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The Exception  

Board Meeting Minutes 

Tuesday, August 31, 2021, at 6:00PM MT 

Via Zoom.us 
 

 

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

Sorenson, Ted Wirecki and Norm Numerof  

 

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 all four Board members present via Zoom, a quorum was established. 

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

 
 

II. Minutes of the June 16, 2021, Board of Directors Meeting. These minutes were drafted 

and distributed to the Board prior to the meeting. There being no suggested changes, 

there was a MOTION: TO APPROVE THE MINUTES OF THE JUNE 16, 2021, 

MEETING OF THE EXCEPTION BOARD OF DIRECTORS AS PRESENTED.  The 

motion was duly seconded and carried unanimously.  

 
 

III. Financial Review.  Dave Zippie, CPA, prepared and presented current (as of July 31, 

2021) financial reports. According to the Balance Sheet, the association currently has 

$98,504 in total assets, liabilities and equity, including $77,410 cash in the bank, $2823 

in accounts receivable, $3080 in baluster inventory and $15,191 in prepaid insurance 

premiums.  There is one delinquent owner who is three months past due; management 

has sent a reminder. 

 

According to the Income Statement, the association is running a net surplus of $2555 

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

deficit of $7072 at this point in the year; therefore, the association is $9627 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.  Water 

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

budgeted amounts.  None of the $5000 contingency has been spent. 

 

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

and $49,181 has been contributed through regular dues. 2021 capital expenses total 
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$32,399 so far and include $96 for landscaping upgrades, $18,460 for structural repairs 

to Buildings 1 and 11, $6015 for tree removal, $1890 for roof repairs on Unit 4-B, 

$5172 for concrete work and $766 for painting (and partial siding replacement) of 

Building 7.  The ending balance in the Reserve Account is $77,404.  Another $35,129 

will be contributed to reserves through regular dues this year.   

 

 

IV. Manager’s Report.  Dan reviewed the capital spending plan with the Board.  There will 

be more costs related to structural support work and painting to be expensed through 

reserves this year.  In addition, the association will need to install three new backflow 

prevention valves on the irrigation system ($4500 +/-) and replace some gutters and 

heat tapes.  Other capital projects identified but not yet addressed include the 

replacement of unit identification numbers, asphalt repairs at Building 7 and sewer line 

evaluations.  Buildings 4, 5 and 9 are slated for painting (and partial siding 

replacement) in 2022.  Buildings 1, 2, 3 and 6 are slated for painting (and partial siding 

replacement in 2023), representing the end of the current paint cycle.   

 

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, and the painting of the deck 

scheduled to be done 

• Unit 1-B: touch up painting is finished 

• Unit 2-A: paint touch up of east windows and siding is finished 

• Unit 3-A: we are waiting for balusters to be delivered.  The light fixture is secure. 

We replaced the utility door and painted it.  

• Unit 4-A: paint touch up is finished and the inside painting and drywall project is 

complete.  

• Unit 4-B: I spoke with AD Roofing today and they will replace shingles this week. 

• Unit 5-A: The utility closet door is fixed.  The rail cap slated for replacement was 

delivered but is the wrong size.  We are working on getting another one.   

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

week. 

• Unit 7-A: The painting project is done.  We are waiting on the delivery and 

installation of new balusters.  They will be pre-painted (including the ends) prior to 

installation. 

• Unit 8-A is still under construction inside and touch up paint is ongoing. 

• Unit 8-B: touch up painting was done on the front side and a new washer was 

delivered and installed. 

• Unit 9-A: the touch up painting of the south side windows, window wells and deck 

is finished.   
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• Unit 9-B: the trim over the garage is fixed as is the utility closet door.  

• Unit 10-A: all the painting of the deck and south side of building is done. The cable 

lines were buried, and upper deck painting is finished.  

• Unit 10-B: decks and steps are cleaned off.  

• Unit 11-A: front deck is finished, and trees have been removed. We will be 

installing a walking path on the south side. The gutter project is ongoing.  

• Unit 11-B: the front deck is complete, including most of the touch up painting (the 

remainder will be done next week. The gutter and heat tape project is in process. 

• Pool: the parts for the pool have been ordered and should be installed this week 

 

The Board then discussed the replacement of unit identification numbers on the 

buildings.  The Board has finalized their choice and they will be ordered in a white, 

reflective color.  They will then be mounted on the gray siding of each home.   
 

 

V. Other Business. The Board and management discussed the recent domestic water line 

failure at Phil’s home, Unit 3-B.  Once the water line leaves the hot water heaters it 

then is seen to enter the concrete slab inside the footprint of the home.  It is Phil’s 

opinion that this is an association responsibility to repair.  His home also has 

polybutelene piping.  

 

The Board discussed how best to approach the cost for the water line repairs in the 

concrete.  Ultimately, there was consensus for Phil to write a letter to management 

explaining his understanding of the situation and the association’s responsibility; the 

rest of the Board will submit a letter to management that explains their stance on the 

matter (i.e.: it is the homeowner’s responsibility since this polybutelene hot water pipe 

is entirely within the footprint of the home). Dan will then submit both letters to the 

association’s legal advisor, Kerry Wallace and she will render a legal opinion on the 

matter. 

 

The Board then discussed the amenities survey that management drafted after the June 

16th meeting.  Led suggested that in addition to asking the membership their willingness 

to pay for the replacement of the pool and tennis court by levying a special assessment, 

that the Board also determine the membership’s willingness to sell some of the common 

area land.  Presumably, once the land is sold, it will be developed into two new homes 

which would then be part of The Exception community.  He estimated that the sale of 

the land would net approximately $600,000 and those funds could be used for a new 

pool and to fund other future capital projects facing the association. 

 

Management will redraft the survey and send it to the Board for review. 
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The next Board Meeting was scheduled for Wednesday, October 27, 2021, at 6:00PM 

MT.  The meeting will be held via Zoom.  The Board will be reviewing financials and 

planning the 2022 budget. 

 

 

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

adjourned at approximately 7:00PM. 

 

 

Respectfully submitted, 

 

____________________ 

Secretary to the Meeting 


