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The Exception  

Board Meeting Minutes 

Wednesday, November 16, 2022, at Noon MT 

Via Zoom.us 
 

 

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

Sorenson, Doug Wax, Colleen Weiss and Ted Wirecki  

 

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

Dave Zippie, CPA; Barbara Fisher (Unit 5-A); and Sara Thurston McNeill, Secretary to 

the Meeting 

 
 

I. Roll Call.  With all five Board members present via Zoom, a quorum was established. 

Dan called the meeting to order shortly after Noon. 

 
 

II. Minutes of the August 16, 2022, 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 16, 2022, MEETING OF THE EXCEPTION BOARD OF DIRECTORS AS 

PRESENTED.  The motion was duly seconded and carried unanimously.  

 
 

III. Financial Review and 2023 Budget Presentation.  Dave Zippie, CPA, prepared and 

presented the current (as of September 30, 2022) financial reports. According to the 

Balance Sheet, the association currently has $68,470 in total assets, liabilities and 

equity, including $48,804 cash in the bank, $3958 in accounts receivable and $15,708 

in prepaid insurance premiums.  Dave reported that as of the date of the meeting, all 

owners are current with their dues payments. 

 

According to the Income Statement, nine months through the year, the association is 

running a net deficit of $18,565 in the operating account.  This compares to a budgeted 

deficit of $16,608 at this point in the year; therefore, the association is $1957 over 

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

& Maintenance, Rental Unit Maintenance, Front End Loader and Water.  Legal Fees, 

Grounds Maintenance, Lawn & Tree Spraying, Snow Roof, Pool Maintenance and Gas 

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 2022 beginning balance in the Maintenance Reserve Capital Account was $88,312, 

$58,509 has been contributed through regular dues, $160,600 was added from the 

special assessment (for the pool project), $3 in interest has been earned and $281 was 

added from the 2021 net operating surplus. 2022 capital expenses total $239,272 so far 

and include $7840 for some new heat tapes and gutters, $153,638 for the new pool and 

surrounding decking, $22,017 for roof repairs to Unit 11-A, Building 2 and Building 

4, $5475 for wildfire mitigation, $5617 for new plants at the pool, $42,350 for the 

painting (and partial siding replacement) of Buildings 4, 5 and 9 and $2335 for 

cottonwood tree removal (and stump grinding).  The ending balance in the Reserve 

Account is $68,433.  Another $19,503 will be contributed to reserves through regular 

dues this year.  A winter pool cover is on order and will be installed by the pool 

contractor once it is received. 

 

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

begin 2023 with approximately $70,000 in reserves.  Capital projects under 

consideration for 2023 include the painting (with partial siding replacement) of 

Buildings 1, 2, 3 and 6, refurbishment of front entry doors, replacement of some gutters 

and heat tapes (as needed), Red House interior upgrades, the replacement of the exterior 

hardware / identification numbers on the structures, resurfacing of the tennis court, 

crack-filling and seal coating of the circle drive, pool fence work, evaluation of sewer 

lines followed by indicated repairs, the replacement of exterior light fixtures and 

irrigation system work (as needed).  Over $180,000 in capital projects are identified for 

consideration in 2023.  Potential capital projects will need to be examined more closely 

in the spring and prioritized. 

 

The Board and management are awaiting the long-term landscaping / amenities plan 

from Zehren & Associates.  The topographic survey work began today. Many of the 

capital projects slated for next year will likely be identified in the plan. 

 

Dave then presented the 2023 proposed budget to the Board.  The Board and 

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

are expected for many line items due to inflationary pressures.  Dave anticipates that 

the association will end 2022 with a $3300 deficit +/-.  After discussion, there was 

consensus to remove the $5000 contingency line item for next year, raise the operating 

portion of the dues incrementally to cover the increased operating expenses and keep 

the reserve contribution stead of $78,012.  2023 dues will therefore be $936 per month 

per unit.  It was duly noted that this is the first dues increase since 2018. 

 

There was a MOTION: TO APPROVE THE 2023 BUDGET AS DISCUSSED.  The 

motion was duly seconded and carried unanimously.  Total income from regular dues 
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will be $247,212 with $78,012 going to reserves.  The approved 2023 budget is attached 

hereto and incorporated into these minutes. 

 

 

IV. Manager’s Report.  Dan McNeill gave a brief maintenance update noting that heat tape 

repairs are currently underway at several locations within the complex.  Gutter repairs 

will occur after that.  Heat tapes have been tested and turned on.  Leaves were raked 

once, but now that snow has fallen the remainder of the raking will occur in conjunction 

with spring clean-up next year. 

 

He suggested that water use reduction should be an important component in the Zehren 

long-term landscaping / amenities plan. 

 

 

V. Other Business. Led Gardner addressed the Board and explained that he was recently 

at a meeting with the Eagle-Vail golf course manager and a golf course architect.  Led 

asked the golf course to consider the re-position of the tee box behind The Exception 

in order to direct errant golf balls away from the structures and the residents. Led’s 

request was categorically denied by the golf course; the architect claimed that the plan 

would be ineffective. 

 

The Board discussed what other steps The Exception could take at this point.  Phil 

Sorenson suggested the planting of aspen trees along the border of the golf course along 

the property line with The Exception.  This could also be worked into the long-term 

landscaping / amenities plan.  Led thought that if the aspen barrier did not work 

effectively, the association could consider hiring a different golf course architect to 

give more credence to the plan to re-position the tee box and send these 

recommendations to the Eagle-Vail Golf Course management team with a letter from 

legal counsel.  There was consensus to proceed with tree planting as a next step. 

 

Led then reported that the owners in Unit 7-B recently experienced a fair amount of 

water damage from a leaking refrigerator fill valve, leaving their home uninhabitable 

for the time-being.  The owners are undertaking the necessary repairs.  Led suggested 

that management send out a reminder to all owners whose homes sit unoccupied for 

significant periods of time to install a water leak detection devise (ie: WaterCop, Flo 

Logic, etc).  Dan noted that there is a section in the Risk Management Checklist 

regarding water detection devices and the Checklist was just re-circulated to all owners 

via email.  It is also posted on the website and given to every owner at the Annual 

Meeting.  Management will send another email to all owners on this topic. 
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The next Board Meeting was scheduled for Tuesday, January 24, 2022, at 4:30PM MT.  

The meeting will be held via Zoom.  The Board will be reviewing 2022 year-end 

financials and the Zehren plan. 

 

The 2023 Annual Meeting was scheduled for Wednesday, March 15, 2023, at 4:30PM.  

The meeting will be held at Slifer House on Benchmark Road in Avon and via Zoom 

(for those who would like to attend remotely). 

 

 

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

was adjourned at approximately 1:10PM. 

 

 

Respectfully submitted, 

 

____________________ 

Secretary to the Meeting 
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THE EXCEPTION HOMEOWNER'S ASSOCIATION

NET SURPLUS (DEFICIT) FOR THE NINE MONTHS ENDING SEPTEMBER 30, 2022

2022 2023

Budget Year Variance Approved Approved

Sept 30 To Date Inc (Decr) Budget Budget

Revenues

 Operating Assessment 116,916$       116,916$       -$            155,888$     169,200$     

Reserve Assessments 58,509           58,509          -             78,012          78,012          

Special Assessment 160,600         -                160,600      

Interest Income 3                   4                   (1)               5                     6                      

Late Fees & Other Income -                -             

Fines -                -             

 Rental Income 16,200           16,200          -             21,600          21,600          

352,228         191,629         160,599      255,505       268,818        

General & Administrative

Accounting 3,825             3,825            -             5,100            5,100             

Administration 75                 75                 -             100                100                 

Audit/Tax Preparation 500               500               -             500                500                 

Bank Charges -                -             

Insurance 16,169           17,250          (1,081)         23,000          27,000          

 Legal 3,807             750               3,057          1,000            1,000             

Management Fee 10,395           10,395          -             13,860          14,400          

Office Supplies 1,145             600               545             800                1,000             

Federal Tax -                -             

State Tax -                -             

Misc -                -             

35,916           33,395          2,521          44,360         49,100         

Building & Pool Maintenance

 

Build and Infrastructure Maint 12,558           14,000          (1,442)         15,000          16,000          

Rental Unit Maint. 2,250            (2,250)         3,000            3,000             

Roof Repair 1,507             750               757             1,000            1,000             

Irrigation 6,283             7,000            (717)            8,000            8,000             

Grounds Maintenance 31,553           28,000          3,553          33,000          37,000          

Lawn/Tree Spraying 4,705             3,000            1,705          3,000            4,000             

Lighting 150               (150)            200                200                 

Snow Removal - Plowing 4,668             4,333            335             6,500            6,500             

Snow Removal - Loader 1,790             5,000            (3,210)         5,000            5,000             

Snow Rem - Walkways Decks 6,363             6,400            (37)             8,500            8,500             

Snow Removal - Roofs 12,615           10,000          2,615          10,000          10,000          

Pool Maintenance 12,164           10,000          2,164          11,000          12,000          

Tennis 768               500               268             500                500                 

Contingency 3,750            (3,750)         5,000            

94,974           95,133          (159)            109,700       111,700        

Utilities

Electric 2,080             2,100            (20)             2,500            2,500             

Trash 4,831             4,296            535             5,728            6,700             

Gas - Pool 2,345             1,000            1,345          1,200            3,500             

Water - Pool/Irrigation 11,535           13,800          (2,265)         14,000          14,000          

20,791           21,196          (405)            23,428         26,700         

-                 -                  

Total Expenses 151,681         149,724         1,957          177,488       187,500        

-                 -                  

Transfer To Reserve 219,112         58,513          160,599      78,017         78,018         

-                 -                  

Net Surplus (Deficit) (18,565)          (16,608)         (1,957)         0                 3,300           

Beginning Surplus (Deficit) -                -                -             -              (3,300)          

-             

Ending Surplus (Deficit) (18,565)$        (16,608)$       (1,957)$       0$               -$             


