
2014 will be a busy year at Nepenthe. The 

Board and committees, management and con-

tractors will be working on a number of projects 

to improve the appearance, safety, utility and 

operation of the Association. 

Clubhouse and Cabanas  Refurbishment of 

the clubhouse and the cabana pools will contin-

ue for a few more weeks. When the clubhouse 

opens, late this month or in early February, it 

will have a larger kitchen with new appliances, a 

larger gym with additional equipment, a new 

manager’s office and restrooms, new paint, 

floor coverings and lighting, a new audio-visual 

system, a new security system, new furniture 

and art, and new landscaping. 

To better serve homeowners, we will open the 

clubhouse as soon as the office is operational, 

even if furniture and art have not arrived. 

When the clubhouse pools and cabana pools 

open in the spring, they will have new decks and 

fences, supplemental lighting, and new land-

scaping.  All three locations will have new 

ramps for the disabled.   

Painting  We will begin painting homes this 

year. The current plan is to paint half the 

homes one year and half the next, then wait six 

years before painting again. Management has 

suggested that it may be more efficient to paint 

one sixth of the homes every year on a perpet-

ual basis. 

We will probably hire an expert to advise us on 

this and on other matters such as paint specifi-

cations, bidding, selection of contractors, etc.  

It will be a few weeks before we know the 

number and location of homes to be painted 

this year.   

The Grounds  Another big project in 2014 is 

the development of a master plan for the 

grounds. The Board has appointed an ad hoc 

committee that will meet with homeowners 

and find a consensus on what the grounds 

should look like and what should be budgeted 

annually for maintenance. The date for at least 

one homeowner forum will be announced in 

the newsletter. 

The grounds, including the trees, are our most 

important asset.  Any plan should be based on 

(Continued on page 4) 

Much to Do in the Coming  Year  

Here’s Where the Money Goes 
Your $430 each month is a good-sized amount 

of money. Would you like to know how it’s 

used?  Most owners know that their assessment 

pays for their roof and siding, but there is much 

more to the picture.  

First of all, the top $256 of the assessment goes 

into the Reserves which is the association’s sav-

ings account. The monies accumulated there are 

earmarked for the replacement of the assets of 

the association as they wear out. These assets 

are more than the roofs and siding– the list 

includes items such as the concrete walkways 

and the driveways, the lollipop lights and the 

underground wiring, the irrigation lines and the 

sewer lines under the alleys, the cabanas and 

the pool decks. Many of these assets aren’t 

even readily visible, but like everything else, 

(Continued on page 3) 

Friendly Reminders 

• Deadline for taking down holiday décor  is Janu-
ary 6. 

• Please report lollipop lights that are out– we 
want to keep Nepenthe well–lit and safe! 

• There is no parking on Dunbarton and Elmhurst 
Circles between the hours of 2:00 and 6:00 a.m.   
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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 2,875,709   

Reserve Investment Income  (1,493) 2,513 

Contributions to Reserve  1,572,879 15,620 

Variance (research) 11   

Less Operating Expenses (1,202,086)   

Reserve Funding (1,588,499)   

Reserve Expenses  (686,296) (15,035) 

Ending Balance 11/30/2013 431,190 4,047,501 227,453 

Pending Reserve Transfer (4,547)   

November Cash Flow Report 

November Budget Report 

Actual year to date income of $2,876,729 versus year to date budgeted income of $2,750,682 produced a positive year to date income 

variance of $126,047.  

Actual year to date operating expenses of $1,202,086 versus year to date budgeted expenses of $865,062 produced a negative year to date 

operating expenses variance of ($337,024). Much of this can be attributed to two factors:  1) $54,000 roof clearing expense incurred in 

2012, but paid for in 2013 and 2) $248,000 Flood Insurance paid for a month early– it was paid in November although budgeted for in 

December. 

The two combined variances produced a negative year to date budget variance of ($210,977). 

Other Information 

Unpaid Assessments at November 30, 2013 were: $28,282; Prepaid Assessments at November 30, 2013 were: $107,224 

Anticipated accounts payable for December 2013 are:  $61,000. 

Nepenthe Home Listings 
Address Price Status 

27 Adelphi Court $299,000 Pending 

1322 Commons Drive $429,000 Active 

407 Dunbarton Circle $349,950 Active 

316 Elmhurst Circle $364,900 Active 

1005 Vanderbilt Way $435,000 Active 
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tion for contacting my office regarding the 

need for a crosswalk on University Ave-

nue at Guy West Bridge.  After our traffic 

division investigated the request, they 

recommended the installation of a triple-4 

crosswalk with new signage on University 

Avenue.   

“In addition, cut-outs and ramps were 

identified as being needed for ADA acces-

sibility.  City Traffic funds were identified, 

the project has been designed and is 

scheduled to be completed by spring of 

2014.  With the bridge restoration project 

complete (next) summer, the crosswalk 

will be a valuable addition.” 

City Councilman Kevin McCarty con-

firms that a crosswalk will be installed this 

summer on University Avenue at Guy 

West Bridge, making it safer for pedestri-

ans and cyclists going to and coming from 

the CSUS campus.  Here is an excerpt 

from the councilman’s latest newsletter: 

“Many thanks to the Nepenthe Associa-

Just as April showers bring May flowers, 

Autumn leaves bring… Randy Ross Ser-

vices! Once again Randy and his crew are 

providing roof and rain gutter cleaning 

services to Nepenthe. 

This year represents Randy’s tenth year 

clearing our roofs. He and Roger Work, 

our Facilities Administrator want home-

owners to know that while leaf guards on 

rain gutters may seem like a good idea 

given our urban forest, in fact, they pro-

hibit the thorough cleaning of the gutter.  

The large leaves are kept out of the gut-

ter, but all the smaller tree debris, includ-

ing pine needles and the pollen and dust 

(of which there is a lot in our dry cli-

mate), sift through and accumulate in the 

gutter. Over time this accumulation turns into 

a cement-like silt that is impossible to remove 

and can clog the downspouts.  

For homeowners who don’t live in a man-

aged community and may not have good 

access to their roofs, gutter guards or 

screens may be an assist, but for a commu-

nity that engages in regular roof cleanings, 

the guards are an impediment to doing a 

proper job.  

Randy will be providing management with 

an inventory of the homes in Nepenthe 

that have the guards and management will 

be making a recommendation to the Board 

of Directors for the prohibition of future 

gutter guards and a plan for the removal of 

existing guards. 

living a short walking distance away from 

the American River. 

The landscape maintenance represents 11% 

of the assessment. This includes maintain-

ing and repairing the above-ground irriga-

tion components, the weekly mowing, 

blowing and collection of debris, the prun-

ing and replacements of shrubs and flowers 

and the application of necessary fertilizers 

and weed suppressants.  

Another 11% is spent on administration. 

This includes the management fees, the 

salary for the onsite staff, monitoring delin-

quent assessments, the annual financial 

they do eventually need replacing. Fund-

ing for them in the Reserves makes it 

possible for the association to make the 

replacements without tapping homeown-

ers for a special assessment. 

So there is the first 60% of your monthly 

assessment. Where does the remaining 

40% go? This is for the operating ex-

penses– the largest of which is insurance 

which represents 11.3%. Flood insurance 

alone accounts for $35 of the monthly 

dues. This is part of the trade off for 

(Continued from page 1) review and preparation of tax returns 

and a tiny budget for community events.  

Lastly, there are utilities and common 

area expenses such as roof cleaning, se-

curity patrol and janitorial service. So far, 

we have been fortunate at Nepenthe to 

pay a flat rate for water which is why this 

total category is only six or so percent of 

the total budget.  

If you would like to see more complete 

details, the budget is on the community 

website, NepentheHOA.com on the 

“Documents” page or you may view it at 

the office. 
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City Acts on Request for University Ave. Crosswalk 

Gutter Guards Can Do More Harm Than Good 

...Where the Money Goes... 

This gutter will be cleared by Randy Ross Services. If it 

had a guard installed, removing those pine needles would 

prove impossible. 
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a realistic projection of the availability and 

cost of water.  The efficiency of our irriga-

tion system is another concern. These are 

among the first issues the committee will 

address. It may also hire a consultant to 

help draft the master plan, which must be 

approved by the board. 

Forest management  Speaking of trees, 

2014 is the final year of a four-year mainte-

nance plan prepared by ValleyCrest Tree 

Service. The company’s arborist has ad-

vised that we remove a number of large 

trees that were planted too close to each 

other or to homes, or that are dead, dying 

or structurally unsound. 

Removals and replacements will continue 

this year. It will be a few weeks before the 

2014 list is finalized. Homeowners will be 

notified in advance so they have time to 

ask questions, to protest a removal, or to 

ask that other trees be added to the list. 

The work will be put out to bid. 

At the same time, management will be 

looking for a tree expert to survey our for-

est and to prepare the next multi-year 

maintenance plan. That work will also be 

put out to bid. The winning bidder could 

(Continued from page 1) be an independent arborist or a tree service 

with at least one certified arborist on its 

staff. 

Other goals  These are just a few of our 

objectives for the coming year. Below is a 

list of all 24 goals the board set at its De-

cember 23 meeting: 

1.End the year with $576,236 in the Operat-
ing Fund. 

2.End the year with $2,679,633 in the Gen-
eral Reserve Fund. 

3.End the year with $254,854 in the Private 
Streets Fund. 

4.End the fiscal year with a balanced budget. 

5.Recruit at least one qualified homeowner 
to run for each of two seats on the board. 

6.Have at least a 50% voter turnout for the 
board election. 

7.Review the paint schedule for buildings 
and begin painting. 

8.Hire an urban forest manager to develop a 
multi-year forest management plan for Ne-
penthe. 

9.Develop a Master Plan for the Grounds. 

10.Develop charters for all committees. 

11.Straighten all leaning signs and posts. 

12.Remove tape, adhesive and peeling paint 
from all signs and posts. 

13.Place unique identification markers on all 

portable property, including furniture, 
computers, office equipment, safety equip-
ment and tools. Take photos of same for 
insurance purposes. 

14.Engage a qualified expert to inspect 
Nepenthe’s underground infrastructure 
and to report on its condition. 

15.Develop preventive maintenance check-
lists, implement monthly inspections, and 
file monthly reports on what was inspect-
ed, maintained, repaired or replaced. 

16.Obtain or create maps for both surface 
and underground features such as walk-
ways, drain inlets, manholes, water valves, 
sewers, etc. 

17.Determine whether to review and revise 
the governing documents in 2015. 

18.Determine whether to convert one or 
more tennis courts to other recreational 
use. 

19.Review all paper documents in storage, 
scan those that ought to be saved, and 
discard the rest. 

20.Review and revise the website. 

21.Adopt Standards and Practices for Elec-
tions. 

22.Develop a marketing brochure to be 
displayed in homes-for-sale. 

23.Adopt Standards and Practices for In-
surance. 

24.Adopt Standards and Practices for Fi-
nances. 

Much to Do... 
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At the December meeting the Board voted 

to amend the policy on the decoration of 

homes. You may recall that the Board 

adopted a policy in September allowing resi-

dents to hang decorative items on their 

doors and gates. This has now been expand-

ed to include a small item on the wall adja-

cent to the front door. This is to accommo-

date owners with long entry ways or whose 

doors are set at an oblique angle to the walk-

way. Residents are encouraged to use non-

puncturing hardware such as Command © 

brand exterior hooks. 

The Clubhouse Spa Age Rule has been tem-

porarily tabled. The Directors will take it up 

again at the January meeting.  

A policy for allowing leashed dogs into the 

lobby of the renovated clubhouse was intro-

duced at the December meeting and the 

Board will vote on January 22nd. This policy 

prohibits dogs from other portions of the 

clubhouse and also prohibits dog owners 

rom tying up their dogs outside the club-

house.  

From the ad hoc committee on a Master 

Grounds Program came two resolutions. 

One, for tree planting standards, was ap-

proved by the Board at the December open 

session. The other, for tree pruning stand-

ards, is due to be voted upon at the January 

meeting. 

Finally, the Directors adopted Standards and 

Practices for the Communications, Commit-

tees and the Board. Standards and Practices 

for Finances and Insurance are expected to 

be introduced in the next few months. 

Copies of all of these Resolutions are availa-

ble for review at the office. 

Directors Ponder Various Resolutions 
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Sun Mon Tue Wed Thu Fri Sat 

   1 

Outreach Commit-

tee 6 PM 

2 3 4 

Architectural Review 

Committee 9:30 

AM 

5 6 7 8 9 

Grounds Committee 

4 PM 

10 11 

12 13 14 15 16 17 

Board Agenda Pub-

lished 

18 

19 20 21 22 

Board Meeting 

Campus Commons 

5 PM 

23 24 25 

26 27 28 

 

29 30   
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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, 916-803-0756 

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 

N e p e n t h e  m a n a g e m e n t  

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) 9:00AM to 1:00 PM 

Saturday—Sunday (Summer) 12:00 PM to 4:00 PM 

 

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 every other 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. 

We are looking for a volunteer to 

help with our community Dog Walk-

ers Group. It requires a minimal 

amount of  time, and is a great op-

portunity to meet other dog lovers in 

your neighborhood. The group holds 

two main events a year, our annual 

May picnic (dogs are welcome at 

this event), and our annual holiday 

party in November. We also have 

evening social get-togethers during 

the year where everyone brings an 

appetizer and drink and we catch 

up on what’s going on with each 

other and our dogs. If  you're new 

to the area, this is a great oppor-

tunity to meet other dog lovers. For 

more information, contact Rene' 

Husakow at (916) 567-1972, or via 

email at lillyzcardz@gmail.com. Our 

next get-together is scheduled for 

January 16, 6:00-8:00PM, at the Cam-

pus Commons Clubhouse. We hope 

to see you there! 

Dog Walker Group  

Seeks Volunteer 


