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The next Board of  

Directors Meeting will be 
held: 

 
May 22, 2013 

5:00 PM 

 
Homeowner comments 
and suggestions are  

welcome! 

 

 

Next Meeting 

The Nepenthe News 

Drive Continues to Remove Items from Grounds 

Remember to Cast Your Ballot by May 22 

All homeowners should have received ballots for the annual board elections.  If 
you have not received a ballot in the mail, please contact the office.  Ballots 

are due by 5:00 p.m. Wednesday, May 22, when all ballots will be opened and 
counted by the Election Committee.  The results will be announced that eve-
ning during the board meeting. 
 

The goal is to have at least 50 percent of all members cast ballots, slightly 
higher than last year’s turnout of 44%.  Please urge your neighbors to vote.  
Regardless of the outcome, a high turnout validates the board’s role as repre-
sentatives of the many rather than of the few. 

 

Three of the five board seats are at stake.  Incumbents Richard Coombs, Otis 
Turner and Will Vizzard are seeking re-election.  One non-incumbent, Ivan 

Gennis, is also a candidate.    
 
Only one ballot may be cast per unit.  Ballots may be returned by mail to the 

office or personally dropped in the ballot box in the clubhouse foyer. 

Many homeowners have responded to our request in the April newsletter to 
remove personal articles from the common area.  The grounds already look 

better as a result.  Remember that June 1 is the deadline for removing any-
thing you have put in the common area, except for security-system signs.  In 
case you missed it, below is a reprint of the request that ran in the April news-
letter: 

 
….The CC&Rs, which all homeowners have agreed to follow, state clearly that 
no object or plant may be placed in the common area without Association ap-
proval (Sec. 7.01).  The objective is to maintain neat, consistent and predict-

able landscaping throughout the community.  That is what buyers expect 
when they purchase homes here, and the Association has a duty to meet that 
expectation through reasonable enforcement of the CC&Rs.. 

 
The great majority of  homeowners willingly comply with the CC&Rs, and they 
expect their neighbors to comply as well.  They know that in purchasing prop-
erty here they sacrificed individual landscaping choices in order to ensure uni-

form appearance and efficient maintenance of the grounds. 
 
A few, however, have placed pots, lights, statuary, flags, bird feeders, etc. in 

the common area.  Others have planted flowers, shrubs and even trees.  Man-
agement has sent notices of non-compliance, and many have readily com-
plied.  Their cooperation is greatly appreciated. 
 

If you have articles in the common area, other than signs for security sys-
tems, please remove them by June 1.   (See Common Area, page 3 
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The update of the clubhouse and cabanas reaches a mile-

stone on May 15, when the Nepenthe board considers a 
design plan for submittal to the city building department.  
The plan will be presented by the Ad Hoc Committee on 
Capital Improvements, which has spent several months 

researching options, seeking homeowner input, and ob-
taining cost estimates.  Homeowners are invited to at-
tend the meeting in the clubhouse, beginning at 6:00 
p.m. 

 
$1.4 million is allocated for the project.  Annotated floor 
plans, which are too detailed to reproduce in the news-

letter, are on display in the clubhouse.  Files can be e-
mailed to homeowners requesting them. 
 
The committee hopes to begin work in July and to finish 

by December. It proposes that the work be done in 
stages, beginning with the clubhouse, then the Dunbar-
ton Cabana, then the Elmhurst Cabana.  At least two 

pools would be open at any time.  Temporary rules for 
children’s use of the Dunbarton or Elmhurst pools would 
be announced. 
 

LPAS architects and DesCor Builders, a general contrac-
tor, have assisted in preparing the plan.  The committee 
has held two homeowner forums on the project and is 
expected to hold at least one more to discuss furnish-

ings, color schemes and other details. 
 
Please refer to page 7 for a summary and background on the renovation project. These handouts will 

provide you with more detailed information on the history of the project. 

D-Day Approaches for Clubhouse Project 

Briefly... 
• General Manager, Sarah McCalla, has returned from maternity leave. Make sure to stop by the office 

to welcome her back! 
 

• The Architectural Review Committee is looking for new volunteers to join the committee. If you are 

interested, please pick up an application from the office. 
 
• The weekend hours for the clubhouse and office will be changing on June 1st for the summer. The 

summer weekend hours will be from 12:00 pm to 4:00 pm. 

 
• At the April board meeting, The board discussed a proposed policy allowing homeowners to plant in 

the common area if they choose from a list of plants provided by the Association. Discussion will con-
tinue at the May 22 board meeting, with possible action. 

 
• On the May 22nd agenda, the board will be discussing the policy for the use of the spas. As of right 

now, children under 18 years of age are not permitted to use the spas. 
 

• The Clubhouse will be available for rentals during the month of June. After June, the office will not be 

accepting any reservations in anticipation of the construction schedule.  
 
 

Homeowners excitedly discuss the design 

options for the clubhouse remodel.  
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Common Area (continued from Page 1) 
Any articles found in the common area after June 1 will be removed and held at the office for two weeks.  
Articles not claimed after two weeks will be donated to Goodwill Industries. The Association will not be 

responsible for loss of or damage to the any article. 
 
Please do not plant anything in the common area.  The Association has the right to remove without no-
tice all unapproved homeowner plantings and to charge the responsible person for restoring the planted 

area. 
 
Some of the plants and articles in question are attractive.  That is not the issue.  The issues are (1) how 
to ensure the uniform appearance of the grounds, (2) how to efficiently maintain the grounds, and (3) 

how to treat everyone fairly. 
 
The board has determined that the best policy, the one most easily understood, and the one least likely 

to cause friction between neighbors, is to bar all personal objects and plantings from the common area. 
 
The board does have authority to grant exceptions, but that will be done rarely and only in cases of ex-
traordinary need.  Any request for an exception will placed on the board meeting agenda and debated in 

public session.  If approved, it will be recorded in the minutes and in the homeowner’s file. 
 
If you have questions, please contact the office at (916) 929-8380. 

 

Replacing that Old and Rusty Mailbox 

Did you know that homeowners are responsible for purchasing and maintaining 
their individual mailboxes? Throughout the community, a large majority of 

mailboxes are old and rusty, and in need of replacement. 
 

Not only will replacing your old mailbox make the community look more attrac-
tive, but the new approved mailbox has a locking mechanism to better help 
protect homeowners from mail theft. The truth is, should you have an old-
fashioned mail box, you might be very vulnerable to identification theft. 
 
Management will be sending out reminder notices to homeowners whose mail-

boxes need to be replaced or painted. 
  
Before replacing your mailbox, please make sure you complete a home im-

provement application and submit it to the office for approval. The Association 
has architectural guidelines for the approved mailbox style.  
 

Contact the office at 916 929 8380 with any questions regarding the purchase 
of a new mailbox. 

Comcast, AT&T Sign 5 Year Contracts 

The Nepenthe board approved five-year contracts with two cable service providers last month that will 
produce more than $100,000 in income for the Association. The board negotiated an exclusive marketing 

agreement with AT&T that allows the firm to promote its services. The Association will receive a one-time 
advance payment plus monthly commissions on all AT&T accounts in Nepenthe.  
 
The existing services agreement with Comcast was renewed  to grant an easement for the company’s 

underground cables and above-ground pedestals. Comcast will make a one-time advance payment to the 
Association. The board will have a discussion in public session about what to do with the new revenue.  

An old and rusty mailbox 
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Approved Architectural Applications 

 

March 2013 Budget Report 

 
Actual year to date income of $795,142 versus year to date budgeted income of $747,786 produced 
a positive year to date income variance of $47,356.  
 
Actual year to date operating expenses of $278,730versus year to date budgeted expenses of $235,926 produced a 
negative year to date operating expenses variance of $42,804. 

 
The two combined variances produced a positive year to date variance of $4,552. 
 
Other Information 

 

Unpaid Assessments at March 31, 2013 were: $26,985 
 

Prepaid Assessments at March 31, 2013 were: $112,970 

Nepenthe’s Year-To-Date Cash Flow As of 3/31/13 
Sources / Uses Operations General Reserves Private Streets 

Beginning Balance 
1/1/2012 

354,215 3,158,799 224,354 

Plus Income 795,142   

Reserve Investment In-
come 

 1,846 161 

Contributions to Reserve  428,967 4,260 

Audit Adjustment Re-
serve Interest Recogni-

tion 

   

Payback Operating    

    

Less Operating Expenses (278,730)   

Reserve Funding (433,227)   

Reserve Expenses  (165,174) (15,035) 

Ending Balance  431,174 3,425,181 213,740 

At the April 24, 2013, Board of Directors Meeting, the following architectural applications were condition-
ally approved:  

 
1010 Dunbarton- Front Door 
1000 Dunbarton- Conduit Box 

1575 University—3 Trellises & a Water wall 

 
If you wish to make any exterior changes to your unit that are visible to the community or interior changes 
that impact the roof, you must submit an architectural application for review and approval by the Architectural 
Committee and Board of Directors prior to commencing any work to your unit.  Applications are to be turned 

into the Nepenthe office by the Wednesday prior to the Architectural Committee Meeting. The Architectural 
Committee meets on the 1st Saturday of each month at 9:30 a.m. in the Clubhouse.  
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May 2013 
S U N  M O N  T U E  W E D  T H U  F R I  S A T  

   1 2 Outreach 
Comm. Meeting 
6:00 pm 

3 Yoga 9:00 am 4 

5 Architectural 
Review Comm. 
Meeting 12:30 
pm in Clubhouse 

6 Tai Chi 3pm 7 Yoga 9:30 am 8 9 Grounds Comm. 
Meeting 4:30 pm 

10 Yoga 9:00 am 11 Cabana Rental 

12 13 Tai Chi 3pm 14 Yoga 9:30 am 15 
 
Board of Directors 
Special Meeting 
6:00 pm in the 

Clubhouse 

16 17 Yoga 9:00 am 18 

19 20 Tai Chi 3pm 
 
Finance Comm. 
Meeting 6:30 pm 

21 Yoga 9:30 am 
 
Book Club in  
Cabana 1:30 pm 

22 
 
Board of Directors 
Meeting 5:00 pm 
in the Clubhouse 

23 24 Yoga 9:00 am 25 

26 27 Tai Chi 3pm 28 Yoga 9:30 am 29 30 31 Yoga 9:00 am  
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Nepenthe Contact Information 
 

Nepenthe Management Office:   916-929-8380     nepenthe@meritpm.com  

   Community Manager:     Sarah McCalla       smccalla@meritpm.com  
 Facility Administrator:   Roger Work   nepenthe@meritpm.com  
 Associate Community Manager:  Sara Beth Jue  sjue@meritpm.com  
   Administrative Assistant :  Chardae Jones   cjones@meritpm.com  
 
 Office Hours: 

 
 Monday—Friday:  9:00a.m. – 6:00p.m. 
 Saturday—Sunday (Winter):  9:00a.m—1:00p.m.  
 Saturday-Sunday (Summer): 12:00 pm-4:00p.m. 
 
  
 

MERIT Emergency Hotline:    888-596-4984 — Toll free 24 hours 
 
MERIT Customer Care Center:    800-428-5588  
 
PayLease (Auto Pay)   866-729-5327 -or- support@paylease.com 
 
Stonegate Protection- Patrol Service:  888-774-0035 -or- security@stonegateprotection.com  

 
Electrical Outages:     888-456-SMUD  

 
Nepenthe Insurance:   Farmers Insurance Group 

      Ryan DeShong 916-636-0115 
 

Board Members: 
   (The Board meets at 5:00 p.m. on the 4th Wednesday of the month in the Clubhouse) 

Otis Turner, President  otisturner@hotmail.com  /  916-927-3575   
 

Richard Coombs, Vice President  rec1146@aol.com  /  916-568-6100 
 

Marcia Britton-Gray, Secretary mcbmd@comcast.net  / 916-929-3858 
 
William Vizzard, Treasurer  vizzardw@gmail.com  /  916-923-9308 

 
Bo Grebitus, Director-at-Large  bogrebitus@gmail.com / 916-923-0733 
 

Committee Chairs: 

Architectural Review – Ken Luttrell  
Meets 9:30 a.m. on the 1st Saturday of the month in the Clubhouse 
 
Elections – Yvonne Del Biaggio 
 
Finance – Greg Crissman 
Meets 6:30 p.m. on the 3rd Monday of the month in the Clubhouse 
 
Grounds – Ivan Gennis 
Meets 4:00 p.m. on the 2nd Thursday of the month in the Clubhouse 
 
Insurance – Bill Newbill 
 
Nominating/Outreach – Nicki Shearer 
Meets 6:00 p.m. on the 1st Thursday of the month in the Clubhouse 

 



DESIGN SUMMARY FOR CLUBHOUSE/CABANAS PROJECT 
 

The following improvements have been suggested and appear to have broad 

homeowner support, but the board will make no decisions until hard cost estimates 

are provided. 

 

CLUBHOUSE 
 

Disabled access – Replace the ramp at the front of the clubhouse with a new one 

that complies with the Americans with Disabilities Act (ADA).  Install a second ramp 

from the pool deck down to the Commons Drive sidewalk.  Two ramps are required 

by the fire department for emergency exiting and both must comply with ADA 

requirements.  All exterior doorways and landings will comply with ADA 

Two new ADA restrooms will be provided 
 

Kitchen – Expand the kitchen into what is now the manager’s office, with all new 

cabinets and appliances.  The existing kitchen is old and too small to serve capacity 

groups in the clubhouse. 
 

Billiards room – Eliminate the seldom-used billiards room to make room for the 

relocated manager’s office. 
 

Manager’s office – Move the manager’s office into the old billiards room, providing 

more privacy and direct access to the administrative office.    The office will also be 

used for executive board meetings. 
 

Administrative office – The administrative office will remain in its present 

location, with a new counter and new cabinetry for more efficient use of the space.   

A reception counter will replace the door, which moves to the west wall of the office. 
 

Sauna – Remove the seldom-used sauna to make room for a larger gym. 
 

Gym – Expand the gym and purchase additional exercise equipment to meet 

growing demand. 
 

Bathrooms – Renovate the bathrooms, making them disabled-accessible.  This will 

require removal of the showers.  Both restrooms would be unisex, with one toilet 

and one urinal in each. 
 

Card room – Built-in cabinets, shelves and wet bar will remain.  Replace the 

bookcases with built in bookshelves. 
 

Lounge – Shorten the depth of the fireplace hearth and face the fireplace with faux 

cut stone.  Install a media center on the opposite wall.  
 

Furniture – New furniture with higher seats and higher backs will be provided.  

New folding chairs for board meetings and other events will be purchased 
 

Flooring – Tile flooring for the entry area; tile flooring for the kitchen; a durable 

“walk-off mat” type flooring for the hallway from entry to gym and restrooms; tile  
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flooring and 48” wainscot for the restrooms,  The manager’s office and card room 

will have carpet tiles;  the gym will have rubber flooring;  the main clubhouse will be 

a combination of tile flooring around the perimeter for heavy traffic areas with 

carpet tile in the center and carpet tile on the back area.  All flooring to be 

commercial grade. 
 

Paint – The entire space will be repainted with accent colors for various walls; the 

existing beams and wood wall paneling will be re-stained. 
 

Color scheme – To be determined 
 

Windows – An exterior window will be placed in the kitchen for more natural light.  

Clerestory windows will be placed in the gym.  Single-pane glass will be replaced 

with double-pane glass all around. 
 

Lighting – All areas to receive new lighting compliant with Title 24 California 

Energy Efficiency requirements.  Type and style to be determined. 
 

Pool deck – Remove the existing aggregate deck, which is badly cracked.  Replace 

with poured colored concrete with non-skid surface. Install new pool tile coping 

around the edges of the pools and spa.  Install an outdoor shower for swimmers. 
 

Pool fences – Remove and replace with taller and safer fences that meet the city 

building code, with new gates and hardware.   
 

Wall art – To be determined. 

 

Storage – Add two storage rooms on southwest corner of the lounge, accessible 

from outside. 

 

DUNBARTON CABANA 
 

Disabled Access – Install new ramp from rear of cabana to pool area for disabled 

access.  Reconfigure gate in fence to comply with ADA standards.  Install new 

disabled access to front entry 
 

Cabana – Cabana main room and kitchen will not have any work done.  They were 

remodeled in 2008.  However, phones and internet access will be provided for the 

temporary Nepenthe Office and will remain after project is complete. 
 

Restrooms – Both men’s and women’s restrooms and showers will be remodeled to 

comply with ADA. 
 

Sauna – The sauna will be enlarged and remodeled to comply with ADA 
 

Pool & Spa – All current leaks will be repaired and new concrete non-skid decking 

will replace the current concrete.  Additional new handrails into pool and sauna will 

be installed. 
 

Fencing – Taller and safer fencing to be installed, with new gates and hardware. 

 

(continued) 

sjue
Typewritten Text
8



ELMHURST CABANA 
 

Disabled Access – Install new ramp from pool area to street for disabled access.  

Reconfigure gate in fence to comply with ADA standards.  Install new disabled  

access to front entry to the restrooms.  
 

Restrooms – Both men’s and women’s restrooms and showers will be remodeled to 

comply with ADA. 
 

Pool and Spa – All current leaks will be repaired and new concrete non-skid 

decking will replace the current concrete.  Additional handrails into pool will be 

installed. 
 

Fencing – Taller and safer fencing to be installed, with new gates and hardware. 

 

 

-0- 
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BACKGROUND ON THE CLUBHOUSE/CABANAS PROJECT 
 

The clubhouse, the two cabanas, the pools, decks and fences are forty years old.  A 
reserve consultant, Browning Reserve Group of Sacramento, performed a study in 
2007.  BRG estimated the replacement cost of each component (paint, carpet, 
furniture, appliances, etc.), then estimated the remaining life of each component.  
Most components were already well beyond their normal life expectancies.  BRG 
recommended that all three buildings be refurbished in 2010, that pool decks be 
resurfaced and that pool fences be repaired or replaced. 
 

The study assumed there would be no change in the floor plans and that most 
components would be replaced “like for like.”  Money was added to upgrade the 
clubhouse furniture, to provide access for the disabled, to improve the audio/video 
system and to install a security system. 
 

The study was made available to all homeowners.  Details were explained in a series 
of homeowner forums and in the Nepenthe newsletter.  In the fall of 2007, 
homeowners approved a $5,000 special assessment that helped to fund the 
clubhouse/cabanas project as well as other work throughout the community. 
 

The original plan was to do everything at once, for economy of scale.  The board 
subsequently decided to refurbish the gym in 2008 and the kitchen/lounge of the 
Dunbarton cabana in 2011.  The rest of the project remains to be completed. 
 

The scope of work was changed a little in 2007 and again in 2010, after some 
preliminary design work was done.  In an effort to make the clubhouse space more 
efficient and to accommodate homeowner preferences, the current design team 
proposes to move the manager’s office to the billiards room, to expand the gym, and 
to double the size of the kitchen, making it easier to serve large groups. 
 

The clubhouse sauna, a storage room and the showers in the restrooms would be 
eliminated to make room for the gym expansion and for disabled access.  An 
outdoor shower would be added for swimmers.  A couple of storage bays would be 
added to the west side of the clubhouse.  The existing trellis would be replaced with 
a retractable awning to shade an outdoor conversation area. 
 

The reserve study was amended to reflect these proposals.  The study allocates $1.3 
million for the project.  The money has already been collected.  The 
clubhouse/cabanas project does not take funds away from any other work. 
 

The board appointed an ad hoc committee of homeowners to assist the manager in 
planning the project.  One of the homeowners is project manager for a commercial 
property developer.  The other is a civil engineer.  Both have extensive experience in 
construction and remodeling.  The board hired LPAS architects to do the design 
work and DesCor Builders, a general contractor, to prepare cost estimates.  Both are 
established companies with extensive experience and excellent reputations. 
 

The team has held two homeowner forums to discuss options and to establish 
homeowner preferences.  The design has been modified slightly with input from 
homeowners, and a final cost estimate is being prepared for board review and 
approval.  The plan is to begin work in mid-July and to finish by early December.  
For much of that time, the Nepenthe office will have to function out of the 
Dunbarton Cabana. 
 

-0- 
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Q & A ABOUT THE CLUBHOUSE/CABANAS PROJECT 
  

What is the need for this project? 

 

• The first need is legal:  A project of this magnitude requires that access comply 
with the Americans with Disabilities Act.  Also, the city building code requires 
taller fences around the pools. 

 

• The second need is functional:  Pool decks are cracked and getting worse.  The 
kitchen is too small to serve large groups in the clubhouse.  The gym is too small 
to meet homeowner demand.  The office layout does not permit staff to work at 
peak efficiency.  The audio-visual system is antiquated.  There is no security 
system. Lighting is inadequate.  Kitchen appliances are at the end of their useful 
lives.  The clubhouse sauna and billiards room are underused and could be 
converted to other purposes. The HVAC System is noisy.  Additional storage 
space is needed. 

 

• The third need is cosmetic:  It has been at least fifteen years, since the interiors 
were painted or carpets and furniture replaced.  The facilities look dated, dingy 
and dreary.  Carpets and furniture are worn and stained.  Some of the pool 
furniture should be refurbished or replaced. 

 

• The fourth need is psychological:  The clubhouse, cabanas and pools make a 
statement to homeowners and visitors about Nepenthe’s standards.  Everyone’s 
opinion of the community is influenced by the appearance of the amenities.  This 
includes potential homebuyers.  

 

• The fifth need is financial:  Everything has to be replaced sooner or later.   Given 
the age and condition of most components, we save money by doing it all at once 
rather than spreading the work over several years.  Also, up-to-date facilities 
enhance the marketability of homes, and that elevates property values. 

 

Can we afford it? 
  

We can.  Every three years the Association asks a reserve consultant to identify 
everything on the property that might have to be replaced in the next 30 years, to 
estimate the cost of replacing each component, and to estimate its remaining life.  
The consultant then prepares a replacement schedule and tells us how much money 
we must save every year so that we can pay for each replacement as it comes due.  
We have adhered to the “savings plan” and now have $1.3 million in reserves to fund 
the clubhouse/cabanas project. 
 

Will the project take funds away from other vital work? 
 

It will not.  We are putting aside funds at the recommended rate for all foreseeable 
replacements, including paint, siding, roofs and fences.  For instance, if we decide to 
paint all houses starting next year, we will have the money. 
  

Who is doing the design? 
 

The board appointed a committee of homeowners to assist the manager in planning 
the project.  One of the members is project manager for a commercial property 
developer.  The other is a civil engineer.  Both have extensive experience in 
construction and remodeling.  The board hired LPAS architects to do the design  
 

(continued) 
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work and DesCor Builders, a general contractor, to prepare cost estimates.  Both are  
established companies with extensive experience and excellent reputations in the  
industry.  The design team has sought input from homeowners, has held two widely  
publicized forums to discuss options, and has incorporated homeowner ideas. 
 

When will work begin and how long will it take? 
 

The plan is to begin work in July and to finish by early December. 
 

Where will staff be located while work is done on the clubhouse? 
 

The office will be moved temporarily to the Dunbarton cabana. 
 

Will the pools be closed while decks and fences are replaced? 
 

The project will be done in three phases, starting with the main clubhouse and pool 
area.  Once the clubhouse and pool are completed, the Dunbarton pool and Cabana 
will be renovated.  Last will be the Elmhurst Pool and Cabana.  All during 
construction two pools will be open and one will be closed. 
 

Who is in charge? 
 

After hearing from the design team and homeowners, the board of directors will 
determine the final scope of work and establish a budget.  The board will be 
responsible for the successful completion of the project. The homeowner committee 
will serve as construction managers, monitoring progress and reporting to the 
board.  Monthly progress reports will appear in the newsletter. 
 

What are criteria for the project? 
 

• Do not spend more than has been allocated 
 

• Do not waste money 
 

• Comply with requirements for safety and handicapped access 
 

• Listen to homeowner suggestions 
 

• Complete the project with minimal disruption of service to homeowners 
 

• Make available space as efficient as possible 
 

• Adjust to recent and projected use patterns 
 

• Provide a pleasant social and work environment for homeowners, visitors and 
staff 

 

• Take advantage of new technology 
 

• Conserve energy 
 

• Emphasize durability and ease of maintenance 
 

• Monitor all work carefully and keep good records 
 

 

-0- 
 
 

April 18, 2013 

sjue
Typewritten Text
12


	05.2013 Newsletter
	Nepenthe - Clubhouse-cabanas project - Summary - Final-2
	Nepenthe - Clubhouse-cabanas - Background - Final -1
	Nepenthe - Clubhousecabanas project - Q  A - FINAL FINAL _2_



