
The California North Chapter 

of the Community Associa-

�ons Ins�tute honored Ne-

penthe as Large Homeown-

er Associa�on of the Year 

December 5th in ceremo-

nies at the Tsakopoulos Gal-

leria in downtown Sacra-

mento. 

The cita�on highlighted 

three of the Associa�on’s 

accomplishments within the 

last year:  

1.  Completed an Irriga�on 

System Retrofit in six 

phases at a cost of over 

$100K to reduce water 

consump�on, protect 

water resources, im-

prove the plant life and 

ensure assessment dol-

lars were appropriately 

spent without unrea-

sonable waste. 

2. (Nepenthe) held their “40 

Year Anniversary Cele-

bra�on,” an event that 

sold out and provided 

a bridge between 

many of the original 

owners who s�ll live 

there and the newer 

owners who are just 

beginning to enjoy the 

Nepenthe community. 

3.  And lastly, (Nepenthe) 

ini�ated a Clubhouse 

Remodel that includes 

the expansion of the 

fitness facility, onsite 

staff work spaces, an 

updated pool area, 

and an improved en-

trance landscape de-

sign will be installed. 

They are expected to 

finish the project in 

January of 2014. 

The Community Associa-

�ons Ins�tute is a na�onal 

organiza�on of homeown-

ers, managers and other 

professionals serving the 

HOA industry.  The Califor-

nia North Chapter repre-

sents all of Northern Califor-

nia except for the Bay Area. 

The ceremony was a=ended 

by approximately 125 mem-

bers and guests, including 

Nepenthe Manager Be=si 

McComb, Associate Manag-

er Sierra Campbell, and 

Kathryn Henricksen, 

FirstService Residen�al Vice 

President for Northern Cali-

fornia,  

Nepenthe board president 

O�s Turner accepted the 

award on behalf of the As-

socia�on, management and 

the team of vendors who 

serve us. 

The trophy is on display in 

the Dunbarton cabana. 

Nepenthe	Wins	Top	Award	

New	Assessment	Amount	Begins	in	January	

It’s important to note that be-

ginning January 1, the new 

monthly assessment for home-

owners will be $430. For those 

owners who access their garag-

es from Dunbarton or Elmhurst 

Circle, the monthly assessment 

will be $435. If you are currently 

under an ACH (Automa�c) pay-

ment agreement with Nepen-

the, the new amount will be 

automa�cally drawn from 

your checking account. If you 

have set up payment through 

your bank’s bill pay system, 

you will need to reset the 

amount being sent. 

By now you should have re-

ceived your Annual Disclosure 

mailing which includes a copy 

of the budget, Reserves sum-

maries, insurance disclosures 

and statements of associa�on 

policies. If you have not, please 

let the office know.  

We	want	you	to	know...	

• The	management	of�ice	will	be	closed	on	Decem-
ber	24	and	25	for	Christmas	and	December	31	

and	January	1	for	New	Years.	

• We,	Bettsi,	Sierra,	Roger	and	Sarah,	appreciate	the	
warmth	and	kindness	we	receive	from	you	every	

day!	Best	wishes	to	all!	

Home Lis�ngs in Nepenthe 2 

Financial Reports 2 

Clubhouse Renova�on Progress 3 

Mailbox Vandalism 3 

Standards & Prac�ces 4 

Directors Ponder Goals for 2014 4-6 

Master Grounds Program 7 

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 

December 2013 



Page 2 T h e  N e p e n t h e  N e w s  

Sources / Uses Opera�ons General Reserves Private Streets 

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

Plus Income 2,599,522   

Reserve Investment Income  88,075 2,170 

Contribu�ons to Reserve  1,429,890 14,200 

Variance (research) 11   

Less Opera�ng Expenses (875,032)   

Reserve Funding (1,444,090)   

Reserve Expenses  (577,989) (15,035) 

Ending Balance 10/31/2013 626,466 4,102,388 225,690 

Pending Reserve Transfer (4,547)   

Nepenthe’s	Year-to-Date	Cash	Flow	as	of	October	31	

October	Budget	Report	

Actual year to date income of $2,602,734 versus year to date budgeted income of $2,500,620 produced 

a posi�ve year to date income variance of $101,886.  

Actual year to date opera�ng expenses of $875,000 versus year to date budgeted expenses of $786,420 produced a nega�ve year to date oper-

a�ng expenses variance of ($88,612). 

The two combined variances produced a posi�ve year to date variance of $13,502. 

Other Informa�on 

Unpaid Assessments at October 31, 2013 were: $27,690 

Prepaid Assessments at October 31, 2013 were: $84,923 

An�cipated accounts payable for November 2013 are:  $328,642 

Homes	Listings	in	Nepenthe		
Address Price Status 

5 Colby Court $275,000 Ac�ve 

903 Dunbarton Circle $319,000 Ac�ve 

407 Dunbarton Circle $349,950 Ac�ve 

316 Elmhurst Circle $364,900 Ac�ve 

1005 Vanderbilt Way $435,000 Ac�ve 
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police and the local post office. The 

more reports the police file, the more 

likely they are to increase patrols to 

Nepenthe.   

The safest form of mail delivery is, of 

course, to a post office box.  The post 

office recommends that you get in the 

habit of retrieving your mail as soon as 

possible aLer delivery.  They also sug-

gest that you have your mail held at the 

post office if you are travelling. 

Currently, homeowners purchase and 

maintain their mailboxes.  A list of ap-

proved mailboxes is available in the 

office. Once purchased, staff will install it 

for you. 

The staff has received an increasing 

number of reports from homeowners 

regarding vandalism to their mailboxes. 

In many cases, locks have been broken 

and mail strewn about. Obviously, the 

perpetrators are looking for anything of 

value– checks, credit cards, etc.  Should 

your mailbox become vic�m to this kind 

of a=ack, please file a report with the 

DesCor, our construc�on company is 

making great progress with the Club-

house renova�ons.  In the most recent 

mee�ng held on Monday December 2
nd

, 

they reported that all of the exterior 

concrete has been poured which mean 

we have an all new pool deck, pathways 

and steps. They are currently preparing 

to install handrails and have the drive-

way and parking lot sealed and striped.  

Owners will note that the pool deck is 

quite different than it used to be. Where 

previously it was an exposed aggregate 

and rather rough on bare feet, the new 

deck is a “salt” finish which is  much 

smoother. The coping, or edge, on the 

pools has gone from being a separate 

lip of white concrete to a seamless, 

can�levered edge. This is a much more 

modern and clean look.  

GP Landscape has begun their prepara-

�ons for the renovated landscaping 

that will be done around the Club-

house. 

The framing for new storage rooms on 

the exterior of the Clubhouse is now 

done and soon DesCor will be placing 

siding and a roof on the storage rooms. 

They con�nue to work on the interior 

of the Clubhouse installing drywall and 

will soon be pain�ng. 

 DesCor has obtained the City Permits for 

the Dunbarton and Elmhurst Pool Decks. 

They received approval from the Board to 

begin the renova�ons on the Dunbarton 

and Elmhurst Cabana pool decks right 

away and are currently coordina�ng with 

Management and GP Landscape for site 

prepara�on.  

Demoli�on on the pool decks is scheduled 

to take place the second and third week of 

December. They will begin their work on 

the Elmhurst Pool Deck first and follow 

with the Dunbarton Pool Deck. 

We recognize that this work 

will be noisy and disrup�ve– 

please be pa�ent as they will 

be working to get it done as 

quickly as possible. 

The Board, at the November 

25 mee�ng approved change 

orders totaling $13,612 for 

addi�onal electrical work, new 

concrete stairs to the tennis 

courts, a ceiling fan and to 

replace failed lights in the 

pools. According to DesCor’s 

work schedule, they are on 

track for a January move in. 
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Vandals	Wreak	Havoc	on	Mailboxes	

Clubhouse	Renovation	Stays	On	Schedule	



3. End the year with at least $102,163 in 

the Private Streets Reserve Fund.  

4. Refurbish the Clubhouse and Cabanas. 

5. Meet with Realtors to discuss marketing.  

6. Clean 

up the 

common 

area. 

7. Develop an annual maintenance sched-

ule. 

8. Recruit at least two candidates to run for 

each available board seat.  

9. Achieve at least a 50% voter turnout for 

the board election.  

10. Adopt Standards and Practices for the 

Nepenthe board and officers. 

11. Adopt Standards and Practices for Ne-

penthe Committees.  

12. Adopt Standards and Practices for Com-

munication.   

The Board is on track to meet Goals 1, 2, 3, 

4, 6, 7,  10, 11 and 12 by year end. Goal 8 

was met during the 2013 annual election. 

Unfortunately, at the last election, the 

voter turnout was 47%, just missing the #9 

goal of 50% by 18 votes. Goal 5 continues 

to be a joint project between the Board 

and the Outreach Committee. 

Overall, the setting of annual goals has 

proven to be a successful practice. Home-

owners are welcome to review the pro-

posed goals and provide comments to the 

Board via management. 

As they did for 2013, the Board of Directors 

will adopt a set of goals for the coming year. 

These goals help the Board in shaping their 

decisions throughout the year, providing a 

lens through which choices 

can be viewed and acted 

upon.  

At the November Board 

meeting, the potential goals 

were read aloud and can be 

found on pages 5 and 6 of 

this newsletter. The Board 

will consider these goals and 

vote to adopt them at the December open 

session on the 23rd.  

Last year, the Board adopted these goals:  

1. End the year with at least $75,000 in the 

Operating Fund. 

2. End the year with at least $2,861,962  in 

the General Reserve Fund. 

To ensure that operations occur in an effec-

tive and orderly manner, the Board has devel-

oped a number of Standards and Practices for 

itself, communications and the committees. 

Crea�ng these Standards and Prac�ces was one of the 

goals the Board adopted for 2013.  Some of the highlights 

for the Board Standards and Prac�ces are: 

· Type of Board 

The Nepenthe Board is a policy board, 

not a managing board, i.e., it sets policy 

for the Association and hires a compe-

tent manager to implement its policies.  

The manager is responsible for the day-

to-day operation of the Association, and 

the Board does not assume or interfere 

with management functions except in 

emergencies.   

· One voice 

 When the Board is divided on an issue, 

those directors in the minority may not 

interfere with management’s implemen-

tation of the decision.  

For the committees, here are some of the 

standards: 

· Non-interference 

 Liaisons and other Board members 

attending committee meetings will 

not interfere with committee deliber-

ations and will speak only if recog-

nized by the chair. 

· Qualifications 

 Committee members occupy a posi-

tion of public trust.  They are ex-

pected to demonstrate the same qual-

ities expected of Board members. 

Among these are honesty, civility, 

discipline, frugality, foresight and 

decisiveness. 

  

The Standard and Practices for Com-

munications states, in part: 

· Monthly review 

Given its importance in every aspect 

of Nepenthe’s operations, communi-

cation will be made an agenda item at 

every monthly meeting of the Board.  

The Board may review any and all 

aspects of communication, recent 

issues of the newsletter, the Web site, 

reports from management, commit-

tees and vendors, and other aspects of 

communication within the Associa-

tion. 

· Requests for Board Ac�on	
 The Board and staff often do not have 

time to conduct research on home-

owner proposals.  In considering such 

proposals, the Board will give prefer-

ence to written proposals that can be 

inserted in the Board packet. 

As you can see, these are only glimpses of 

the whole. If you would like to see more, 

please contact staff. They will happily pro-

vide you with the complete documents for 

your review. 
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Directors	Ponder	Goals	for	2014	

Board	to	Adopt	Standards	and	Practices	
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2014	Proposed	Goals	are	

on	pages	5	and	6.	



Possible	Goals	for	2014	

1. End the year with $576,238 in the 

Opera�ng Fund. This is to provide a 

cushion against a sudden decrease in 

revenues, a sudden increase in costs, 

or a combina�on of the two.  Eventu-

ally, the board hopes to build a pru-

dent balance equivalent to three 

months’ opera�ng expenses, includ-

ing contribu�ons to reserves. That 

would be approximately $750,000.  

2. End the year with $2,679,633 in the 

General Reserve Fund. Per the fund-

ing plan on page 38 of the 2014 Gen-

eral Reserve Study. 

3. End the year with $254,854 in the 

Private Streets Fund. Per the funding 

plan on page 12 of the 2014 Private 

Streets Reserve Study. 

4. End the fiscal year with a balanced 

budget. Actual expenditures will be 

no greater than actual income. 

5. Recruit at least one qualified home-

owner to run for each of two seats 

on the board. It is important not only 

that homeowners be willing to serve 

on the board, but that they be quali-

fied, e.g. with a knowledge of the 

community and with leadership expe-

rience.   

6. Have at least a 50% voter turnout for 

the board elec�on. The higher the 

turnout, the clearer the wishes of the 

homeowners.  

7. Review the paint schedule for build-

ings and begin pain�ng. The current 

plan is to paint all buildings in 2014 

and 2015, then in 2020 and 2021, etc.  

It may be more efficient to paint ap-

proximately one sixth of the buildings 

every year.  

8. Decide whether to hire a consul�ng 

arborist or to con�nue contrac�ng 

directly with tree care services that 

have their own arborists. Although 

our tree-care company and its arbor-

ist have provided excellent advice and 

service, it is argued that a disinterest-

ed consul�ng arborist would provide 

more objec�ve management of our 

forest and oversight of our contrac-

tors. 

9. Develop a Master Plan for the 

Grounds. The grounds are our most 

important asset, but we have no vi-

sion of what they should look like, 

how they should be managed for the 

next 30 years, or what the costs might 

be. 

10. Develop a Strategic Plan for the As-

socia�on. It may be �me for a thor-

ough review of our aspira�ons for the 

community and the way it is run.  The 

model that has worked for the last 40 

years may not work for the next 40. 

11. Develop charters for all commi@ees. 

The governing documents do not de-

scribe commi=ees’ du�es.  This leads 

to occasional confusion about what is 

expected of a commi=ee.  Some com-

mi=ees have requested charters. 

12. Straighten all leaning signs and 

posts. Crooked signs and posts sug-

gest a lack of a=en�on to much larger 

maintenance issues. 

13. Remove tape and adhesive from all 

signs and posts. Unsightly signs and 

posts detract from the appearance of 

the community. 

14. Place unique iden�fica�on markers 

on all portable property, including 

furniture, computers, office equip-

ment, safety equipment and tools.   

Take photos of same for insurance 

purposes. This would discourage 

theL, aid in recovery of lost or stolen 

items, and facilitate the filing of insur-

ance claims. 

15. Engage a qualified expert to inspect 

Nepenthe’s underground infrastruc-

ture and to report on its condi�on. 

Our sewers are more than 40 years 

old.  We have no idea of their current 

condi�on or of how long they may 

last.  No funds have been allocated 

for inspec�ons or for replacement of 

these components. 

16. Develop preven�ve maintenance 

checklists, implement monthly in-

spec�ons, and file monthly reports 

on what was inspected, maintained, 

repaired or replaced. A more orga-

nized approach to preven�ve mainte-

nance will ensure the func�onality 

and long life of all components and 

will save money in the long run. 

17. Obtain or create maps for both sur-

face and underground features such 

as walkways, drain inlets, manholes, 

water valves, sewers, etc. Accurate 

maps will save �me and money in 

loca�ng problems and making repairs.  

They will also help us review and ana-

lyze maintenance history on these 

components.  We would have to hire 

a professional to survey the property 

and to produce maps.  Cost is un-

known.  No funds have been allo=ed 

for this. 

18. Decide whether to contract with a 

single provider to clean/inspect/

repair roofs. Annual roof inspec�ons 

and all repairs are performed by one 

company; cleaning by another.  It may 

be more cost-effec�ve to have one 

company do all this work. 

19. Decide whether to review and revise 

the governing documents in 2015. 

State laws controlling HOAs have 

been heavily revised, making many of 

our documents outdated. Any change 

to the CC&Rs or Bylaws would require 

a vote of the homeowners. Legal fees 

and elec�on costs might total $7,000, 

or a $1 increase in monthly assess-

ments for one year.  (This goal could 

be incorporated in Goal 10.) 

20. Decide whether to convert one or 

more tennis courts to pickle ball 

courts. Some HOAs are conver�ng 

underused tennis courts to pickle ball 

courts. Costs are unknown.  There are 

no funds in reserve for this purpose.           

 

Story con�nues on Page 7 



Sun Mon Tue Wed Thu Fri Sat 

1 2 3 4 

Outreach Commi�ee 

5 6 7 

Arch. Review  Com-

mi�ee 

8 9 10 11 12 

Grounds Commi�ee 

13 14 

15 16 17 18 

Board Mee%ng 

Agenda Published 

19 20 21 

22 23 

Board of Directors 

Mee%ng - 5:00 PM 

Campus Commons 

Clubhouse 

24 

Nepenthe office closed 

25 

Nepenthe office closed  

26 27 28 

29 30 31 

Nepenthe office closed 

 

1 January 

Nepenthe office closed 

   

December	2013	
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Merry Christmas! 

Happy New Year! 

2014	Possible	Goals		…..continued	from	Page	6	

21. Review all paper documents in stor-

age, scan those that ought to be 

saved, and discard the rest. There is 

no point in was�ng storage on paper 

documents that have no use or that 

could be filed digitally.  Time re-

quired and costs are unknown. 

22. Review and revise the Nepenthe 

website. The website has great po-

ten�al for marke�ng Nepenthe to 

poten�al homebuyers and for in-

forming Nepenthe residents about 

the opera�on of the associa�on, but 

it is underu�lized. 

23. Align CD maturity dates with May 

and November purchasing dates so 

all that mature in either May or 

November.  This makes it easier to 

track our CD investments. 



We’re on the Web! 

NepentheHOA.com 

 

 

 

Management Staff: 

 

Be=si McComb, General Manager, be=si.mccomb@fsresiden�al.com 

Sierra Campbell, Associate Community Manager, sierra.campbell@fsresiden�al.com 

Sarah Liebman, Administra�ve Assistant, sarah.liebman@fsresiden�al.com 

Roger Work, Facility Administrator, nepenthe@fsresiden�al.com 

FirstService Residen�al Customer Care Center:  1-800-428-5588 

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

Other Important Contacts: 

Stonegate Protec�on (patrol):  1-888-774-0035 or security@stonegateprotec�on.com 

Power Outages:  1-888-456-SMUD 

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

Board of Directors: 

O�s Turner, President, o�sturner@hotmail.com, 916-927-3575 

Bo Grebitus, Vice-President, bogrebitus@gmail.com, 916-803-0756 

Marcia Bri=on-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 

Nepen t he 	Ma na gemen t 	 O f f i c e 	

Phone: 916.929.8380 

Fax: 916.929.1773 

E-mail: nepenthe@fsresiden�al.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 

 

Commi@ees of Nepenthe 

Architectural Review— Ken Lu=rell 

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

Elec�ons—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 loca�ons of the commi=ee 
mee�ngs. 

Update	on	Master	Grounds	Program	

There has been quite a bit of progress 

on the crea�on of the Master Grounds 

Program. The ad hoc commi=ee ap-

pointed by the Board has been mee�ng 

regularly and working on a number of 

tasks.  

They have already wri=en two sets of 

Standards for Board adop�on– one for 

the plan�ng of trees and another for 

tree pruning. They have forwarded 

these Standards to the arborist and the 

landscaper to solicit any comments 

and/or recommenda�ons that they 

might wish to contribute.  

Interviews have also been in process for 

the purpose of finding just the right 

facilitator for the homeowner forum. 

This forum, with the purpose of defin-

ing the overall design esthe�c for Ne-

penthe’s grounds was scheduled origi-

nally for February. The commi=ee be-

lieves now that March will be a be=er 

month for this event as it will allow a 

li=le more �me for spreading the word 

among the homeowners.  

One more project the commi=ee plans 

to complete before the forum is an 

online survey to allow homeowners 

another opportunity to be heard on the 

subject of the landscape. 

This commi=ee, headed by Pam Living-

ston and supported by members Mike 

Notes�ne and Liza Tafoya is served by 

Board Liaison Ivan Gennis. 


