums.  The association is running a net deficit of $3508 in the operating 

account.  This compares to a budgeted deficit of $2500 at this point in the year; therefore, 

the association is $1008 over budget.  The balance in the Maintenance Reserve Capital 

Account is $69,941.  2022 capital expenses total $31,656 so far and includes $2266 for 

some new gutters and $29,390 for the deposit for the pool project. 

 

Management prepared and distributed a Budget Explanation Sheet that details the 

components of each line item in the operating budget, along with an updated Dues 
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Comparison that compares the regular assessments at The Exception with other, similar 

associations in the area.   
 

 

IV. Manager’s Report.  Dan reviewed the Reserve Study with the membership.  Projects 

under consideration for 2022 include painting (with partial siding replacement) of 

Buildings 4,5 and 9, gutter and heat tape replacement (as needed), roof inspections (and 

repairs, as needed), sewer line evaluation and repairs (as needed), asphalt crack filling 

and seal coating, the pool project (replastering of the pool, plus the replacement of tile 

and coping and the replacement of the deck surrounding the pool) and continued tree 

removal / replacement. In all, about $229,500 in capital expenses are budgeted.   

 

The special assessment of $7300 per unit was levied at a board meeting in February.  It is 

due and payable on May 1st.  These funds will be used to pay for the pool project. 

 

Management provided the updated Risk Management Checklist to all attendees.  This is 

also distributed to all owners every fall and posted on the website.  Dan asked all owners 

to follow the guidelines in the Checklist to avoid costly damage and insurance claims.  

There are also suggestions for water and energy conservation, along with information on 

carbon monoxide detectors laws in Colorado.   

 

The association is insured through Mountain West Insurance Agency.  Dan noted that 

when the association updated the Governing Documents in 2006, some of the burden for 

insurance coverage was shifted to each individual owner.  The association’s policy 

includes guaranteed building replacement and ordinance, general liability, fidelity & 

crime, and director & officer liability.  Owners must ensure that their interior insurance 

policy is in place and recommended that their agent contact Mountain West to ensure that 

there are no gaps in coverage.  All owners must purchase “bare walls” coverage to insure 

their contents, fixtures, flooring, appliances, cabinets, possessions and UPGRADES to 

developer-conveyed finishes, including, but not limited to wood floors, granite counters 

and faux painting.  Owners should also carry personal liability insurance and Loss 

Assessment Coverage to help cover the cost of any insurance deductible that an owner is 

required to pay on a claim.   Management distributed an insurance information sheet to 

all present. 

 

Exhibit C of the Declarations provides a detailed list of Maintenance Responsibilities at 

The Exception, detailing which elements each owner is required to maintain and which 

elements the association is responsible for.  It is posted on the website as part of the 

Declarations.   
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All residents are reminded to BE A GOOD NEIGHBOR AND PICK UP DOG WASTE 

IMMEDIATELY AFTER IT IS DEPOSITED.  Overflow parking is available at the top 

of Greenwaye Circle; residents are asked to direct their guests to park there if there is no 

room in their driveway.  No parking is permitted along Greenwaye Circle.   

 

Management’s full-time code enforcement officer, Jennie Lewis makes weekly 

inspections of the complex.  The time and day of inspections is subject to change.  

Residents can contact Jennie directly by calling her phone at 970-904-0519 or sending an 

email to jennie@mcneillinc.com.  Photos are very useful when reporting code violations.  

Residents are also asked to contact the Eagle County Sheriff whenever an after-hours 

incident occurs.   
 

 

V. Election of Directors.  The current Board consists of Norm Numerof, Led Gardner, Ted 

Wirecki and Phil Sorenson.  All terms are one year each and expire at the Annual 

Meeting. The Board is to be comprised of five Directors, per the Bylaws. 

 

Management sent out a request for volunteers to serve on the Board prior to the meeting.  

Six candidates responded and their names were added to the ballot.  Declared candidates 

included Led Gardner, Norm Numerof, Phil Sorensen, Doug Wax, Colleen Weiss and 

Ted Wirecki.  Ballots were distributed both prior to and at the meeting; one vote per unit 

is permitted.  Once all of the ballots were tallied, the candidates with the most votes were 

Colleen Weiss, Led Gardner, Doug Wax and Ted Wirecki.  Both Norm Numerof and Phil 

Sorensen were tied for fifth place. 

 

Note: after the meeting it was decided that a runoff election would be held between Norm 

and Phil.  Once those votes were tallied, it was determined that the fifth seat would go to 

Phil Sorensen. 
 

 

VI. Old / New Business.  Dan McNeill opened discussion among the owners regarding how 

best to approach the updating of the common amenities at The Exception, following the 

pool project.  The tennis court is aging and needs to be replaced (or removed), and the 

expansive grounds currently use a lot of irrigation water to maintain. 

 

Led Gardner addressed the membership and explained that the Board explored the option 

of developing the common area inside of the circle drive this past year in order to pay for 

upcoming capital projects.  After extensive research and talking with a local, highly 

regarded developer / builder, it was decided that it would be in the best interests of the 

membership to retain ownership of the land inside of the circle drive and take a step-by-

step approach to modernizing the amenities. 

mailto:jennie@mcneillinc.com
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Colleen Weiss circulated some ideas for a master plan for the upgrading / updating of the 

common elements to the membership prior to the Annual Meeting.  She suggested that 

the association could benefit from a long-term, comprehensive and cohesive plan.  

Several owners present at the meeting thanked her for her letter. 

 

Each owner was given a chance to weigh in with their ideas and vision for The 

Exception.  Suggestions included the following: 

• Replace the tennis court with a multi-purpose court that could be used for tennis, 

pickleball and possibly other activities 

• Replace the planting beds around the pool with lower maintenance and lower water- 

consuming elements 

• Consider replacing the aging concrete retaining wall on the south end of the circle 

drive with a more aesthetically pleasing stone wall 

• Consider reducing the amount of turf on common area with lower maintenance and 

lower water-consuming elements 

• Continue removing cottonwood trees throughout the community 

• Replace the fence around the pool 

 

 After detailed discussion, there was consensus to have management garner some cost-

 effective long-term landscaping plans from local landscape architects for the 2022 

 Board’s consideration along with the cost for a new multiuse sport court. 

 

 Dan noted that deconstruction work on the pool deck is now complete.  Replastering of 

 the pool will begin in mid-May, weather permitting.  The pool should be ready for use by 

 mid-summer. 

 

 The membership expressed its appreciation for the management team, including Dan, 

 Dave Zippie, Sara and Chris Benson and to the Board of Directors for another successful 

 year. 
 

 

VII. Adjournment.  There being no further business to come before the membership, the 

meeting adjourned at approximately 7:25PM. 

 

 

Respectfully submitted, 

____________________ 

Secretary to the Meeting 


