
November 4-9, 2013 is 
California Flood Prepared-
ness Week. Residents are 
encouraged to visit the 
dedicated website 
(www.water.ca.gov/ca-
flood-preparedness/) to 
learn how they can pre-
pare themselves against 
devastating flooding.  

In the meantime, they can 
be assured that the Nepen-
the Board has approved  
agent Ryan DeShong’s 
proposal for flood coverage 
for upcoming year at the 
October 23rd open session.  

The flood insurance is one 
of the most important ele-
ments that the Nepenthe 
Association must manage.  

The policy runs from De-
cember 2013 to December 
2014 and the premium is 
$248,470. 

The premium for each 
home in Nepenthe is $414 
and carries a limit of 
$250,000 per building and 
another limit of $100,000 
on the contents. That is a 
lot of insurance for the 
money. Elsewhere in Sac-
ramento, homeowners who 
are responsible for obtain-
ing their own policy can 
expect to pay in the 
neighborhood of $500 to 

$650 annually for similar 
coverage. 

Homeowners also  pay 
another $4,200 total for the 
premiums for the club-
house, Dunbarton and Elm-
hurst cabanas.  This cover-
age  provides for the re-
placement of the buildings 
and the contents., providing 
a level of assurance for all 
Nepenthe owners. 

Flood Insurance Approved 

Management Obtains Roof Assurances 

In last month’s newsletter, 
a report was provided on 
the roof inspections con-
ducted by IMS. With the 
inspections of the roofs in 
Zones 2-6, IMS also pro-
vided a bid for repair in 
excess of $130,000.  

Since then, a second opin-
ion has been sought and 
obtained from Brussels 

Consulting & Construction 
Management. A team of 
inspectors looked at a sam-
ple of 20 roofs to assess 
their condition and make a 
recommendation for action. 

Their report and the IMS 
reports are available for 
homeowner review either 
at the office or by email.  

Aside from the tree debris, 
Brussels reports that the 
roofs are in good condition 
and that the maintenance 
required is not out of the 
ordinary. They further ad-
vised that this maintenance 
can be taken care of next 
Spring, allowing manage-
ment to obtain a number of 
competitive bids.  

Did you know... 

• that Chi Gong T’ai Chi classes are avail-
able to Nepenthe residents and guests?  
For only $5 per class, you and your fel-
low fitness friends can have fun, de-stress 
and get fit all at the same time!  Please 
contact the office or Nicki Shearer at  
916- 927-2610 for more information. 
Copies of the 2014 schedule are avail-
able in the office.  

Financials & Home Listings in Nepenthe 2 

2014 Budget Approved 3 

Landscape Do’s & Don’ts 3 

Friendly Reminders 3 

Master Grounds Program Update 4 

Clubhouse Renovations Move Along 4 

New Crosswalk on University 4 

Inside this issue: 

T
h

e
 N

e
p

e
n

th
e

 N
e

w
s

 

T
H

E
 

N
E

P
E

N
T

H
E

 
A

S
S

O
C

I
A

T
I

O
N

 
THE NEPENTHE NEWS 

November 2013 

Image from Sacrament Bee news report, January 24, 2000 



Page 2 

Homes Listings in Nepenthe  
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Sources / Uses Operations General Reserves Private Streets 

Beginning Balance 1/1/2013 354,215 3,158,799 224,354 

Plus Income 2,367,330   

Reserve Investment Income  1,642 1,838 

Contributions to Reserve  1,286,901 12,780 

Variance (research) (5)   

Less Operating Expenses (769,146)   

Reserve Funding (1,299,681)   

Reserve Expenses  (561,837) (15,035) 

Ending Balance 8/31/2013 644,552 3,889,119 223,938 

Pending Reserve Transfer (4,547)   

Nepenthe’s Year-to-Date Cash Flow as of September 30, 2013 

September Budget Report 

Actual year to date income of $2,370,811 versus year to date budgeted income of $2,250,558 produced 

a positive year to date income variance of $120,253.  

Actual year to date operating expenses of $769,146 versus year to date budgeted expenses of $707,778 produced a negative year to 
date operating expenses variance of ($61,368). 

The two combined variances produced a positive year to date variance of $58,885. 

Other Information 

Unpaid Assessments at September 30, 2013 were: $27,352 

Prepaid Assessments at September 30, 2013 were: $104,095 

Anticipated accounts payable for October 2013 are:  $140,100 

If you are selling or considering selling your home, please notify 
the office. We would like to help facilitate the transition between 
you and the new homeowner. We have floor plans of the models 
available in the office and are more than happy to help coordi-
nate your pest inspection repairs. We are available to answer any 
questions that potential purchasers or realtors may have.  
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Sacramento and the Association maintains 
no jurisdiction over these areas.  

Another item to remem-
ber is Lost and Found. If 
you’ve lost an item in the 
common area, such as a 
set of keys or garage 
door opener, it might be 
in our Lost and Found 
located in the Dunbarton 
Cabana. We cannot store lost items for 
very long so please stop by and check as 

quickly as possible.  

 Lastly, while we are all very excited about 
the recent changes to the 
decoration policy, please be 
mindful of the standing rules 
and guidelines regarding 
holiday decorations. Please 
take a moment to review the 
attached policy and feel free 
to contact the office should 

you have any questions.  

With the holiday season fast approaching, 
many of us are anticipating the arrival of 
friends, family and good times ahead. 
However, during these festive times it is 
important to keep the everyday “business” 
items in mind.  

One item to remember is parking permits. 
For the private association owned streets, 
Elmhurst and Dunbarton, parking passes 
are required for guests staying overnight. 
These are available in the office. All other 
street parking is enforced by the city of 

In addition to the wonderful people, part 
of what helps make Nepenthe the beauti-
ful community it is, is the landscaping. 

From the big, stately trees to the small, 
delicate flowers, Nepenthe is well known 
for its lush "urban forest".  

The landscaping is divided into two com-
ponents: exclusive use common area 
(private)  patios maintained by homeown-
ers, and the common area managed by the 
Association. Currently, the Association 
employs GP Landscaping to tend our 
grounds.  

Most residents agree they are doing a fine 
job and are very happy with their service. 
However, a few residents like to take 
matters into their own hands and perform 
landscaping services themselves. Unfor-

tunately, the Association CC&R’s prohibit 
such actions.  

While certain maintenance is allowed, such 
as sweeping debris from a front path, or 
picking weeds out of the planters, other 
things like adjusting irrigation timers, prun-
ing and planting or removing plants are not. 
Those are strictly association responsibili-
ties and a homeowner can be held liable for 
any damage he or she may cause to the 
landscaping.  

If you have any landscaping you need com-
pleted, please call, email or stop on by the 
office and staff will be more than happy to 
place a work order on your behalf.  

to the management office and your photo 
might make it into our next newsletter! 
Please note that because our newsletter is 
in black and white, very dark or very 
bright pictures might not transfer  well 
into this format. Also, please be sure to 

Calling all photographers! Nepenthe is 
now accepting photo submission for the 
newsletter. Snap a shot or two of your 
favorite walking path, wildlife, landscape 
scene or even you and your family and 
friends enjoying the association, submit it 

include your name and a caption or title if 
you so choose so proper photo credit can 
be given. We look forward to seeing all 
your creative pictures!  
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Friendly Reminders 

Good Intentions Gone Awry– Landscaping Do’s and Don’ts   

Picture Perfect 

Lost something in the 

common area? Check the 

Lost and Found in the 

office; it may be there! 

    Unapproved planting: “Don’t”. 

The Operating Budget for 2014 was ap-
proved at the October 23rd open session. 
This budget is projecting a monthly income 
of $257,326, of which $254,826 will come 
from homeowner assessments. The remain-
ing $2,500 shall be income from Clubhouse 
rentals in the amount of $500, reserve inter-
est in the amount of $700 and another $1,300 
from the revenue sharing agreement with 
AT&T. 

In the expense category, we will continue to 

contribute $2,300 to the Operating Fund 
Contingency until there is a balance equal to 
three months of operating expenses. This is 
to provide some protection from a sudden 
loss of revenue, a sudden increase in costs, or 
a combination of the two.  

The monthly Reserves Contributions, ap-
proved at the September Board meeting will 
be $151,040 plus another $1,482 for the Pri-
vate Street Reserve. This represents approxi-
mately 60% of the total assessments re-

ceived. This is the community’s “savings” 
and is a replacement fund for all major assets 
of the association.  

Later this month, all homeowners will re-
ceive their annual disclosure packet as man-
dated by California civil code. In it will be an 
abbreviated pro forma budget. If you would 
like to see the entire budget workbook, 
please contact the office. Paper copies are 
available for viewing or a digital copy can be 
emailed to you at your request. 

2014 Budget is Approved Unanimously by Board 



As is to be expected, there have been 
some change orders. One was to increase 
the amount of framing inside.  

Outside, due to requirements from the 
City, a new exit gate and steps will be 
installed going out from the pool deck to 
Commons Drive. The largest change 
order to date has been the modifications 
to the pool deck. There were a number of 
issues to be addressed that were not read-
ily apparent during the planning stage, 
including electrical conduit for the pool 

lights and more base gravel under the 
deck. To date, approximately $74K has 
been approved in change orders.  

The good news is that our contingency 
fund is in place for this very purpose and 
the Association also anticipates a good 
size refund of permit fees to help offset 
the change orders.  

The work proceeds on schedule and the 
Clubhouse is anticipated to open in mid-
January 2014. Watch here for further 
updates. 

It’s hard to be a Nepenthe resident and 
NOT be aware of the construction going 
on at the Clubhouse. Of course, hearing 
the machinery is not the same as under-
standing what the status of the project is.  

To date, the entire interior minus the li-
brary has been completely gutted. The 
crews have been busy “inside the walls”. 
They have capped off plumbing that is 
not necessary, ensured that the framing is 
sufficient for the new layout of the rooms 
and prepared for the new lighting.  

On October 29, a group of 20 or so home-
owners filled the Dunbarton Cabana to 
capacity. While Nicki Shearer’s crab 
queso dip was terrific, it was not the real 
reason that these folks came together! 

All of these homeowners plus about a 
dozen more were invited to attend a spe-
cial forum by the Master Grounds Pro-
gram ad hoc committee. Everyone invited 
to this forum has a past history of service 
to the community– either a former Board 
member, committee member or, in many 
cases, both.  

Pam Livingston, chair of the ad hoc com-
mittee put it this way in her email:  “We 
want to start a conversation about what 
people want Nepenthe's grounds to be as 
we go forward - shrubs, turf, ground 
cover, trees, walks, irrigation, etc., and 
how we should go about it.” The commit-
tee had two large easels set up to capture 
people’s thoughts for future implementa-
tion. The thrust of the conversation was 

two fold: What are some of the ideas you 
have for the landscape vision for Nepen-
the Association? And… how can we en-
gage the homeowners in this process of 
defining the overall vision and design of 
the landscape? 

There were so many good ideas that came 
from this meeting. We heard that people 
want to see outdoor gathering spaces in 
the community. A number of folks said 
we need to remove the aging, woody 
shrubs. Some members want to get away 
from the boxy shrub trimming. All of 
these points have real value, but even 
more important was the discussion about 
ensuring that this is a truly collaborative 
process.  

The ultimate goal is the 2014 Board 
adoption of a Master Grounds Program 
for the care of the landscape which shall 
encompass standards, practices, design, 
funding and implementation. For that to 
happen, the ad hoc committee wants to do 

all that they can to allow homeowners a 
voice in the process.  

Some of the suggestions for this were an 
information flyer distributed to every 
home, visits to committee meetings by 
the ad hoc members, implementing online 
surveys, regular updates in The Nepenthe 
News and last, but not least- chatting 
neighbor to neighbor. 

The next big event for the Master 
Grounds Program committee will be the 
all-homeowner forum which will be in 
February in the renovated Clubhouse. A 
professional mediator will be on hand to 
help in the process of defining what is 
important to the residents regarding the 
overall vision for the landscape. 

There’s no doubt that you will be hearing 
more about this in coming months. If you 
have any questions, staff will be happy to 
direct you to the right people.   

Pedestrians will be happy to hear that the 
City of Sacramento Traffic Engineer has 
placed work orders for the creation of a 
crosswalk with ADA compliant ramps at 
the intersection of the Guy West Foot-
bridge and University Avenue.  

In an email to Director Will Vizzard, who 
is also a professor emeritus at Sacramento 
State, the City confirmed the work order 
and also stated that they will be installing 

pedestrian warning signs adjacent to the 
crosswalk.  

This work represents a real victory for 
pedestrians in the area. The Guy West 
Footbridge is a widely used walkway for 
staff and students of the university and 
for numerous people who work and live 
in the Campus Commons area. Going 
forward, all will be able to cross Univer-
sity a little more safely. 
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Clubhouse Renovations Move Along at Full Steam 

Master Grounds Program: 
Community Leaders Provide Great Assistance 

T HE NE PE NT HE NEW S 

City Approves New Crosswalk on University Avenue 

The Guy West Bridge will soon be more accessible.  



Sun Mon Tue Wed Thu Fri Sat 

     1 2 
Arch. Review  
Committee 

3 4 5 6 

 
 

Outreach      
Committee 

7 

 
 

 

8 9 

10 11 12 13 14 

 
Grounds       
Committee 

15 16 

17 18 
Finance Committee 

19 20 
Board Meeting 
Agenda Published 

21 22 23 

24 25 
Board of Directors 
Meeting:  5:00 PM        
Campus Commons 
Clubhouse 

 

26 27 
Hanukkah   
Begins 

28 
Happy 
Thanksgiving 

29 30 
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California Flood Preparedness Week 



We’re on the Web! 

NepentheHOA.com 

Management Staff: 

Bettsi McComb, General Manager, bettsi.mccomb@fsresidential.com 

Sierra Campbell, Associate Community Manager, sierra.campbell@fsresidential.com 

Sarah Liebman, Administrative Assistant, sarah.liebman@fsresidential.com 

Roger Work, Facility Administrator, nepenthe@fsresidential.com 

FirstService Residential Customer Care Center:  1-800-428-5588 

PayLease (Auto pay assessments):  1-866-729-5327 or support@paylease.com 

Other Important Contacts: 

Stonegate Protection (patrol):  1-888-774-0035 or security@stonegateprotection.com 

Power Outages:  1-888-456-SMUD 

Nepenthe Insurance:  Farmers Insurance, Ryan DeShong, 916-636-0115 

Board of Directors: 

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

Bo Grebitus, Vice-President, bogrebitus@gmail.com, 916-923-0733 

Marcia Britton-Gray, Secretary, mcbmd@comcast.net, 916-929-3858 

Will Vizzard, Treasurer, vizzardw@gmail.com, 916-923-9308 

Ivan Gennis, Member-at-Large, ivan.gennis@gmail.com, 916-564-3007 

Temporary Office: 
Dunbarton Cabana 

150 Dunbarton Circle 
Sacramento, CA  95825 

NEPENTH E MANAG EM ENT 
OFFI C E  

Phone: 916.929.8380 
Fax: 916.929.1773 

E-mail: nepenthe@fsresidential.com 

Office Hours: 
Monday—Friday 9:00 AM to 6:00 PM 

Saturday—Sunday (Winter) 9:00 AM to 1:00 PM 
Saturday—Sunday (Summer) 12:00 PM to 4:00 PM 

“After a good dinner one can forgive 
anybody, even one's own relations.”  

 

― Oscar Wilde 

Committees of Nepenthe 

Architectural Review— Ken Luttrell 

Meets 9:30 AM on the 1st Saturday of the month 

Elections—Yvonne Del Biaggio 

Finance—Gregory Crissman 

Meets 6:30 PM on the 3rd Monday of the month 

Grounds—Pamela Livingston 

Meets 4:00 PM on the 2nd Thursday of the month 

Insurance, Legal & Risk Management—Bill Newbill 

Meets ad hoc 

Outreach—Nancy Arndorfer 

Meets 6:00 PM on the 1st Wednesday of the month 

*** 

Contact the office for the locations of the committee 
meetings. 


