DATE: November 6, 2025

TO: The Membership — Nepenthe Association
FROM: The Board of Directors
RE: 2025 Budget — Effective January 1, 2026

Each year, the association’s volunteer Board of Directors performs a very careful review of the
past year's expenses and income to best project the amount to collect from each member in the
upcoming fiscal year. When reviewing the budget, the Board considers several factors such as:
recurring contract costs, inflation, utility usage and rates, insurance and appropriate reserve
contributions (savings) each month to pay for repair, restoration and/or replacement of common
area components as needed.

As a result of this review, the Board has determined that assessments can remain the same
while meeting the association’s financial needs in the upcoming fiscal year. The monthly
assessment will continue to be $700 per month for the next fiscal year.

What Is Included in the Budget Packet?
State law and the association’s governing documents require the Board of Directors to distribute
the following documents annually to each member:
* A summary of the pro forma budget for the upcoming fiscal year
* Assessment and Reserve Funding Disclosure Summary
» Reserve Study Executive Summary
= 5-Year Reserve Projection Model
¢ 30-Year Reserve Cashflow Analysis
= Delinquency Policy
« Written Notice of Assessments, Foreclosure, and Payment Plans
= Alternative Dispute Resolution (ADR) Procedure
» Internal Dispute Resolution (IDR) Procedure
« Discipline Policy
* Schedule of Penalties for Violation of the Association’s Documents
» Architectural Submittal and Appeal Process
* Insurance Summary
 FHA Certification Disclosure
» VA Certification Disclosure
e Billing Disclosure Form
* ADRI/IDR Policy (F74 in CM Tools and Templates)

About the Reserve Study

California law requires the association's Board of Directors to “cause to be conducted” a reserve
study with an on-site inspection at least once every three years. Although the law does not
require the Board to perform a reserve study in years two and three, the law does require an
annual disclosure to be distributed to the membership in those years. To ensure that the
association’s major components are appropriately identified, the Board hires a professional



reserve analyst for these services.* The “Executive Summary” in this packet will show whether
or not a site inspection was completed this year as determined by the Board.

California law also requires the Board to make these disclosures about the association’s reserve
funds:
1) In the upcoming year, the association will fund reserves using the following sources:

Type of Funding
Regular Assessments
Special Assessments
Borrowing

Use of Other Assets
Deferral of Repairs
Alternate Mechanisms

[

2) The association has a total of $7,240,230.24 in actual accumulated reserve funds as of
September 30, 2025. The Board anticipates that the amount will increase to $7,760,670.24
by the end of the current fiscal year. According to the reserve analyst, the total
replacement cost for all major components is $54,311,373. The current reserve fund
amount represents 14.3% of the projected total replacement cost. Although this number
usually seems low, the legislature requires the Board to disclose (in boldface type) how much it
would cost the association to rebuild all of its major common area components if they were
replaced all at once.

3) According to the reserve analyst, at the start of the upcoming fiscal year the association is
anticipated to be 25.2% funded to the “ideal funding level”. That number represents the amount
the association is anticipated to have on hand to repair or replace major components when they
are scheduled to be repaired or replaced.

Insurance Information

The association carries General Liability insurance in the amount of $11,000,00 which does
meet the minimum amount specified in California law to ensure that owners are only individually
liable for their proportionate share of special or regular assessments levied to pay any
judgments against the association which exceed the limits of the association’s insurance.

Additional disclosures about the association’s insurance policies can be found within this
packet, including the name(s) of the insurer(s), the types of insurance, the policy limits, and the
deductible amounts (if any).

Other Disclosures
The Board of Directors does not anticipate that any special assessment will be required during
the upcoming fiscal year to repair, replace and/or restore any major components or to provide
adequate reserves.



Please contact our community manager, Abigail Helman at 916-929-8380 or via e-mail at
Abigail.helman@fsresidential.com should you have any questions or if you would like to have a
copy of the complete pro forma operating budget provided to you at the association’s expense
or a copy of the complete reserve study plan. These documents are also available for review at
1131 Commons Dr, Sacramento CA, 95825 by appointment.

ANNUAL POLICY STATEMENT - Nepenthe Association
The board is required to distribute an annual policy statement that provides the association
members with information about its policies.

1) The name and address of the person designated to receive official communications to
the association is the Manager on behalf of Nepenthe Association c/o FirstService
Residential Management, 1131 Commons Dr, Sacramento CA, 95825.

2) Members may submit a request to the address noted above to have notices sent to up to
two different specified addresses.

3) Civil Code permits the association to provide General Notices to the membership via
newsletter, billing statement messages, association website, or posting in a prominent
location. If the association chooses to post notices, they will be located
https://nepenthehoa.com/contact-us/.

4) If you would like all notices, including general notices, to be sent to you by individual
delivery, please log in to the community website at
htips://NepentheHomeOwners.connectresident.com and update your communication
preferences within the “My Account” settings of your profile.

5) Copies of minutes for board meetings that are open to the membership are available
upon written request throughout the year. Minutes can be released to you 30 days
following the meeting date, and any copying and postage charges for those minutes are
the requestor’s responsibility. If the minutes are not approved by the Board within the 30-

day period of the request, draft minutes will be provided to you.
* The association’s board of directors has relied on information, opinions, reports and statements presented to it by
vendors, contractors, reserve study specialists, CPAs and/or other professionals and is relying upon this information,
financial data and reports pursuant to the Califonia Corporations Code in providing the association membership the
information contained in this Assessment Reserve Funding Disclosure Summary. The information contained within
the reserve study includes assumptions regarding future events based on information supplied to the association’s
board of directors from said professionals. Some assumptions inevitably will not materialize and unanticipated events
and circumstances may occur subsequent to the date of this Disclosure Summary. Therefore, the actual replacement
cost and remaining life may vary from the reserve study and the variation may be significant. Additionally, inflation
and other economic events may impact the reserve study, particularly over a 30-year period of time which could
impact the accuracy of the reserve study and the funds available to meet the association’s obligation for repair and/or
replacement of major components during the next 30 years. Furthermore, severe weather conditions, earthquakes,
floods or other acts of God, the occurrence of vandalism and other events that are difficult to anticipate cannot be
accounted for and are excluded when assessing life expectancy of the components. The reserve study only includes
items that the Association has a clear and express responsibility to maintain pursuant to the association’s CC&Rs.
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NEPENTHE ASSOCIATION

January 1, 2026 - December 31, 2026

Number Of Units : 590
Per Unit Per Month Per Year
(rounded) (rounded)

INCOME
MEMBER ASSESSMENT 700.00 413,001 4,956,012
OTHER INCOME 3.86 2,277 27,324
TOTAL INCOME 703.86 415,278 4,983,336
RESERVE CONTRIBUTION 312.76 184,530 2,214,360
OPERATING EXPENSES
UTILITIES 63.45 37,433 449,196
LAND MAINTENANCE 83.27 49,130 589,560
COMMON AREA 38.56 22,749 272,988
MANAGEMENT/ON-SITE ADMIN EXP 77.14 45,511 546,132
INSURANCE 128.69 75,925 911,100
TOTAL OPERATING EXPENSES 391.10 230,748 2,768,976
TOTAL RESERVE CONTRIBUTION 312.76 184,530 2,214,360
TOTAL OPERATING & RESERVES 703.86 415,278 4,983,336

The complete pro forma operating budget is available at the business office of the association. Copies will be provided to you

upon request at the expense of the association

NEPENTHE ASSOCIATION
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= Nepenthe Association
Browning California Member Summary

RESERVE GROUP 2025 Update- 4
Prepared for the 2026 Fiscal Year

September 24, 2025

This is a summary of the Reserve Study that has been performed for Nepenthe Association,
(the "Assoaciation") which is a Planned Development with a total of 590 Lots. This study was
conducted in compliance with California Civil Code Sections 5300, 5550 and 5560 and is
being provided to you, as a member of the Association, as required under these statutes. A
full copy is available (through the Association) for review by members of the Association.

The intention of the Reserve Study is to forecast the Association's ability to repair or
replace major components as they wear out in future years. This is done utilizing the "Cash
Flow Method." This is a method of developing a reserve funding plan where the
contributions to the reserve fund are designed to offset the variable annual expenditures
from the reserve fund.

Browning Reserve Group, a division of Reserve Advisors, LLC prepared this Update w/o Site
Visit Review for the January 1, 2026 - December 31, 2026 fiscal year. At the time this
summary was prepared, the assumed long-term before-tax interest rate earned on reserve
funds was 3.00% per year, and the assumed long-term inflation rate to be applied to major
component repair and replacement costs was 2.50% per year.

The Reserve Study is not an engineering report, and no destructive testing was performed.
The costs outlined in the study are for budgetary and planning purposes only, and actual
bid costs would depend upon the defined scope of work at the time repairs are made. Also,
any latent defects are excluded from this report.

Funding Assessment

Based on the 30 year cash flow projection, the Association's reserves appear adequately
funded as the reserve fund ending balances remain positive throughout the replacement of
all major components during the next 30 years.

California statute imposes no reserve funding level requirements. Although one or more of
the reserve fund percentages expressed in this report may be less than one hundred
percent, those percentages do not necessarily indicate that the Association's reserves are
inadequately funded.

479 09/24/2025 vprod/auto-249;12406c.12.2026 UDwoSV.40.TO.RB.BG
Version 9/24/2025 2:44:51 PM © Browning Reserve Group, a division o 1



Nepenthe Association

California Member Summary

2025 Update- 4

Prepared for the 2026 Fiscal Year

2026
2025 2026 Line Item
Current Fully Fully Contribution
Replacement Useful Remaining Funded Funded based on
Reserve Component Cost Life Life Balance Balance Cash Flow Method
01000 - Paving 2,810,864 1-15 0-11 1,515,147 1,766,602 147,720
02000 - Concrete 175,255 1-5 0-1 93,502 179,636 53,479
03000 - Painting: Exterior 1,776,269 6-12 0-8 1,134,122 922,202 139,245
03500 - Painting: Interior 35,428 8-10 2-2 28,085 32,551 2,182
04000 - Structural Repairs 14,131,033 1-30 0-25 4,439,969 2,801,767 586,874
05000 - Roofing 28,525,024 1-30 0-24 10,972,278 12,223,725 874,442
08000 - Rehab 392,474 10-30 2-19 215,017 242,020 14,868
12000 - Pool 740,098 1-30 0-22 310,674 344,925 32,030
13000 - Spa 55,179 1-12 0-7 39,887 48,595 4,998
14000 - Recreation 42,499 5-20 1-3 35,814 42,765 3,436
17000 - Tennis Court 214,261 8-30 1-27 67,522 84,335 11,073
18000 - Landscaping 1,543,176 1-12 0-9 1,153,764 611,158 169,920
19000 - Fencing 2,944,277 1-25 0-23 1,588,593 943,178 115,142
20000 - Lighting 74,978 1-20 1-8 42,595 56,295 7,504
21000 - Signage 193,931 1-25 0-19 110,091 124,024 9,177
22000 - Office Equipment 5,356 4-8 1-3 3,502 4,434 493
23000 - Mechanical 227,255 1-30 0-2 204,198 213,405 7,009
Equipment
24000 - Furnishings 17,117 10-15 1-4 13,982 15,818 865
24500 - Audio / Visual 46,350 10-10 5-5 23,175 28,505 2,966
24600 - Safety / Access 81,614 10-10 2-4 60,504 70,382 4,921
25000 - Flooring 57,797 10-20 2-9 30,535 36,759 3,421
26000 - Outdoor Equipment 1,133 10-10 2-2 206 1,045 67
27000 - Appliances 31,242 10-20 0-8 19,332 21,564 1,539
30000 - Miscellaneous 60,870 1-1 0-1 31,682 59,834 16,920
31000 - Reserve Study 8,000 1-3 0-2 3,333 4,783 1,386
32000 - Undesignated 119,894 1-1 0-1 115,254 9,512 2,690
Totals $54,311,373 $22,253,466 $20,889,820 $2,214,368
Estimated Ending Balance $6,462,800 $5,262,587 $312.76
Percent Funded 29.0% 25.2% /Lot/month @ 590

479 09/24/2025 vprod/auto-249;12406¢.12.2026 UDwoSV.40.TO.RB.BG

Version 9/24/2025 2:44:51 PM
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m Nepenthe Association
Browning California Assessment and Reserve Funding
RESERVE GROUP Disclosure For the Fiscal Year Ending 2026

September 24, 2025

2025 Update- 4

(1) The regular assessment per ownership interest is $700.00 per month for the fiscal year beginn

ing January 1, 2026.

(2) Additional regular or special assessments that have already been scheduled to be imposed or
charged, regardless of the purpose, if they have been approved by the board and/or members:

Date Amount perownership interest per month or year (if assessments Purose of the assessment
assessment will be due: are variable, see note immediately below): P :
MNSA £0.00 NSA
Total: £0.00

Note: If assessments vary by the size or type of ownership interest, the assessment applicable to this

ownership interest may be found on page of the attached report.

(3) Based upon the most recent reserve study and other information available to the board of
directors, will currently projected reserve account balances be sufficient at the end of each year to
meet the association's obligation for repair and/or replacement of major components during the next

30 years?

vyes X No

This disclosure has been prepared by Browning Reserve Group, a division of Reserve Advisors, LLC and has
been reviewed and approved by the association's board of directors based upon the best information
available to the association at the time of its preparation. The accuracy of this information over the next
30 years will be dependent upon circumstances which are impossible to predict with specificity, and will
require future action to adjust assessments over the period in accordance with the current projections and

future developments.

(4) If the answer to (3) is no, what additional assessments or other contributions to reserves would
be necessary to ensure that sufficient reserve funds will be available each year during the next 30

years that have not yet been approved by the board or the members

Approximate date assessment will be due: Amount per ownership interest per month oryear:

M/A

/A

(5) All major components are included in the reserve study and are included in its calculations.

See next page §5300(b)(4), for any major component exclusions.

(6) Based on the method of calculation in paragraph (4) of the subdivision (b) of section 5570, the
estimated amount required in the reserve fund at the end of the current fiscal year is $22,253,466,
based in whole or in part on the last reserve study or update prepared by Browning Reserve Group, a
division of Reserve Advisors, LLC as of September, 2025. The projected reserve fund cash balance at
the end of the current fiscal year is $6,462,800 resulting in reserves being 29.0% percent funded at
this date. Civil code section 5570 does not require the board to fund reserves in accordance with this

calculation.

An alternate and generally accepted method of calculation has been utilized to determine future reserve
contribution amounts. The reserve contribution for the next fiscal year has been determined using the Cash
Flow method of calculation (see section III, Reserve Fund Balance Forecast). This is a method of
developing a reserve funding plan where the contributions to the reserve fund are designated to offset the
variable annual expenditures from the reserve fund. Different reserve funding plans are tested against the
anticipated schedule of reserve expenses until the desired funding goal is achieved.
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Nepenthe Association
California Assessment and Reserve Funding
Disclosure For the Fiscal Year Ending 2026
2025 Update- 4
(7) Based on the method of calculation in paragraph (4) of subdivision (b) of section 5570 of the
Civil Code, the estimated amount required in the reserve fund at the end of each of the next five
budget years is presented in column (b) 'Fully Funded Balance' in the table immediately below; and
the projected reserve fund cash balance in each of those years, taking into account only assessments
already approved and other known revenues, is presented in column (c) 'Reserve Ending Balance';
leaving the reserve at percent funding as presented in column (d) 'Percent Funded' in each of the
respective years.

Fiscal | Fully Funded Reserve Percent
Year Balance Ending Balance Funded
(a) (b) (c) (d@

2026 $20,889,820 $5,262,587 | 25.2%
2027 | $21,218,128 $5,788,126 | 27.3%
2028 | $23,284,423 |  $6,633,307 28.5%
2029 $25,665,215 |  $6,258,126 24.4%
2030 $26,842,152 |  $7,368,761 | 27.5%

If the reserve funding plan approved by the association is implemented, the projected fund cash
balance in each of those years will be the amounts presented in column (c) 'Reserve Ending Balance'
in the table immediately above, leaving the reserve at percent funding as presented in column (d)
'Percent Funded' in each of the respective years.

NOTE: The financial representations set forth in this summary are based on the best estimates of the
preparer at that time. The estimates are subject to change. At the time this summary was prepared,
2.50% per year was the assumed long-term inflation rate, and 2.10% per year was the assumed
long-term interest rate.

Additional Disclosures

§5565(d) The current deficiency in reserve funding as of December 31, 2026 is $26,487 per
ownership interest (average).

This is calculated as the current estimate of the amount of cash reserves necessary as of the end of the
fiscal year for which the study is prepared, less, the amount of accumulated cash reserves actually
(Projected to be) set aside to repair, replace, restore, or maintain the major components.

Deficiency = 2026 Fully Funded Balance - 2026 Reserve Ending Balance
Ownership Interest Quantity

§5300(b)(4) The current board of directors of the association has not deferred or determined to not
undertake repairs or replacements over the next 30 years, unless noted below:

Major Component: Justification for Deferral:

/A /A

§5300(b)(5) The board of directors as of the date of the study does not anticipate the levy of a
special assessment for the repair, replacement, or restoration of the major components.
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NEPENTHE ASSOCIATION
DELINQUENT ASSESSMENT COLLECTION POLICY

Effective: JANUARY 2026

Prompt payment of assessments by all owners is critical to the financial health of the Association
and to the enhancement of the property values of our Association. Your Board of Directors takes
very seriously its obligation under the CC&R’s and the California Civil Code to enforce the
members’ obligation to pay assessments. The Board has adopted this Collection Policy in an
effort to discharge that obligation in a fair, consistent, and effective manner. Therefore, pursuant
to the CC&R’s and Civil Code, the following are the Association’s assessment collection practices
and policies:

Regular monthly assessments are due and payable on the 15t day of each month. A
courtesy billing statement is sent each month to the billing address on record with the
Association. However, it is the owner of record’s responsibility to pay each assessment
in full each month regardless of whether a statement is received.

For purposes of this Collections Policy, 'assessments' shall include all charges levied by
the Association against an Owner pursuant to the CC&Rs, including but not limited to
regular assessments, special assessments, compliance assessments, reimbursement
assessments, reconstruction assessments, capital improvement assessments, and utility
charges billed directly by the Association (e.g., cable, internet, or similar services). All
such charges shall be subject to the Association's delinquency policy, including accrual of
late fees, interest, and collection actions as permitted by law.

Regular monthly assessments and all other assessments (as defined in Paragraph 2) are
collectively referred to herein as “Assessments”.

Assessments, late charges, interest and collection costs, including any attorneys’ fees,
are the personal obligation of the owner of the property at the time the Assessment or
other sums are levied.

Unpaid Assessments are delinquent 15 days after they are due.

A late charge of $10.00 or 10%, whichever is greater, will be charged for any Assessment
that is not received on or before the 15th day of the month, prior to the close of business.

Interest on the balance due will accrue at a rate not to exceed 12% per annum;
commencing thirty (30) days after the Assessment becomes due.

At fifteen (15) days past due, the association may invite owner(s) to a hearing for the
purpose of revoking membership privileges. Those privileges can include access to
common areas or facilities, and/or services paid for by the association.

When an Assessment becomes more than sixty (60) days past due, the Association will
send a validation notice to the billing address on record with the association. The owner
will be charged a fee for the notice, as well as all costs to complete the transmittal of the
notice. If an owner writes to dispute the amount owed or to request “original creditor”’
information within the validation period set forth in the notice, then the Association will
cease collection of the debt, or any disputed portion of the debt, until the Association
responds appropriately as required by law (see applicable consumer protection laws).

When an Assessment becomes more than ninety-five (95) days past due, the Association
will send an intent to lien/pre-lien letter to each owner, as required by the Civil Code, by
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certified mail to the owner’s address of record. The owner will be charged a fee for the
notice, as well as all costs to complete the transmittal of the letters

If the owner fails to pay the amounts set forth in the intent to lien/pre-lien letter within 30
days of receipt of that letter, a lien for the amount of any delinquent Assessments, late
charges, interest and/or costs of collection, including attorneys’ fees, may be recorded
against the owner’s property. The owner will be charged a fee for the lien, as well as any
processing fees, recording service, and costs. A copy of the lien will be sent to each
owner at his/her address of record via certified mail within ten (10) days of recordation
thereof. After the expiration of thirty (30) days following recordation of the lien, the lien
may be enforced in any manner permitted by law.

o Prior to the recording of a Board authorized lien for delinquent Assessments, an
owner that is delinquent has the right to participate in internal dispute resolution
(“IDR”) pursuant to the “meet and confer” program in accordance with California
Civil Code. Prior to recording a lien, the Board of Directors will approve such
action by a majority vote of the Board of Directors.

o Upon receipt of payment in full, that includes any late fees, interest, collection
costs and/or attorneys’ fees, a Release of Lien will be recorded. Copies of the
Release of Lien will be sent to all owners of record. The owner will be charged a
fee for the release, as well as any processing fees, recording service, and costs.
All county recording fees are charged as applicable and as counties may charge
from time to time.

If an owner is delinquent for thirty (30) additional days after the Notice of Delinquent
Assessment (Lien) has been recorded, the Assessment collection matter will be referred
to the Association’s attorney or collection agent, and the lien may be enforced by judicial
or non-judicial foreclosure sale, or by money judgment at the Association’s option. An
actual foreclosure sale of an owner’s property will not be conducted unless or until either;
(a) the delinquent assessment amount totals One Thousand, Eight Hundred Dollars
($1,800) or more, excluding accelerated assessments and specified late charges and/or
fees; or (b) the assessments are delinquent for more than twelve (12) months. [You
could lose ownership of your property if a foreclosure action is completed. You will be
responsible for significant additional fees and costs, including attorneys’ fees, if a
foreclosure action is commenced against your property.] The decision to foreclose on a
lien must be made by a majority of the Board of Directors in an Executive Session
meeting and the Board of Directors must record their votes in the Minutes of the next
open session Meeting of the Board. The Board must maintain the confidentiality of the
delinquent owner(s) by identifying the matter in the Minutes by only the parcel number of
the owner’s property. Prior to initiating any foreclosure sale on a recorded lien, the
Association shall offer delinquent owners the option of participating in IDR or Alternative
Dispute Resolution (“ADR”).

Nothing herein limits or otherwise affects the Association’s right to proceed in any other
lawful manner to collect any delinquent sums owed to the Association.

The Association will charge a processing fee to the owner for a returned check.

Any owner who is unable to pay Assessments will be entitled to submit a written request
for a payment plan to be considered by the Board of Directors. The Board of Directors is
not required to approve a payment plan. If a payment plan is approved, the Board of
Directors may establish the terms of the payment plan. A payment plan request or
approved payment plan will not impede the Board'’s ability to vote for and record a lien.
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¢ The mailing address for overnight payment of assessments is:

FirstService Residential California, LLC
156241 Laguna Canyon Rd
Irvine, CA 92618

NOTICE ASSESSMENTS AND FORECLOSURE

This notice outlines some of the rights and responsibilities of owners of property in common
interest developments and the associations that manage them. Please refer to the sections of
the Civil Code indicated for further information. A portion of the information in this notice applies
only to liens recorded on or after January 1, 2003. You may wish to consult a lawyer if you
dispute an assessment.

ASSESSMENTS AND FORECLOSURE

Assessments become delinquent 15 days after they are due, unless the governing documents
provide for a longer time. The failure to pay association assessments may result in the loss of
an owner’s property through foreclosure. Foreclosure may occur either as a result of a court
action, known as judicial foreclosure, or without court action, often referred to as nonjudicial
foreclosure. For liens recorded on and after January 1, 2006, an association may not use
judicial or nonjudicial foreclosure to enforce that lien if the amount of the delinquent
assessments or dues, exclusive of any accelerated assessments, late charges, fees, attorney’s
fees, interest, and costs of collection, is less than one thousand eight hundred dollars ($1,800).
For delinquent assessments or dues in excess of one thousand eight hundred dollars ($1,800)
or more than 12 months delinquent, an association may use judicial or nonjudicial foreclosure
subject to the conditions set forth in Article 3 (commencing with Section 5700) of Chapter 8 of
Part 5 of Division 4 of the Civil Code. When using judicial or nonjudicial foreclosure, the
association records a lien on the owner’s property. The owner's property may be sold to satisfy
the lien if the amounts secured by the lien are not paid. (Sections 5700 through 5720 of the Civil
Code, inclusive)

In a judicial or nonjudicial foreclosure, the association may recover assessments, reasonable
costs of collection, reasonable attorney’s fees, late charges, and interest. The association may
not use nonjudicial foreclosure to collect fines or penalties, except for costs to repair common
area damaged by a member or a member’s guests, if the governing documents provide for this.
(Section 5725 of the Civil Code)

The association must comply with the requirements of Article 2 (commencing with Section 5650)
of Chapter 8 of Part 5 of Division 4 of the Civil Code when collecting delinquent assessments. If
the association fails to follow these requirements, it may not record a lien on the owner's
property until it has satisfied those requirements. Any additional costs that result from satisfying
the requirements are the responsibility of the association. (Section 5675 of the Civil Code)

At least 30 days prior to recording a lien on an owner’s separate interest, the association must
provide the owner of record with certain documents by certified mail, including a description of
its collection and lien enforcement procedures and the method of calculating the amount. It must
also provide an itemized statement of the charges owed by the owner. An owner has a right to
review the association’s records to verify the debt. (Section 5660 of the Civil Code)
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If a lien is recorded against an owner’s property in error, the person who recorded the lien is
required to record a lien release within 21 days, and to provide an owner certain documents in
this regard. (Section 5685 of the Civil Code)

The collection practices of the association may be governed by state and federal laws regarding
fair debt collection. Penalties can be imposed for debt collection practices that violate these
laws.

PAYMENTS

When an owner makes a payment, the owner may request a receipt, and the association is
required to provide it. On the receipt, the association must indicate the date of payment and the
person who received it. The association must inform owners of a mailing address for overnight
payments. (Section 5655 of the Civil Code)

An owner may, but is not obligated to, pay under protest any disputed charge or sum levied by
the association, including, but not limited to, an assessment, fine, penality, late fee, collection
cost, or monetary penalty imposed as a disciplinary measure, and by so doing, specifically
reserve the right to contest the disputed charge or sum in court or otherwise.

An owner may dispute an assessment debt by submitting a written request for dispute resolution
to the association as set forth in Article 2 (commencing with Section 5900) of Chapter 10 of Part
5 of Division 4 of the Civil Code. In addition, an association may not initiate a foreclosure without
participating in alternative dispute resolution with a neutral third party as set forth in Article 3
(commencing with Section 5925) of Chapter 10 of Part 5 of Division 4 of the Civil Code, if so
requested by the owner. Binding arbitration shall not be available if the association intends to
initiate a judicial foreclosure.

An owner is not liable for charges, interest, and costs of collection, if it is established that the
assessment was paid properly on time. (Section 5685 of the Civil Code)

MEETINGS AND PAYMENT PLANS

An owner of a separate interest that is not a time-share interest may request the association to
consider a payment plan to satisfy a delinquent assessment. The association must inform
owners of the standards for payment plans, if any exists. (Section 5665 of the Civil Code)

The board must meet with an owner who makes a proper written request for a meeting to
discuss a payment plan when the owner has received a notice of a delinquent assessment.
These payment plans must conform to the payment plan standards of the association, if they
exist. (Section 5665 of the Civil Code).

ASSIGNMENT OF RENTS

In the event that the Association files any action against an Owner for unpaid Assessments on
Owner’s Unit, and said Unit is or becomes rented or leased at any time during the pendency of
the action, the Association shall have the right, upon ex parte notice and application, to request
that the Court order Owner to assign all rents due from the renter/lessor of said Unit to the
Association until such time as all Assessment delinquencies are cured.
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ALTERNATIVE DISPUTE RESOLUTION

5925. As used in this article: (a) "Alternative dispute resolution” means mediation, arbitration,
conciliation, or other non-judicial procedure that involves a neutral party in the decision making
process. The form of alternative dispute resolution chosen pursuant to this article may be
binding or nonbinding, with the voluntary consent of the parties.

(b) "Enforcement action” means a civil action or proceeding, other than a cross-complaint, for
any of the following purposes:

(1) Enforcement of this title.

(2) Enforcement of the Nonprofit Mutual Benefit Corporation Law (Part 3 commencing with
Section 7110) of Division 2 of Title 1 of the Corporations Code).

(3) Enforcement of the governing documents of a common interest development.

5930. (a) An association or an owner or a member of a common interest development may not
file an enforcement action in the superior court unless the parties have endeavored to submit
their dispute to alternative dispute resolution pursuant to this article.

(b) This section applies only to an enforcement action that is solely for declaratory, injunctive, or
writ relief, or for that relief in conjunction with a claim for monetary damages not in excess of the
jurisdictional limits stated in the Code of Civil.

(c) This section does not apply to a small claims action.

(d) Except as otherwise provided by law, this section does not apply to an assessment dispute.

5935. (a) Any party to a dispute may initiate the process required by serving on all other parties
to the dispute a Request for Resolution. The Request for Resolution shall include all of the
following:

(1) A brief description of the dispute between the parties.

(2) A request for alternative dispute resolution.

(3) A notice that the party receiving the Request for Resolution is required to respond within 30
days of receipt or the request will be deemed rejected.

(4) If the party on whom the request is served is the owner of a separate interest, a copy of this
article.

(b) Service of the Request for Resolution shall be by personal delivery, first-class mail, express
mail, facsimile transmission, or other means reasonably calculated to provide the party on whom
the request is served actual notice of the request.

(c) A party on whom a Request for Resolution is served has 30 days following service to accept
or reject the request. If a party does not accept the request within that period, the request is
deemed rejected by the party.

5940. (a) If the party on whom a Request for Resolution is served accepts the request, the
parties shall complete the alternative dispute resolution within 90 days after the party initiating
the request receives the acceptance, unless this period is extended by written stipulation signed
by both parties.

(b) Chapter 2 (commencing with Section 1115) of Division 9 of the Evidence Code applies to
any form of alternative dispute resolution initiated by a Request for Resolution under this article,
other than arbitration.

(c) The costs of the alternative dispute resolution shall be borne by the parties.

5945. If a Request for Resolution is served before the end of the applicable time limitation for
commencing an enforcement action, the time limitation is tolled during the following periods:
(a) The period provided in Section 5935 for response to a Request for Resolution.

(b) If the Request for Resolution is accepted, the period provided by Section 5940 for
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completion of alternative dispute resolution, including any extension of time stipulated to by the
parties pursuant to Section 5940.

5950. (a) At the time of commencement of an enforcement action, the party commencing the
action shall file with the initial pleading a certificate stating that one or more of the following
conditions is satisfied:

(1) Alternative dispute resolution has been completed in compliance with this article.

(2) One of the other parties to the dispute did not accept the terms offered for alternative dispute
resolution.

(3) Preliminary or temporary injunctive relief is necessary.

(b) Failure to file a certificate pursuant to subdivision (a) is grounds for a demurrer or a motion to
strike unless the court finds that dismissal of the action for failure to comply with this article
would result in substantial prejudice to one of the parties.

5955. (a) After an enforcement action is commenced, on written stipulation of the parties, the
matter may be referred to alternative dispute resolution. The referred action is stayed. During
the stay, the action is not subject to the rules implementing subdivision (c) of Section 68603 of
the Government Code.

(b) The costs of the alternative dispute resolution shall be borne by the parties.

5960. In an enforcement action in which fees and costs may be awarded pursuant to
subdivision (c) of the court, in determining the amount of the award, may consider whether a
party's refusal to participate in alternative dispute resolution before commencement of the action
was reasonable.

5965. (a) An association shall annually provide its members a summary of the provisions of this
article that specifically references this article. The summary shall include the following
language:

“Failure of a member of the association to comply with the alternative dispute resolution
requirements of the Civil Code may result in the loss of your right to sue the association or
another member of the association regarding enforcement of the governing documents or the
applicable law."

(b) The summary shall be provided either at the time the pro forma budget is distributed or in the
manner prescribed in Section 5016 of the Corporations Code. The summary shall include a
description of the association's internal dispute resolution process.

INTERNAL DISPUTE RESOLUTION

5915. Statutory Dispute Resolution Procedure

(a) This section applies in an association that does not otherwise provide a fair, reasonable,
and expeditious dispute resolution procedure. The procedure provided in this section is fair,
reasonable, and expeditious, within the meaning of this article.

(b) Either party to a dispute within the scope of this article may invoke the following procedure:
(1) The party may request the other party to meet and confer in an effort to resolve the dispute.
The request shall be in writing.

(2) A member of an association may refuse a request to meet and confer. The association may
not refuse a request to meet and confer.

(3) The association's board of directors shall designate a member of the board to meet and
confer.

(4) The parties shall meet promptly at a mutually convenient time and place, explain their
positions to each other, and confer in good faith in an effort to resolve the dispute. The parties
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may be assisted by an attorney or another person at their own cost when conferring.

(5) A resolution of the dispute agreed to by the parties shall be memorialized in writing and
signed by the parties, including the board designee on behalf of the association.

(c) A written agreement reached under this section binds the parties and is judicially enforceable
if it is signed by both parties and both of the following conditions are satisfied:

(1) The agreement is not in conflict with law or the governing documents of the common interest
development or association.

(2) The agreement is either consistent with the authority granted by the board of directors to its
designee or the agreement is ratified by the board of directors.

(d) A member of the association may not be charged a fee to participate in the process.






Nepenthe Association
Enforcement Policy and Schedule of Fines
[Adopted November 5, 2025]

1. Introduction

It is the goal of Nepenthe Association to make its Owners and residents aware of the Association's CC&Rs, Bylaws,
Articles of Incorporation, rules and policies ("Governing Documents") that govern use of the property in Nepenthe and
to provide for an orderly and fair manner for enforcement of the Governing Documents. The Governing Documents
may be enforced in accordance with their provisions and the laws of the State of California. This Enforcement Policy
and Schedule of Fines lists certain categories of violations of the Governing Documents, provides for the Board's
response to such violations, and sets forth the Association's fine schedule.

Owners' guests, tenants, family members, and invitees are subject to the same obligations imposed on Owners to
comply with the Governing Documents, and Owners are subject to disciplinary action when their guests, tenants, family

members, and invitees fail to comply with the Governing Documents.

2. Enforcement Policy

A. Reporting and Investigation of Alleged Violations

Itis the policy of the Association to receive notice of alleged violations from management, directors, committee
members, and Owners. Reports of violations must be submitted in writing, including by email.

Upon receipt of such notice, the Board or a designated committee will investigate the alleged violation within
a reasonable time. If the Board or committee determines that a violation has likely occurred, the Association
will proceed with the enforcement process as outlined below, consistent with Civil Code sections 5850 et seq.
and the requirements of Assembly Bill 130 (effective July 1, 2025).

B. Pre-Disciplinary Action Procedure

Before imposing any disciplinary action, including monetary penalties (fines) or suspension of membership
rights, the Association will take the following steps:

1. Courtesy Notification Letter. The Association will mail a letter to the Owner describing the alleged violation
and requesting corrective action within a reasonable period. This letter may be referred to as a "courtesy

notification letter" or "notice of violation."

2. Follow-Up Action if Violation Persists. If the Owner does not correct the violation, the Board may, at its
discretion, send one or more of the following:

a. A second courtesy notification letter / notice of violation.

b. A Notice of Board Hearing.
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c. ARequest for Resolution (for alternative dispute resolution).
d. A combined Notice of Board Hearing and Request for Resolution.

The Board is not required to send a courtesy notification letter before issuing a Notice of Board Hearing or
Request for Resolution.

3. Notice of Board Hearing. The Notice of Board Hearing (or combined notice) must:
a. State the date, time, and place of the hearing; and

b. Include a brief description of the action or inaction alleged to violate the Governing
Documents; and

c. Cite the specific provision(s) allegedly violated; and
d. Inform the Owner of the right to attend and speak at the hearing.

The Association must send the notice by U.S. Mail at least ten (10) days before the hearing.

4. Conduct of Hearing and Decision. If the Owner fails to attend the hearing, the Board must still consider
any evidence obtained during its investigation. Within fourteen (14) days after the hearing, the Association
must mail written notice of its decision to the Owner.

C. Disciplinary Actions Requiring a Hearing

The following disciplinary actions may be imposed only after notice and a hearing, as described above:

1. Imposition of monetary penalties (fines), subject to the limitations in Civil Code section 5850, including the
$100 cap unless the Board makes a written finding at an open meeting that the violation presents a health
or safety risk.

2. Suspension of the right to use recreational common facilities.

3. Levy of Special Individual Assessments for enforcement-related costs, including attorneys' fees, pursuant
to the CC&Rs (Article VIII, Section 8.4 and Article XVI, Sections 16.6 and 16.9).

4, Initiation of legal action (excluding emergency relief).

D. Violations that require maintenance or repairs.

These are violations that may result in the Association performing maintenance or repairs. If such a violation occurs,
the Association may send a notice of violation to the Owner requesting that the Owner correct the violation within a
reasonable amount of time or immediately if the violation creates an imminent health or safety hazard. If the Owner
fails to correct the violation in a timely manner, then the Association may do as follows.

1. Perform the maintenance or repairs.

2. Charge the Owner for the maintenance or repair costs.
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3.

4,

Deliver to the Owner a "Notice of Board Hearing" or a combined "Request for Resolution/Notice of Board
Hearing."

After a Board hearing, impose fines and/or other discipline.

3. Schedule of Fines

A. Notice and Hearing Requirements. Before any fine or disciplinary action is imposed, the Owner shall be provided
notice and an opportunity to be heard by the Board, consistent with Civil Code section 5855. This includes:

1.

2.

4.

5e

Written notice of the alleged violation at least ten (10) days prior to the hearing; and

A hearing before the Board (or a duly appointed committee) in executive session, unless the Owner
requests otherwise; and

An opportunity for the Owner to be heard, either in writing or in person; and
Written notice of the Board's decision within fourteen (14) days after the hearing; and

The right to request internal dispute resolution (IDR) if the Owner disagrees with the Board's decision.

B. Schedule of Fines

1. Architectural Violations

First offense: up to $100.

A fine greater than $100, not to exceed $500, may be imposed only if the Board makes a written finding in
an open meeting that the violation presents a health or safety risk to the common area or another
member's separate interest, and provides that finding to the Owner before the hearing.

2. General Violations (including CC&Rs, Rules, and Maintenance Standards)

The escalating fine structure below applies only where the same or similar violation occurs again within twelve
(12) months and constitutes a new and distinct act or omission, as described in Section 3.

First offense: up to $100.

Second offense: up to $100; or up to $750 if the Board makes a written finding in an open meeting that the
violation presents a health or safety risk to the common area or another member’s separate interest and
provides that finding to the Owner before the hearing.

Third or subsequent offense: up to $100; or up to $1,000 if the Board makes a written finding in an open
meeting that the violation presents a health or safety risk to the common area or another member’s
separate interest and provides that finding to the Owner before the hearing.

3. Continuing or Recurring Violations

a.

A fine may not be imposed more than once for the same continuing violation unless a new and distinct act
or omission has occurred.
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b. Repeated violations of the same type on different dates (such as separate noise or unauthorized parking
incidents) may be treated as separate violations.

C. Health or Safety Violations; Required Board Finding. In accordance with Civil Code section 5850, as amended by AB
130, a fine greater than $100 may be imposed only if:

1. The Board makes a written finding, in open session, that the violation presents an adverse impact on health
or safety to the common area or another member's separate interest; and

2. The written finding is provided to the Owner prior to the disciplinary hearing.

D. Opportunity to Cure. In accordance with Civil Code section 5855(c), the Board shall not impose a fine or other
disciplinary action in either of the following circumstances:

1. The Owner cures the violation before the scheduled disciplinary hearing; or

2. The violation cannot reasonably be cured before the hearing, and the Owner provides the Association with
satisfactory written documentation of a good faith financial commitment to cure the violation within a
reasonable time. Examples of such documentation may include a signed contract with a contractor,
scheduled delivery or installation dates, payment receipts, or other reasonable evidence of timely
corrective action to cure the violation.

E. Enforcement Discretion. The Board reserves the discretion to determine the severity of each violation and whether
a fine is appropriate. In appropriate cases, the Board may issue a warning or adopt a corrective resolution in lieu of
monetary penalties.

F. Failure to Pay Fines. Failure to pay a duly imposed fine may result in further compliance actions, including referral
to legal counsel or a collection agency. The Association may pursue a civil action to recover the unpaid amount. If the
Association obtains a court judgment, the judgment will accrue interest at the legal rate (currently 10% per year). A
court judgment may be recorded with the County Recorder; however, fines may not be collected through lien or
foreclosure procedures pursuant to Civil Code section 5725(b).
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The Architectural Process (See also the CC&Rs, Article IV)

If you wish to make any exterior changes to your unit that are visible to the community, impact the
siding on your home or interior changes that impact the roof, you must receive approval from the
Architectural Review Committee (ARC) and the Board of Directors.

Procedure:
If you are going to follow the criteria exactly:
1. Review the criteria for the improvement you are requesting.
2. Complete the application form(s) and attach all required information.
3. Submit the application form and required documents to the Nepenthe Office.
If you want to do something outside the current criteria or if your improvement is not addressed in the
criteria:
1. Review the criteria for the improvement you are requesting.
2. Consider meeting with a member of the ARC if you would like assistance in understanding
what it is the Committee will consider for non-standard changes.
2. Submit detailed information with the application form
3. Attend an ARC meeting to present your plans.

Approval:
1. For certain basic changes (such as a replacement garage door according to criteria), the office
may be able to approve your application.
2. ARC will review your project and make a recommendation to the Board of Directors.
3. Final approval is provided by the Board of Directors. The Board of Directors has allowed
certain improvements to begin based on the ARC approval prior to the formal Board consent. The
Nepenthe Office is aware of these exceptions.
4. You may not begin work until you receive approval in writing from the Nepenthe office.

Denial:

Should the ARC deny your application, you may request a direct review of your application by the Board
of Directors. Contact the Nepenthe office to request a Board review.

If the homeowner disregards the ARC directions without Board approval, the Board may levy a Special
Individual Assessment against the owner and require the work to be corrected.

After Completion:
After you have completed the approved work, you must notify the Nepenthe office. In certain cases,
you must have a completion inspection. These cases are identified on the application form.

Time Frame:

Article IV of the Nepenthe CC&Rs describes in detail the procedures and timeframes for architectural
improvements or modifications requested by the owner. In general, once a complete application has
been filed with the ARC, the ARC should make a recommendation of approval or denial that should be
included on the next Board meeting agenda.

When an approval has been granted, the owner has one year in which to start the improvement or
mediation. The work should be completed within one year from when work commenced.






Q_% United AEencies Inc.

NEPENTHE ASSOCIATION
2025/2026 BUDGET DOCUMENTS
INSURANCE SUMMARY DISCLOSURE
The Association is providing you with the following information concerning the Association’s insurance
coverage in compliance with the Civil Code 5300(b)(9). Pursuant to Vibil Code Section 5300 (a), this summary

is being distributed not less than 30 days nor more than 90 days preceding the beginning of the Association’s
fiscalyear.

1. General Liability Insurance

a. Insurer Name: Colony Insurance Company
b. Policy Limits: $1,000,000 per occurrence / $2,000,000 aggregate
c. Amount of Deductible $5,000
d. Umbrella Coverage, if applicable: $10,000,000
e. Umbrella Carrier: Federal Insurance Company
f. Policy Dates: 10/1/2025 to 10/1/2026
2. Property Insurance
a. Insurer Name: Lloyds Insurance Company
b. Policy Limits: $158,820,944
¢. Amount of Deductible: $100,000
d. Policy Dates: 10/01/2025 to 5/17/2026
3. Earthquake Insurance None
4. Flood Insurance None
5. Fidelity Bond Insurance
a. Insurer Name: Manufacturers Alliance Insurance / Hartford Fire Insurance
Company / Westchester Fire Insurance Company
Policy Limits: $15,400,000
c.  Amount of Deductible: $2,500
d. Policy Dates: 10/1/2025 to 10/1/2026

This summary of the association's policies of insurance provides only certain information, as required by
Section 5300 of the Civil Code, and should not be considered a substitute for the complete policy terms
and conditions contained in the actual policies of insurance. Any association member may, upon request
and provision of reasonable notice, review the association’s insurance policies and, upon request and
payment of reasonable duplication charges, obtain copies of those policies. Although the association
maintains the policies of insurance specified in this summary, the association's policies of insurance may
not cover your property, including personal property or real property improvements to or around your
dwelling, or personal injuries or other losses that occur within or around your dwelling. Even if a loss is
covered, you may nevertheless be responsible for paying all or a portion of any deductible that applies.
Association members should consult with their individual insurance broker or agent for appropriate
additional coverage.

Pursuant to Section 5810 of the California Civil Code, if the association receives any notice of nonrenewal of a
policy described in the annual budget report, the association shall immediately notify its members if
replacement coverage will not be in effect by the date the existing coverage will lapse

ua-insurance.com ¢ 818-295-2200
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10/1/2025

ACOR BB DATE (MM/DD/YYYY)
: CERTIFICATE OF LIABILITY INSURANCE

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement. A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

LaBarrel | R
aBarre/Oksnee Insurance "PHONE - [FAK _
30 Enterprise, Suite 180 wpﬁfr_"‘Em‘ 800-698-0711 = | LA, Ho): 949-588-1275
Aliso Viejo CA 92656 ADDRESS: proof@hoa-insurance.com .
INSURER(S) AFFORDING COVERAGE ! NAIC #
) INSURER A : Accredited Surety And Casualty 26379
INSURED n NEPEASS| isimer B :
Nepenthe Association : =]
c/o FirstService Residential L.t it —
1131 Commons Dr INSURER D:
Sacramento CA 95825 INSURER E - [
INSURERF :
COVERAGES CERTIFICATE NUMBER: 2003183441 REVISION NUMBER:

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

INEH | ~ [RDOLISUBR; POLICY EFF | POLICY EXP
LTR | TYPE OF INSURANCE INSD | WD POLICY NUMBER {MM/DD/YYYY) | (MMDDIYYYY} LIMITS
| COMMERCIAL GENERAL LIABILITY EACH OCCURRENCE P
 — == [F CAMAGE 10 RENTED
| CLAIMS-MADE | GECUR PREMISES (Eaoccurrence) | $
MED EXP (Any one person} $
= PERSONAL & ADV INJURY | §
GEN'L AGGREGATE LIMIT APPLIES PER; | GENERAL AGGREGATE :
| POLICY JPE&‘ D LoC | PRODUCTS - COMP/OP AGG | §
| oTHER: 5
COMBINED SINGLE LIMIT
AUTOMOBILE LIABILITY | (2 acoitient | % B
AMNY AL nro BODILY INJURY (Per person) $
| OWNE ™ SCHEDULED = o
AUTOS EONLY, ] | BODILY INJURY (Per accident) s B
HIRED JOH}'-WED PROPERTY DAMATE 5
AUTOS ONLY AUTOS ONLY _ {Per accident} :
i E
| |
|UMBRELLALIAE | | gopum : | EACH OCCURRENCE IE
|EXCESSLIAB | | CLAMS-MADE| | AGGREGATE s -
loen | | RetenTions | E
WORKERS COMPENSATION [ PER TGTH-
| AND EMPLOYERS® LIABILITY viu | L I STATUTE l | ER
ANYPROPRIETOR/PARTNER/EXECUTIVE E.L. EACH ACCIDENT 5
| OFFICERMEMBER EXCLUDEDT D N/A I IE =
(Mandatory in NH) E L. DISEASE - EA EMPLOYEE| $
describe u |
Es-" CRIPTION or opc SATIONS Delow | | E.L. DISEASE - POLICY LIMIT | &
A | Directors & Officers Liability ¥ 1-SKN-CA-01524244-01 10/1/2025 10/1/2026 1 $1,000 Deductible $1,000,000

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHIGLES {ACORD 101, Additional Remarks Schedule, may be attached if more space Is required)
HOA consists of 590 units. Located in Sacramento, CA 95825.

Management Company is Additionally Insured on the D&O Liability Only,

CERTIFICATE HOLDER CANCELLATION

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

FirstService Residential

1131 Commons Dr

Sacramento CA 95825 AUTHORIZED REPRESENTA TIVE

© 1988-2015 ACORD CORPORATION. Allrights reserved.
ACORD 25 (2016/03) The ACORD name and logo are registered marks of ACORD







— 7
——

CERTIFICATE OF LIABILITY INSURANCE

NEPEHOM-01 MATTS
DATE (MM/DD/YYYY)

10/2/2025

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT:

If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.

If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement. A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

prODUCER License # 0252636

United Agencies
100 No. 1st Street, Ste. 301
Burbank, CA 91502

CONTACT Jessica Contrer:
NIACT Je a eras

fAle Vo, Ext): (818) 295-2251 | A, No):

| EiNL s jessicac@ua-insurance.com

INSURER(S) AFFORDING COVERAGE MAIC &
INSURER A : Colony Insurance Company 39993
INSLRED insurer B : Federal Insurance Company 20281 |
Nepenthe Homeowners Association INSURER ¢ : Pennsylvania Manufacturers’ Association Insurance Company 12262
1131 Commons Dr. nsurer b : Manufacturers Alliance Insurance Company 36897
Sacramento, CAI5524 insurer E : Westchester Fire Insurance Company _ 110030 |
INSURER F : | ]
COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

THIS 1S TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

e TYPE OF INSURANGE b POLICY NUMSER | ,Eﬁg‘ﬁﬁﬁ%ﬁ;ﬁﬁfﬂ i LIMITS
A | X | cOMMERCIAL GENERAL LIABILITY | i g 1,000,000
CLAIMS-MADE OCCUR 103GL022033400 10/1/2025 | 10/1/2026 | BAMAGE TO HENTED A 100,000
- MED EXP (Ary r persan) | & _
| PERSONAL & ADV INJURY | & 1,000,000
| GENL AGGREGATE LIMIT APPLIES PER: DEMERAL ACGREGATE % 2’000’00_0
I E 5ESY LoG PRODUCTS - COMP/OP AGG | & 2,000,000
| omHER: s
roucass s L P
___LANY AUTD ‘ BODILY SNJUIRY (Par pemonl | §
| DWNED SCHEDULED |
| AUTOS ONLY | AUTOs BOOILY BNJURY (Per ocoidant] | $
PROPERTY DAMAGE —
Aoy || AORRENS [Pr actiert] " £ i
! £
B | X |umersiiawmes | X | occur ERCTIGOCURRENGE 5 10,000,000
EXCESS LIAB | cLastsmane G75203329 10/1/2025 | 10/1/2026 AGSHEGATE 5 10,000,000
BED | RETENTION $ 5
| - PER oTH-
C R, X e | 1%
ANY PROPRIETORPARTNEREXECUTIVE | 2025011032952Y 10/1/2025 | 10/1/2026 | oo wocmmorer : 1,000,000
FFICERMEMBER EXCLUDED? HiA 1,000,000
Mandatory in NH) E.L. DISEASE - EA EMPLOYEE] $ fintids
If yes, describe under 1,000,000
DESCRIPTION OF OPERATIONS below | E.L. DISEASE - POLICY LIMIT | % )
D [Crime 4125011032952Y 10/1/2025 | 10/1/2026 |Employee Theft 1,000,000
E [Crime G47493195002 10/1/2025 | 10/1/2026 |[Employee Theft 5,000,000

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES (ACORD 101, Additional Remarks Scheduls, may be attached if more space is required)
$9,400,000 Excess Crime - Hartford Fire Insurance Company 10/01/2025 to 10/01/2026

CERTIFICATE HOLDER

CANCELLATION

1131 Commons Dr.
Sacramento, CA 95825

L

Nepenthe Homeowners Association

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

AUTHORIZED REPRESENTATIVE

Wi A~

ACORD 25 (2016/03)

© 1988-2015 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD






Federal Housing Administration Certification Disclosure

Certification by the Federal Housing Administration may provide benefits to
members of an association, including an improvement in an owner’s ability
to refinance a mortgage or obtain secondary financing and an increase in
the pool of potential ers of the separate interest. This common interest
development [ is /(S not)] a condominium project. The association of this
common interest development [ is fb certified by the Federal Housing
Administration.

This information regarding the association’s Federal Housing
Administration certification status is as of 11/6/25

For current information, please visit the Federal Housing Administration
website at: https://entp.hud.gov/idapp/html/condlook.cfm







Veterans Affairs Certification Disclosure

Certification by the federal Department of Veterans Affairs may provide
benefits to members of an association, including an improvement in an
owner’s ability to refinance a mortgage or obtain secondary financing and
an increase in the pool of potential buyers of the separate interest. This
common interest development [ is ] a condominiuwm.project. The
association of this common interest development [ is ! certified by
the federal Department of Veterans Affairs.

This information regarding the association’s Veterans Affairs certification
status is as of 11/6/25.

For current information, please visit the U.S. Department of Veterans
Affairs website at: https://Igy.va.gov/lgyhub/condo-report







/ FirstService Residential California
15421 Laguna Canyon Road

. 4 Irvine, CA 92618

FirstService (800) 428-5588

BIlling DISCIOSUre FOIM - Provided as required by Section 4525° Effective 7/3/2025
THIS IS NOT AN INVOICE: This form is being provided as required by California Civil Code §4530 and is not intended to be utilized as
a total amount due on any specific resale transaction.

The seller may, in accordance with Section 4530 of the Civil Code, provide to the prospective purchaser, at no cost, current
copies of any documents specified by Section 4525 that are in the possession of the seller. A seller may request to purchase
some or all of these documents, but shall not be required to purchase all of the documents listed on this form.

Account Information: Provider of §4525 Items:
Association: Print Name:
Property Address: Position/Title:

Date Completed:

Owner of Property:

Owner’s Mailing Address:
Not Available (N/A), Not
Applicable N/App), OR
Directly Provided by
Seller and confirmed in
writing by Seller as a

Fee For Document current document (DP}

Articles of incorporation or statement that Section 4525(a)(1) $62.00
not incorporation

CC&Rs Section 4525(a)(1) $70.00

Bylaws Section 4525 (a)(1) $62.00

Operating Rules Section 4525 (a)(1) $46.00

Age restrictions, if any Section 4525 (a)(2) $0.00 (Included in

CC&Rs)

Rental restrictions, if any Section 4525 (a)(9) $0.00 (Included in

CC&Rs)

Annual budget report or summary, Sections 5300 and 4525(a)(3) $62.00
including reserve study

Assessment and reserve funding Sections 5300 and 4525(a)(4) $0.00 (included in

disclosure summary Budget)

Financial statement review Sections 5305 and 4525(a)(3) $62.00

Assessment enforcement policy Sections 5310 and 4525(a)(4) $0.00 (Included in

Budget)

Insurance summary Sections 5300 and 4525(a)(3) $0.00 (Included in

Budget)

Regular assessment Section 4525(a)(4) $0.00 (Included in

Statement)

Special assessment Section 4525(a)(4) $0.00 (Included in

Statement)

Emergency assessment Section 4525(a)(4) $0.00 (Included in

Statement)

Other unpaid obligations of the seller Sections 5675 and 4525(a)(4) $0.00 (Included in

Statement)

Approved changes to assessments Sections 5300 & 4525(a)(4), (8) $0.00 (Included in Budget)

Settlement notice regarding common Sections 4525(a)(6), (7) & 6100 See disclosure if

area defects applicable

Preliminary list of defects Section 4525(a)(6), 6000 and See disclosure if

6100 applicable

Notice(s) of violation Sections 5855 and 4525(a)(5) $0.00 (Included in

Statement)

Required statement of fees Section 4525 $0.00 (Included in

Statement)



/ FirstService Residential California
15421 Laguna Canyon Road

. . Irvine, CA 92618

FirstService

e oial (800) 428-5588
Billing Disclosure FOIM - Frovided as required by Section 4525* Effective 7/3/2025
Minutes of regular meetings of the board  Section 4525(a)(10) $120.00

of directors conducted over the previous
12 months, if requested

TOTAL FEES for these documents: $484.00 DO NOT PAY

*The Information provided in this form may not include all fees that may be imposed before the close of escrow. Additional
fees that are not related to the requirements of Section 4525 may be charged separately. The documents listed on this form
are the property of the Association, and not FirstService Residential. Please visit www.fsresidential.com/california, click
Residents along the top of the page, then select “Escrow Services & Documents”. Select List of Servies on the right-hand
side of the page to download a full list of fees and services.




Dispute Resolution Procedures: Alternative Dispute Resolution and Internal
Dispute Resolution

ALTERNATIVE DISPUTE RESOLUTION

5925. As used in this article: (a) "Alternative dispute resolution” means mediation, arbitration, conciliation, or
other non-judicial procedure that involves a neutral party in the decision-making process. The form of alternative
dispute resolution chosen pursuant to this article may be binding or nonbinding, with the voluntary consent of the
parties.
(b) "Enforcement action" means a civil action or proceeding, other than a cross-complaint, for any of the following
purposes:

(1) Enforcement of this title.

(2) Enforcement of the Nonprofit Mutual Benefit Corporation Law (Part 3 commencing with Section 7110) of
Division 2 of Title 1 of the Corporations Code).

(3) Enforcement of the governing documents of a common interest development.

5930. (a) An association or an owner or a member of a common interest development may not file an enforcement
action in the superior court unless the parties have endeavored to submit their dispute to alternative dispute
resolution pursuant to this article.

(b) This section applies only to an enforcement action that is solely for declaratory, injunctive, or writ relief, or for
that relief in conjunction with a claim for monetary damages not in excess of the jurisdictional limits stated in the
Code of Civil.

(c) This section does not apply to a small claims action.

(d) Except as otherwise provided by law, this section does not apply to an assessment dispute.

5935. (a) Any party to a dispute may initiate the process required by serving on all other parties to the dispute a
Request for Resolution. The Request for Resolution shall include all of the following:

(1) A brief description of the dispute between the parties.

(2) A request for alternative dispute resolution.

(3) A notice that the party receiving the Request for Resolution is required to respond within 30 days of receipt or
the request will be deemed rejected.

(4) If the party on whom the request is served is the owner of a separate interest, a copy of this article.
(b) Service of the Request for Resolution shall be by personal delivery, first-class mail, express mail, facsimile
transmission, or other means reasonably calculated to provide the party on whom the request is served actual notice
of the request.
(¢) A party on whom a Request for Resolution is served has 30 days following service to accept or reject the
request. If a party does not accept the request within that period, the request is deemed rejected by the party.

5940. (a) If the party on whom a Request for Resolution is served accepts the request, the parties shall complete the
alternative dispute resolution within 90 days after the party initiating the request receives the acceptance, unless this
period is extended by written stipulation signed by both parties.

(b) Chapter 2 (commencing with Section 1115) of Division 9 of the Evidence Code applies to any form of
alternative dispute resolution initiated by a Request for Resolution under this article, other than arbitration.

(c) The costs of the alternative dispute resolution shall be borne by the parties.

5945. If a Request for Resolution is served before the end of the applicable time limitation for commencing an
enforcement action, the time limitation is tolled during the following periods:

(a) The period provided in Section 5935 for response to a Request for Resolution.

(b) If the Request for Resolution is accepted, the period provided by Section 5940 for completion of alternative
dispute resolution, including any extension of time stipulated to by the parties pursuant to Section 5940.

5950. (a) At the time of commencement of an enforcement action, the party commencing the action shall file with
the initial pleading a certificate stating that one or more of the following conditions is satisfied:

(1) Alternative dispute resolution has been completed in compliance with this article.

(2) One of the other parties to the dispute did not accept the terms offered for alternative dispute resolution.

(3) Preliminary or temporary injunctive relief is necessary.
(b) Failure to file a certificate pursuant to subdivision (a) is grounds for a demurrer or a motion to strike unless the



court finds that dismissal of the action for failure to comply with this article would result in substantial prejudice to
one of the parties.

5955. (a) After an enforcement action is commenced, on written stipulation of the parties, the matter may be
referred to alternative dispute resolution. The referred action is stayed. During the stay, the action is not subject to
the rules implementing subdivision (c) of Section 68603 of the Government Code.

(b) The costs of the alternative dispute resolution shall be borne by the parties.

5960. In an enforcement action in which fees and costs may be awarded pursuant to subdivision (c) of the court, in
determining the amount of the award, may consider whether a party's refusal to participate in alternative dispute
resolution before commencement of the action was reasonable.

5965. (a) An association shall annually provide its members a summary of the provisions of this article that
specifically references this article. The summary shall include the following language:

"Failure of a member of the association to comply with the alternative dispute resolution requirements of the Civil
Code may result in the loss of your right to sue the association or another member of the association regarding
enforcement of the governing documents or the applicable law."

(b) The summary shall be provided either at the time the pro forma budget is distributed or in the manner prescribed
in Section 5016 of the Corporations Code. The summary shall include a description of the association's internal
dispute resolution process.

INTERNAL DISPUTE RESOLUTION

5915, Statutory Dispute Resolution Procedure

(a) This section applies in an association that does not otherwise provide a fair, reasonable, and expeditious dispute
resolution procedure. The procedure provided in this section is fair, reasonable, and expeditious, within the
meaning of this article.

{b) Either party to a dispute within the scope of this article may invoke the following procedure:

(1) The party may request the other party to meet and confer in an effort to resolve the dispute. The request shall
be in writing.

(2) A member of an association may refuse a request to meet and confer. The association may not refuse a
request to meet and confer.

(3) The association's board of directors shall designate a member of the board to meet and confer.

(4) The parties shall meet promptly at a mutually convenient time and place, explain their positions to each other,
and confer in good faith in an effort to resolve the dispute. The parties may be assisted by an attorney or another
person at their own cost when conferring.

(5) A resolution of the dispute agreed to by the parties shall be memorialized in writing and signed by the parties,
including the board designee on behalf of the association.

(¢) A written agreement reached under this section binds the parties and is judicially enforceable if it is signed by
both parties and both of the following conditions are satisfied:

(1) The agreement is not in conflict with law or the governing documents of the common interest development or
association.

(2) The agreement is either consistent with the authority granted by the board of directors to its designee or the
agreement is ratified by the board of directors.

(d) A member of the association may not be charged a fee to participate in the process.



