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The Exception  

Board Meeting Minutes 

Wednesday, December 8, 2021, at 6:00PM MT 

Via Zoom.us 
 

 

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

Gardner and Ted Wirecki 

 

BOARD MEMBERS NOT PRESENT: 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 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 October 27, 2021, Board of Directors Meeting. These minutes were 

 drafted and distributed to the Board prior to the meeting. They were approved via 

 email and have been posted to the website.  

 
 

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

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

 currently has $88,808 in total assets, liabilities and equity, including $68,255 cash 

 in the bank, $5611 in accounts receivable (now fully paid), $5447 in baluster 

 inventory and $9495 in prepaid insurance premiums.   

 

According to the Income Statement, the association is running a net deficit of $248 

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

deficit of $7885 at this point in the year; therefore, the association is $7637 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, Irrigation (repairs & 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 $70,258 has been contributed through regular dues. 2021 capital 

expenses total $54,502 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 $14,016 for the 

painting of Building 7.  The ending balance in the Reserve Account is $78,386.  

Another $14,052 will be contributed to reserves through regular dues this year.  Dan 

noted that addition capital expenses will be incurred for some new gutters.   

 

 

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

 Board via email prior to the meeting: 

• The gutter replacement project is underway at Units 6-A, 6-B, 7-A, 7-B, 11-A, 

11-B. 

• We are working to get all heat tapes on.  

• We have distributed cinder buckets around the property and the large container 

at the entrance.  

• The asphalt work at Unit 10-B has been completed.  

• We have some interior individual projects underway.  

• Homeowners should be more diligent about picking up dog waste in the 

common areas. 

 

 Dan reviewed the pool and decking replacement bid from Advanced Pool with the 

 Board.  He feels that this is the most comprehensive and cost-effective proposal 

 received.  He urged the Board to make a final decision about the contract as soon 

 as possible in order to get the work scheduled and secure a price in this time of 

 uncertainty in terms costs for supplies and shipping delays.  After detailed 

 discussion, there was consensus to have Dan schedule a conference call with the 

 contractor as soon as possible so that the Board can make an informed decision.  It 

 was duly noted that if the association proceeds with the construction of a new pool 

 and deck, and resurfaces the existing tennis court, a special assessment of between 

 $10,000 and $15,000 per unit will be required in 2022. 
 

 

V.  Other Business. The Board continued their discussions about the possible 

 redevelopment of the common space on the inside of Greenwaye Circle.  Led 

 explained that he received positive feedback from local designer / builder Scott 

 Turnipseed.  Mr. Turnipseed provided some preliminary drawings for the 
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 construction of one duplex building and two duplex buildings on the site of the 

 current tennis court (while maintaining the existing location of the pool and Red 

 House).  Some Board members felt that razing the Red House, relocating the 

 pool, and relocating the trash enclosure would provide the best starting point for 

 the construction of new homes.   

 

 Mr. Turnipseed also told Led that he’d be willing to buy the land from the 

 association and build and sell the homes himself, or he could act as designer and 

 general contractor on behalf of the association.  Either scenario would require a 

 change to the existing plat map and the consent of at least 67% of the 

 membership (15 owners).  In either scenario, the income realized from the sale of 

 the land (and / or homes) would be used to fund future capital projects at The 

 Exception, and the additional dues income from the new homes would help pay for 

 ongoing operating expenses. 

 

 The 2022 Annual Meeting was scheduled for Wednesday, March 9, 2022, at 

 6:00PM MT.  The location for the meeting is to be determined. 

 

 

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

 meeting adjourned at approximately 6:45PM. 

 

 

 Respectfully submitted, 

 

 ____________________ 

 Secretary to the Meeting 


