
 

1 

 

The Exception  

Board Meeting Minutes 

Wednesday, October 27, 2021, at 6:00PM MT 

Via Zoom.us 
 

 

BOARD MEMBERS PRESENT VIA VIDEO CONFERENCE CALL: Led Gardner, Ted 

Wirecki and Norm Numerof  

 

BOARD MEMBERS NOT PRESENT: Phil Sorenson 

 

ALSO PRESENT VIA VIDEO CONFERENCE CALL: Dan McNeill, Managing Agent; 

Dave Zippie, CPA; and Sara Thurston McNeill, Secretary to the Meeting 

 
 

I. Roll Call.  With three of four Board members present via Zoom, a quorum was 

established. Dan called the meeting to order shortly after 6:00PM. 

 
 

II. Minutes of the August 31, 2021, Board of Directors Meeting. These minutes were 

drafted and distributed to the Board prior to the meeting. Some suggested changes were 

incorporated, and they were redistributed to the Board.  There being no further 

suggested changes, there was a MOTION: TO APPROVE THE MINUTES OF THE 

AUGUST 31, 2021, MEETING OF THE EXCEPTION BOARD OF DIRECTORS AS 

PRESENTED.  The motion was duly seconded and carried unanimously.  

 
 

III. Financial Review and 2022 Budget Presentation.  Dave Zippie, CPA, prepared and 

presented the current (as of September 30, 2021) financial reports. According to the 

Balance Sheet, the association currently has $84,829 in total assets, liabilities and 

equity, including $67,532 cash in the bank, $2823 in accounts receivable, $3080 in 

baluster inventory and $11,394 in prepaid insurance premiums.   

 

According to the Income Statement, the association is running a net deficit of $2637 in 

the operating account nine months through the year.  This compares to a budgeted 

deficit of $11,281 at this point in the year; therefore, the association is $8644 ahead of 

budget.  The biggest savings have been achieved in the line items of Building 

Maintenance, Rental Unit Maintenance, Front End Loader and Roof Shoveling.  Legal 

Fees, Grounds Maintenance, Lawn & Tree Spraying, Pool Maintenance and Water (for 

irrigation and pool) are over budget.  All other line items are tracking very close to 

budgeted amounts.  None of the $5000 contingency has been spent. 
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The 2021 beginning balance in the Maintenance Reserve Capital Account was $62,628 

and $63,233 has been contributed through regular dues. 2021 capital expenses total 

$48,052 so far and include $18,460 for structural repairs to Buildings 1 and 11, $6011 

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 and $7566 for the painting of Building 7.  The ending balance in 

the Reserve Account is $77,811.  Another $21,077 will be contributed to reserves 

through regular dues this year.  Dan noted that addition capital expenses will be 

incurred for painting and more gutters.  Of the $76,500 in budgeted capital expenses 

for 2021, $51,130 will be spent by year-end. 

 

Dan reviewed the capital spending plan with the Board.  He expects the association to 

begin 2022 with approximately $95,000 in reserves.  Capital projects under 

consideration for 2022 include the replacement of the pool (and its surrounding decking 

and mechanical equipment), painting of Buildings 4, 5 and 9 (including partial siding 

replacement), gutter and heat tape replacement (as needed), sewer line evaluation and 

replacement of the buildings’ identification numbers.  In all, $209,500 in capital 

expenses (including a $5000 contingency) are identified.  Norm suggested that the 

Board take a careful look at the buildings slated for painting next year and try to 

determine if the association can cut back on costs by only painting weather-affected 

exposures of these buildings. 

 

Dave then presented the 2022 proposed budget to the Board.  The Board and 

management reviewed each line item, making adjustments where warranted.  Increases 

are expected for accounting fees, grounds maintenance and water.  Red House income 

is proposed to increase by $1200.  Dave anticipates that the association will end 2021 

with a $5000 surplus +/-.  After discussion, there was consensus not to increase dues 

in the coming year.  In order to cover the anticipated increased operating expenses, the 

reserve contribution will be reduced somewhat. 

 

There was a MOTION: TO APPROVE THE 2022 BUDGET AS DISCUSSED.  The 

motion was duly seconded and carried unanimously.  Total income from regular dues 

will be $233,900 with $78,012 going to reserves.  Dues will remain at $886 per home 

per month.  The approved 2022 budget is attached hereto and incorporated into these 

minutes. 

 

 

IV. Manager’s Report.  Dan reported that the pool is now over 15 years old and has 

reached the end of its useful life. He recommended a complete replacement of the 
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pool (since the liner is cracked), its surrounding deck (since the tiles keep popping 

out), the coping and the tile. 

 

Dan reviewed the one complete proposal he has for pool replacement with the Board.  

He explained that it is difficult to find vendors who are willing to address all of the 

aspects of pool replacement, including the surrounding decking.  The proposal he has 

is for approximately $130,000 from a contractor based out of Golden.  Led offered to 

get a comparable proposal from Maximum Comfort and Dan will work to get one more 

bid from either Posiedon or Colorado Poolscapes for the Board’s review.  It was duly 

noted that if pool replacement is undertaken in 2022, it will either need to be funded 

via special assessment or by saving funds from other capital projects (such as painting).   

 

Chris Benson sent the following maintenance report to the Board via email prior to the 

meeting: 

• Unit 1-A: the front deck project is completed, but some of the paint touch up has 

been done and still needs to be completed. 

• Unit 3-A: the replacement of spindles on the front and back decks is partially done; 

more spindles are on order and will hopefully be installed next week with painting 

to follow.    

• Unit 4-B: roof repairs and heat tape installation are complete; some interior repairs 

still need to be done. 

• Building 5: gutters are on order and planned to be installed in November. 

• Unit 6-B: We replaced the broken window; paint touch up is scheduled for next 

week. 

• Unit 7-A: deck railings and spindles are repaired; painting will be completed next 

week. 

• Unit 7-B: the broken window has been patched up and we are waiting on new glass; 

railroad ties have been replaced and the driveway has been repaired. 

• Unit 8-A: deck railing and gate has been repaired; painting is scheduled for next 

week. 

• Building 11: gutter replacement is scheduled for November 

• Pool: it has been winterized and furniture has been stored for the winter 

 

In addition, the irrigation system has been winterized, leaf raking has been done once 

and will be done one more time, weather permitting.  Gutters are slated for cleaning 

and the asphalt work around Greenwaye Circle is now complete. 
 

 

V. Other Business. The Board discussed the latest draft of the homeowner survey 

compiled by management last summer.  The survey will be used to determine whether 

the Board should move forward with pool replacement and the related special 
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assessment.  The survey will also be used to gauge support for the possible sale of 

common land inside of Greenwaye Circle for future development.  Led will contact 

one or two developers to determine what could be built on this land and what its value 

may be.  Dan will talk to a local planner to try and get some more information.  Norm 

has a plat map of this area and will have it scanned to the Board and management.  

 

The next Board Meeting was scheduled for Wednesday, December 8, 2021, at 6:00PM 

MT.  The meeting will be held via Zoom.  The Board will be finalizing the survey and 

reviewing pool bids. 

 

 

VI. Adjournment. There being no further business to come before the Board, the meeting 

adjourned at approximately 7:10PM. 

 

 

Respectfully submitted, 

 

____________________ 

Secretary to the Meeting 


