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The Exception  

Board Meeting Minutes 

Thursday, February 24, 2022, at 6:00PM MT 

Via Zoom.us 
 

 

BOARD MEMBERS PRESENT VIA VIDEO CONFERENCE CALL: Norm Numerof, 

Led Gardner and Ted Wirecki 

 

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 December 8, 2021, Board of Directors Meeting. These minutes were 

drafted by management and distributed to the Board prior to the meeting. There being 

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

DECEMBER 8, 2021, BOARD OF DIRECTORS MEETING AS PRESENTED.  The 

motion was seconded.  A vote was taken, and two Directors voted FOR the motion; 

Norm Numerof abstained since was not present at that meeting.  The motion passed. 

 
 

III. Financial Review.  Dave Zippie, CPA, prepared and presented the 2021 year-end 

financial reports (December 31, 2021). According to the Balance Sheet, the association 

ended the year with $103,768 in total assets, liabilities and equity, including $83,888 

cash in the bank, $7236 in accounts receivable, $5447 in baluster inventory and $5697 

in prepaid insurance premiums.  Currently, there are two owners who are more than 30 

days in arrears; management has been in contact with them. 

 

According to the Income Statement, the association ended 2021 with a net surplus of 

$8204 in the operating account.  Savings were achieved in the line items of Building 

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

Fees, Grounds Maintenance, Irrigation (repairs & maintenance), Lawn / Tree Spraying, 

Pool Maintenance and Water (for irrigation and pool) were over budget.  None of the 

$5000 contingency was spent. 
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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.   

 

There was a MOTION: TO TRANSFER THE 2021 YEAR-END NET OPERATING 

SURPLUS TO RESERVES.  The motion was duly seconded and carried unanimously. 

 

 

IV. Manager’s Report.  Chris Benson sent the following maintenance report to the Board 

via email prior to the meeting: 

• The pool contractor should be here next week (weather permitting) to start the 

demolition of the pool and deck.  We will clear snow off the decking prior to their 

arrival. 

• The roofs look good but need to keep an eye on ice buildup during the freeze / thaw 

cycle, as daytime temperatures begin to rise.  

• We had a small roof leak today at Unit 9-A today due to an ice dam.  It will be 

removed. 

• Homeowners need to be reminded to break down boxes so the recycling bins do 

not overflow. 

 

Dan reviewed the Reserve Study with the Board.  Capital projects under consideration 

for 2022 include replacement of the pool and its surrounding decking ($160,000 

including a $10,000 contingency) the painting (and partial siding replacement) of 

Buildings 4, 5, and 9 ($15,000 per building), the replacement of the unit identification 

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

repairs), tree planting and landscaping upgrades.  The replacement of the tennis court 

is currently slated for 2023. 

 

The Board discussed in detail how best to fund the 2022 capital projects.  Dan explained 

that if all of the identified capital projects were undertaken, it would leave the 

association with a $65,000 shortfall in reserves at year end.  There is a line of credit of 

$100,000 available for use but tapping into that would cause the association to incur 

interest expenses. 
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There was a MOTION: TO LEVY A SPECIAL ASSESSMENT IN THE AMOUNT 

OF $7300 PER UNIT TO PAY FOR THE POOL AND POOL DECK REPLACMENT 

PROJECT, DUE AND PAYABLE ON MAY 1, 2022.  Management will draft a special 

assessment letter for the Board’s review and once approved, will send it to the 

membership.  It was duly noted that this is the first special assessment levied at The 

Exception in five years (the last special assessment was a relatively small “true up” to 

cover 2017 operating overages, primarily due to snow removal costs). 
 

 

V. Other Business. The Board discussed the upcoming Annual Meeting, scheduled for 

Wednesday, March 9th at 6PM MT.  This year the meeting will be held at The Slifer 

House, 137 Benchmark Road, Suite J in Avon, and also via Zoom.  The Board and 

management will give the membership the details of the pool replacement project.   

 

Elections will be held for the Board of Directors.  The Board may consist of between 

three and seven Directors per the Bylaws; terms are one-year each. 

 

The three Directors at the meeting discussed the emails sent by the absent Director 

earlier this year, notably his threat to sue the association for not addressing a water line 

problem that he incurred inside and beneath a concrete slab in his home.  The Board 

garnered a legal opinion letter from Kerry Wallace on the matter, costing the 

association some money in legal fees.  There was consensus among the three Directors 

at the meeting that the fourth Director was not acting in the best interests of the 

membership. 

 

Management was directed to send out a request for volunteers to serve on the Board of 

Directors.  

 

At the Annual Meeting, all owners will be reminded that no rentals of less than 30 

nights are permitted at The Exception.  

 

  

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

adjourned at approximately 6:50PM. 

 

 

Respectfully submitted, 

 

____________________ 

Secretary to the Meeting 


