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PRESIDENT’S REPORT – Dan Freehling 

With the election of new board members, 2022 started with four of five members, including 

yours truly, with no previous experience serving on the Camden board.  Fortunately, Lee Grier 

had served previously and he, along with Keli Allen, our community manager from Associa, 

kept the rest of us from turning into the proverbial headless chicken. 

Not long into the year, we received notice from Greenview, our landscape management firm, that 

they were terminating our contract due to staffing shortages and, well, they were losing money.  

Even with an increase of $50,000+ (their figure), they still could not stay on as they simply did 

not have the personnel to fulfill the contract.  Under the leadership of Landscape Committee 

Chair and board member, Larry Newlin, a search committee was formed, and a search 

undertaken.  This led to our contract with Bland Landscaping.   To meet Bland’s contract 

requirements, approximately $30,600 had to be permanently transferred from our reserves to our 

operating account.   

Once our landscaping lives began to settle down, we moved onto other Camden business.  While 

Camden Park was created some 30 years ago, there are still some matters that remain unsettled, 

like who is responsible for what parts of the wastewater infrastructure in the Camdens.  To 

finally get this sorted out, we worked with the leadership of Fitch Creations, and an agreement 

was reached between the Camden Service Group and Fitch Creations / Fitch Utilities.  

Homeowners were notified of this agreement in August, including the respective responsibilities 

of homeowners and Fitch Utilities.  By the way: Do you know where the wastewater cleanout is 

for your home? 

All our infrastructure work is not below ground.  We are also concerned with asphalt.  Over the 

past several years, under the leadership of Lee Grier, the Streets, Utilities and Facilities 

Committee has been overseeing the repaving and resealing of the alleys in the Camdens.  We 

expect to have this project completed in 2024 and then we move to the streets.  Yes, almost all 

the roads in the Camdens are private, so we are the owners of these streets and must keep them in 

good repair. In preparation for tackling street repair, we engaged Giles-Flythe Engineering to 

undertake a “street study” by assessing the condition of our roads and prioritizing their need for 

repair.  Repaving of our streets is a major undertaking, both in terms of cost and in terms of 

planning. Repaving the private roads in the Camdens -- East and West Madison, McDowell, 

Yancey, Caldwell, Caswell -- is likely to begin in 2025.  To complete this project, Giles-Flythe 

also recommended a 3% annual increase in our reserve funding, starting in 2023. 



We’ve covered where we drive, what about where we walk?  2022 was year two of a two-year 

focus on sidewalk repair, also under the auspices of the Streets Committee.  Sidewalk and stair 

repair was completed in some 30 Camden locations in 2022.  With the conclusion of this two-

year focus on sidewalks, we expect to devote much lower funding to these repairs going forward 

and, instead, focus more on trees and other landscaping needs in Camden’s common areas. 

Lee Grier (Streets and Utilities) is stepping down at the conclusion of his term in 2022. 

And finally, I want to offer a special thanks to Janine Griffin and Connie McCraw for getting our 

newsletter, Camden Park News & Views up and running most successfully.  Connie developed 

the logo for our newsletter and Janine mastered the Constant Contact email program and does the 

editing and layout for the newsletter.  Thanks very much to you both.  Your community is most 

grateful. 

 

TREASURER’S REPORT – Doug Lamm 

Major Expenses to Start the Year 

a. Giving us 60 days’ notice, Greenview resigned their position as our major 

landscaping contractor for Camden Park.  We immediately began an aggressive effort 

to identify and hire a replacement.  We found potential candidates, interviewed them, 

got recommendations, and conducted site visits.  We were paying Greenview 

$148,000.  Even though Bland was the lowest bidder, we needed to pay them 

$178,500 to get the deal closed.  The additional money, approximately $30,500, was 

paid through our reserve fund. 

 

b. Another significant expense incurred over the last few years has been the need to 

replace sidewalks raised or broken by tree roots.  We have replaced thousands of 

square feet of concrete.  This year we focused on replacing nearly all the uneven 

sidewalks we could identify to resolve the problem.  Going forward, we estimate 

spending approximately $15,000 a year to replace sidewalks. 

 

c. As our community ages, serios attention must be given to the repair and replacement 

of alleys and roads.  A Reserve Study updated by our engineering firm, Giles-Flythe, 

outlines what needs refinishing or replacing, and when.  Giles-Flythe recommends 

increasing our reserve fund by 3% a year starting in 2023 which we will do. 

 

Unknown Expenses 

Inflation has been a battle particularly as it relates to labor intensive work.  It affects both 

reserve and operating budgets.  While we can be tough negotiators, we must keep in mind 

that this is a service-oriented business, and we must maintain the highest standards while 

getting the most from our contractors. 

 



Cash Position 

Currently, we have about $409,700 of CDs in our reserve account. As these come due, 

we continue to look for higher yielding CDs at reasonable maturities.  We are estimating 

more than $13,000 in CD income in 2023.  Laddering these CDs gives us a good cash 

flow should we need to use the reserve for unexpected expenses.  Our projected end-of-

year balance for 2022 is approximately $465,500. 

STREETS, UTILITIES, AND FACILITIES (SUF) COMMITTEE - Lee Grier 

Rows  

 

This year we re-paved Avery Row between Caswell and Caldwell. We did run into some major 

problems with the base that caused the cost to be higher than the original bid. We now have 4 

rows to complete repaving before turning our attention to the streets.  

 

Two years after the rows are re-paved, we reseal the asphalt. This process extends the lifetime of 

the original asphalt. This year we resealed N. Surrey and N. Pender Rows.    

 

Sidewalks 

 

2022 was the second year of our big push to address sidewalk issues throughout Camden Park. 

All proposed projects were completed before Labor Day. We repaired sidewalks at 14 addresses 

in East Camden, including the major issue at 36 McDowell; 2 addresses in South Camden; and 

13 addresses in West Camden, including the serious problem with the W Camden sidewalk just 

below the mail kiosk. 

 

In addition, we repaired the deteriorating brick stairs at 36 McDowell and put new gravel down 

on the gravel paths in South Camden.  

 

Facilities 

 

As usual, the committee had both Yadkin and Caldwell gazebos power washed in the spring.  

We have started to re-stain all the benches in Camden for 2023.  

 

Lighting 

  

The committee continues to address street lighting in Camden Park.  We are looking at the best 

alternative as Duke Power makes changes to its lighting options.  

  

Committee members 

 

Sue Clark, Bert Bowe, Frank Griffin, Jim Rudbeck, Lowell Smith,  

Lee Grier, Chair  

 



A special thanks to the SUF committee members for all their work to make Camden a nice, 

comfortable place to live. It’s been my pleasure to assist all of you. I will be stepping aside as 

chairman but will continue as a member of the committee for 2023. 

 

LANDSCAPING – Larry Newlin 

 

Our committee has done a lot of heavy lifting this year.  Many thanks to: 

 

Janine Griffin helped facilitate the neighborhood planning for the face lift at the “gateway” 

Weathersfield/Caswell natural bed and has taken the lead in formulating and executing a 

communication strategy for both the committee and the Camden Park Board.   

 

John Webster headed up the welcome celebration of Bland Landscaping as our new landscape 

management contractor and has conducted a bench inventory and study that will help guide our 

efforts in the coming year(s).  John is a former President of the Fearrington Garden Club and a 

multi-decade resident. 

 

Doug Lamm is playing the dual role of Committee member and Treasurer for the Association 

and has played a valuable role in helping to manage and formulate budgets under the aegis of the 

Committee.   

 

Dan Freehling as President is an ex officio member but has attended every committee meeting 

and has been of immeasurable support to me in my rookie year as Committee Chair and new 

Board member. 

 

All of these folks were on the Search Committee for our new landscape management company, 

and in a short period of time did amazing work to get our new contractor in place by April 1st in 

the midst of the busiest season. 

 

Happily, new resident Connie McCraw joined our committee soon after the Bland selection and 

has taken the lead in planning the Bladen slope landscape renovation, presenting South Camden 

concerns, as well as taking the lead in creating posters for the mail kiosk. 

 

We have representation from all three of our neighborhoods, but Committee members also have a 

broader view of advocating for the best interests of all of Camden Park.  Former Landscape 

Chair, Libby Wilkie, has given me wise counsel throughout this inaugural year as Chair.  Our 

entire community is deeply in debt to her for her many efforts to maintain and improve the 

beauty of Camden Park. 

 

Here are some highlights of a very busy year for us “rookies”: 

 

A New Landscape Management Contractor 

 

Greenview Partners served Camden Park since 2016 as our landscape management contractor.  

Towards the end of their service, they suffered from a significant staff shortage as well as major 

inflationary pressure.  They exercised their option to terminate their contract at the beginning of 



the second year of their two-year contract extension, and it left the new committee scrambling to 

quickly organize a search process to replace them by April 1st.  Greenview had noted that even if 

they raised their annual contract by $55,000, they still did not have the staff to adequately serve 

us (that amount would have increased their contract from $148,000 to $203,000.  As we entered 

the search process, we were concerned that proposals would exceed that $200,000 threshold – a 

25% increase in the midst of an existing budget year! 

 

The Search Committee, which also included Board veteran and Vice President, Lee Grier, 

utilized the 2015 Request for Proposal (RFP) and also invited most of the candidates who 

responded then.  Four firms responded and representatives were individually given a walking 

tour of the Camdens to answer any questions.  All four were highly qualified firms serving 

communities such as Governors Club, Southern Village, Weathersfield, Carolina Meadows, 

Galloway Ridge, and “55 and over” communities in Cary and Raleigh.  We visited and spoke 

with property managers or landscape chairs of all of these properties assess the job the respective 

contractors were doing.  We came away impressed with all of our candidates.  Obviously, the 

recommendations, visits, and proposals were important in our decision making.  Since all four 

candidates were highly recommended and had stellar reputations, their quotes were especially 

important.  All but three of the quotes came back over $200,00as we had anticipated.  

Surprisingly, the highest bidder during the 2015 RFP process, Bland Landscaping of Apex, came 

in under $200,000.   

 

We selected Bland not only because of their bid, but they have one of the strongest reputations in 

the Southeast.  Founder, Tom Bland, as a farm boy turned landscaper, built the company from the 

ground up with an ethos of treating his staff like family.  His two sons have since taken over the 

business and have expanded their reach to other markets with financial assistance from a private 

equity firm.  It’s been challenging for Bland to get started in the midst of an already very busy 

spring, but I believe they are doing a relatively good job and have been responsive to concerns 

that I have relayed from residents.  They recognized problems from the pruning subcontractor 

from the summer and replaced them with a firm this fall which has done a much better job.   

 

Turf Services, Inc. (TSI) of Greensboro/Fuquay-Varina was acquired by Bland in early 2022, and 

one of the owners of that firm became our new account manager, a thirty-year veteran of TSI 

became our production manager, and a six year veteran became our day-to-day crew supervisor.  

A smaller team generally working five days a week has brought experience, skill, and courtesy to 

their task.  A smaller team has meant that they know Camden, and three or four crew members 

operating equipment is less noisy than a larger team working in the same neighborhood. 

 

Bland will renovationally prune the Dwarf Yaupon Hollies this winter at Yancey and Caldwell 

Squares leading to the gazebos.  This will pare back the plants to keep them from growing into 

the sidewalk and will reduce maintenance costs as the plants form a hedge and won’t need to be 

individually pruned.  The plants will look bare for several months before new growth begins to 

improve the look. 

 

As a company Bland is committed to sustainable practices, and in addition to using an organic 

herbicide for weed control; and mowing, blowing, and trimming less in the driest weeks, they are 

dedicated to converting their equipment to electric as soon as practicable. 



 

Tree Management 

 

I continue to be impressed with the professionalism of Bartlett Tree Experts who have been 

serving the Camdens since 2003.  Four severe storms this year have eaten into our tree 

management budget.  In the 2023 reserves budget a new contingency item has been added that 

will better enable us to respond to the more frequent and severe storms.  We are served by 

Bartlett’s Chapel Hill branch and are at the top of their list for responding to storm damage.  As a 

national company they have their research and training facility in Charlotte as well as an 

extensive arboretum for trialing tree management best practices among a wide range of species 

and cultivars.  Parenthetically, the Chapel Hill branch has been sending a rotating crew to 

southwest Florida to help address the devastation there. 

 

Bartlett updated an earlier tree inventory and management plan in 2019.  That 130-page study is 

comprehensive and enlightening and assesses each of our 500 plus common area trees.  Our 

account manager, who has his master’s in urban forestry from NC State and a slew of 

certifications, provides an annual list of priorities for our consideration as well as a multi-year 

plan for structural pruning.  Structural pruning of our more mature trees improves air flow and 

enhances sun penetration.  The last of the four-year project to structurally prune the Camden 

(road) corridors will take place in December.  In December of 2023 we will begin structurally 

pruning three additional neighborhoods based on the highest priority trees.  That will be a three-

year project and will be followed by another group of neighborhoods in subsequent years.   

   

Removing dead and dying trees is a major safety concern and our highest priority.  Several have 

been removed this year.  We will be replacing trees this fall and winter with the Bartlett-

recommended Trident Maple that grows compactly, has brilliant fall foliage, and withstands the 

vagaries of climate change well. 

 

Tip pruning and dead wooding occurs in the summer in the highest priority neighborhoods.  

Bartlett will be returning in mid-November to do more with reprogrammed budget dollars.   

 

Tree health also includes selected injection fertilization and managing pests on specific tree 

species on a timely basis.  After the remnant of Hurricane Ian barreled through, I have received a 

number of concerns about the health and safety of our tree canopy.  Bartlett assesses our trees 

and tree management efforts as “very good”; yet trees do not stop growing nor do weather 

stresses take a rest.  So, their expert work and guidance continues to be critical.  As best I can 

tell, we are one of the few Fearrington neighborhoods with such a comprehensive strategy thanks 

to the foresight of previous Landscape Committee and Board leadership. 

 

Mulching 

 

With the aforementioned 2015 Request for Proposals for a new landscape management firm, 

mulching around residences was separated from the contract, and Atlantic Mulch was hired.  

They spread triple shredded hardwood mulch in the winter following leaf removal season.  Last 

year’s mulch seemed to be especially attractive presumably due to additional aging, and fewer 

residents opted out of mulching.  Nonetheless, this type of mulch is slow to decompose and over 



time builds up thatch which reduces rain penetration and promotes runoff.   Both Atlantic Mulch 

and Bland Landscaping have suggested we remove existing mulch and start fresh.  Since this is 

prohibitively expensive for the Association, the last two years the amount of mulch spread has 

been one inch thick.  To reduce the likelihood of insect invasion of your home, we have also 

asked Atlantic to keep mulch two inches from foundations.  Some residents skip a year or two 

with mulching as their answer to the mulch build up, and others have opted to spread pine mulch 

which acidifies as it decomposes.  Random soil tests in Camden suggest we have a high pH in 

the 7.0 (base) range. 

 

Many of our common areas are past due for mulching, and the Landscape Committee has 

proposed, and the Board has amended the pine needle prohibition to allow pine needles in 

common areas.  The pine needle ban around structures and residences will continue with the 

exception of residential courtyards.  This is similar to nearby municipal policies emanating out of 

concern for fire hazard.  The most recent newsletter outlines the reasons for this policy change.  

This winter Bland Landscaping will spread pine needles in most of our common areas which will 

be an add-on to their contract.   

 

The expense of common area mulching coupled with Atlantic’s mulching of residences is 

covered in the “Mulching” account of the operating budget. 

 

Pest Control 

 

Sawyer Pest Control has been treating for fire ants in the parks on a quarterly basis for over a 

decade.  Fire ants are dangerous and their mounds pop up randomly.  The Landscape Committee 

continues to caution residents to monitor and have treated their own residential landscape and 

yard.  Fire ants like to nest against hard surfaces such as boulders, sidewalks, and 

pavement/curbs. 

 

Landscape Improvements 

 

We have a modest budget for Landscape Improvements and have more budgeted in 2023.   There 

is reserves allowance for Caswell Square landscape renovations which will begin this winter 

with Bland removing some of the largest shrubs that impede the view of the majestic White Oaks 

at the top seating area.  These are among Camden’s largest and most majestic trees (Caswell 

Square’s White Oak is the largest and oldest tree).  Additional plantings will be added in late fall 

of 2023 especially on the slopes of the south and north side of the square.  New steps were added 

in 2021 to improve accessibility to the sitting area on top, but this still is an underutilized public 

space and one of the most serene and breezy spots in Camden.  The improved landscaping will 

enhance the enjoyment of this wonderful park. 

 

This fall renovations are occurring at one of the “gateways” to Camden Park at the corner natural 

area of Weathersfield/Caswell.  The Muhly Grass no longer produced plumes and have been 

removed, pine needles have been spread, the trio of Crepe Myrtles will be been limbed up, and 

river stone now edges the sidewalk on the south side of the natural area.  The need for this 

renovation was expressed to the committee by a nearby resident, and other residents helped plan 



for the renovation.  Keeping new plants watered for the first year or two is a stumbling block for 

implementing a planting plan that features native plants with four seasons of interest. 

 

Tip blight is the culprit for the decline of junipers on the bank along Bladen in South Camden.  

These have been slowly dying off and removed, but this fall a makeover featuring deer resistant, 

drought tolerant, four season interest, compact Viburnum has been planted.  Nearby residents 

will ensure that this new planting is watered especially during the first year.   

 

Thanks to Landscape Committee members, Janine Griffin and Connie McCraw, for their 

respective leadership in these neighborhood landscape improvements.  Plans are in the works for 

additional makeovers in 2023.   

 

Communication 

 

COVID interrupted plans to improve the communication efforts of the Board and their respective 

committees, but substantial progress has been made this year in communicating on a timely basis  

concerning landscaping activities.  Credit for this progress is again largely due to the efforts of 

Janine Griffin and Connie McCraw. 

 

Policy Changes 

 

The committee proposed and the Board adopted changes to our debris pickup policy to clarify 

that it is for incidental residential and not landscape renovation purposes.  The aforementioned 

change in pine needles used as a mulch in common areas was also approved by the Board.  A 

study group comprised of Landscape Committee and Architectural Review Committee members 

is reviewing our policy relating to compost bins.   

 

Bench Inventory and Study 

 

Landscape Committee member, John Webster, has conducted an inventory of the parks’ benches 

and made recommendations which the committee will be reviewing in the coming year.  A 

strategy for soliciting memorial/honor gifts for new benches and seating as well as replacement 

of worn benches will also be considered.   

 

Landscape Change Approvals 

 

With a 25% influx of new residents in the past couple of years, we have a number of new and 

veteran residents looking to replace overgrown shrubs with more attractive and compact plants.  

There are a number of “wrong plants in the wrong place” in East and West Camden especially, 

and the Landscape Committee encourages change requests that address this problem.  Removing 

or structurally pruning these overgrown shrubs and trees may help protect foundations and siding 

help to bring residential landscapes into appropriate scale.  These efforts also help reduce the 

Association’s landscape management costs and improve the “neighborhood look”.  Following the 

precedent set by Libby Wilkie, the Landscape Committee tries to review change requests 

expeditiously. 

 



“Plan and plant for a better world” – J.C. Raulston 

  

ARCHITECTURE & COVENANTS COMMITTEE – Judy Thomas 

 

• Five roof replacements: four in West Camden, one in East Camden approved.  

• Replacement of exhaust and pipe flashing in West Camden approved. 

• New gutters with downspouts installed, one in East Camden and two in West Camden, 

approved. 

• One whole house siding replacement in West Camden approved. 

• One courtyard enlargement with repositioned fence to square up fence line, courtyard 

leveled, and brick replacing stone pavers in courtyard and walking path approved. 

• Two low profile porch ceiling fans, both in East Camden approved. 

• Two window replacement projects approved.: One rectangular window replaced 

deteriorated arched window in East Camden. Nine new windows replaced deteriorated 

windows in courtyard in West Camden. 

• One low stone border wall replaced a loose rock border for a sloping garden in East 

Camden approved. 

• One whole house generator installation in West Camden approved. 

• Two solar panel instillations approved, one in East Camden; one in West Camden. 

• Two stucco chimney resurfacings approved, one in East Camden, and one in West 

Camden that included a new chimney cap. 

• One replacement of damaged front porch post approved 

• Two picket fences repositioned in West Camden, approved 

• One side trellis installed in West Camden approved. 

• One side yard enclosure with installation of long picket fence, gate, doorway, water 

feature, stone pavers, and pergola. Approval with requirements that irrigation and 

plantings be added to soften the appearance along the hillside, exterior of the fence.  

• One replacement of light gray louvre shutters with dark green panel shutters 

There were no official disapprovals, because discussions were held prior to submitting formal 

applications in most cases.  

 

A note to residents about power washing. Please remember to power wash siding when there is 

accumulated mold, which can damage the siding. Late autumn is a suitable time to do this before 

hard frosts set in.  

 

Thank you to Ann DiGiano, Greg Flood, Mary Henry, and Debbie Liebtag, and for helpful 

advice and generous service on the AR Committee this year. 

 

 

 

 



ELECTION 

 

A ballot was mailed to each resident along with the Annual Meeting by Mail Notice.  A quorum 

of 10% is required or 24 lots.  Quorum is established by the number of ballots received.  The 

ballot deadline is November 17, 2022.   

 

The following candidates are listed on the ballot for election to serve a two (2) year term: 

 

Doug Lamm 

Frank Griffin 


