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The Exception  

Board Meeting Minutes 

Thursday, July 9, 2020, at 6:00PM MT 

Via Zoom.us 
 

 
BOARD MEMBERS PRESENT VIA ZOOM: Norm Numerof, Phil Sorensen and Led 

Gardner 

 

ALSO PRESENT VIA ZOOM: Dan McNeill, Managing Agent, Dave Zippie, CPA, Bob 

Oppenheimer, Maintenance Manager and Sara Thurston McNeill, Secretary to the 

Meeting 

 

 

I.  Roll Call.  With all three Board members present via video conference call, a 

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

 

 

II.  Notations into Minutes.  The minutes of the June 3, 2020 Board of Directors 

 Meeting were approved by the Board via email correspondence.  Management 

 distributed the minutes to all  owners via email with the revised 2020 capital 

 spending plan and posted the minutes to the  website: 

 premier.mcneillproperties.com. 

 

 

III.  Financial Review.  Dave Zippie, CPA, prepared and presented the current 

 financials (as of May 31, 2020).  According to the Balance Sheet, the association 

 has total assets, liabilities and equity  of $102,697 including $78,976 in cash in the 

 banks, $5324 in accounts receivable and $18,397 in prepaid insurance premiums.  

 As of the date of the meeting, the Red House tenant owes rent for May and June 

 and two homeowners owe their dues for the month of June.  Management has sent 

 reminders. 

 

Five months through the year, the Income Statement reveals that the association is 

currently running a net surplus of $5371 in the Operating Account.  This 

compares to a budgeted deficit of $1171 at this point in the year; therefore, the 

association is under budget by $6542.  The General & Administrative category is 

$771 under budget, the Building & Pool Maintenance category is under budget by 

$6132 and Utilities are under budget by $839.  Overages were experienced in the 

line items of Roof Repair, Snow Roofs and Snow Shoveling Walkways & Decks. 
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The year beginning balance in the Maintenance Reserve Capital Account was 

$44,553.  Current year funding stands at $35,129 so far and $12,664 was added 

from the 2019 year-end operating surplus.  2020 capital expenses total $13,009 so 

far and includes $4016 for a new pool heater, $3201 for the replacement of utility 

closet doors, $386 for tennis court work, $140 on landscaping upgrades, $1166 

for retaining wall work and $4100 for structural work at Unit 7-B.  The May 31st 

balance in the Maintenance Reserve Capital Account was $79,338.  Another 

$49,181 is slated to be contributed to reserves this year. 

 

  

IV.  Manager’s Report.  Bob Oppenheimer submitted the following report via email 

 prior to the meeting:  

 

• The extensive list of maintenance items is being completed.  We have 

dedicated another Avalanche Property Maintenance employee to speed things 

along. 

• Decks with broken balusters and railings are being addressed first, with 

repairs and new white paint.  Individual owners pay for replacement parts and 

the HOA pays for the painting. 

• A new front entryway was installed at 6-B at this owner’s cost. 

• We have power washed some of the decks and re-stained several that needed a 

new finish and will continue addressing the remaining homes. 

• Several owners are working with a contractor on new decks and railings.  Bob 

is in contact with that contractor to see these projects through. 

• Windows have been cleaned and screens have been secured or replaced for the 

owners who requested it. 

• D.K. has spent a significant amount of time perfecting the irrigation system 

where coverage was insufficient or where lines were broken. This will 

continue to be addressed as the season progresses and we are confident that 

we have a better handle on this now than in years past. 

• The pool issues have been repaired and that amenity has been fully 

operational all season. 

• Some special projects that are in process now, include topsoil and sod where 

the lawn was no longer growing. 

• The drywall repairs and leak investigation at 4-A will start next week when 

the Avner’s have vacated their property to allow us to work. 

• The construction at 7-B is ongoing. New siding has been ordered with some 

extra inventory for future repairs in the complex. The contractor has reached 

out to glass and window vendors in Denver and around the state for 
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replacement glass in the roof. I have met vendors on-site, including: Alpine 

Glass, Eagle Valley Glass, Summit County Glass, and spoken with 

Professional Plastics of Denver as an alternative idea of using polycarbonate. 

The contractor and I are working on another solution with the engineer for a 

roof “fill-in.”   

• I will continue to work through items on the Projects List and get it completed 

throughout the remainder of the summer and into the fall. 

 

 Dan discussed some on-going capital projects with the Board, the porch support 

 post work at Buildings 1 and 11 (tabled until the structural work at Unit 7-B is 

 done) and the installation of sod between Buildings 5 and 6. 

 

 Bob then reported on the progress being made at Unit 7-B.  He explained that the 

 glass component of the roof is no longer available, and that the owner has  

 agreed to pursue a “fill in” of this area of the roof (including underlayment, 

 waterproofing material and roofing shingles).  The extra weight of the “fill in” 

 requires the installation of a structural beam for support.  This plan will require 

 some more engineering work.  Once these plans have been finalized and 

 engineered, the Board will pursue a written agreement with the homeowner that 

 details exactly who will pay for what. It was noted that this is turning into a huge 

 HOA project that was unbudgeted for in the capital spending plan. 

  

  

V.  Old / New Business.  Phil offered to compile a letter to the owners regarding deck 

 structural integrity and safety, noting that any owner who has not yet  

 replaced their decks should consider  doing it now, since the original decks have 

 lived their expected useful life.  Deck replacement is an individual owner 

 responsibility at The Exception, but management is available to coordinate 

 the work if needed. 

 

   

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

 meeting adjourned at approximately 7:02PM. 

 

 

Respectfully submitted, 

 

____________________ 

Secretary to the Meeting 


