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By Dan Freehling, President of the

Camden Park Board of Directors

When I started as president last year, I
knew little about our HOA's budget
generally and virtually nothing about our
reserves and reserve budget. You might be
in a similar position, so I thought it would
be helpful to provide a brief explanation of
how our budgets are organized and a
partial description of some of our more
significant budgetary responsibilities.

Before We Begin -- What's In A Name?
Did you know that the formal name of our governing body is the Camden Park Service
Group? For simplicity, though, I'll refer to it as our HOA in this article.

Operating & Reserve Budgets
Camden’s budget is divided into two parts – operating funds and reserve funds. Funding
for both comes almost exclusively from monthly homeowner assessments, although some
additional income (depending upon prevailing interest rates) is generated by funds
invested in a CD ladder, a strategy of investing in multiple CDs with staggered maturity
dates. Currently, our CDs are in amounts ranging from $50,000 to $108,500 with
staggered durations ranging from six months to two years and with varying financial
returns.
 

Operating Funds. Operating funds are those that provide for the day-to-day
operation of our HOA and include routine expenditures such as monthly payments
to our landscape management firm, the annual mulch application around our
homes, tree management, HOA management fees, utility payments for our
streetlights, trash pickup, and insurance. For 2022, our operating budget totals
approximately $431,900. 

 
Reserve Funds. In contrast to operating expenses, reserve expenses primarily
cover one-time and major expenses such as repaving our alleys, major landscaping
endeavors such as upgrading our squares, structural tree pruning, and sidewalk
repair. Just as with operational income and expenses, we also prepare a budget plan
for reserve income and expenditures. However, unlike with the operational budget,
we do not spend all or nearly all our accumulated reserve funds each year.

Our reserve fund is, essentially, our savings. So, just as you might put aside money for a
new roof, a new HVAC system, or bathroom remodeling, we must do the same by way of
planning for expenses likely to occur down the road.

https://files.constantcontact.com/947ae513901/bbe94e6b-1ae3-4c4e-8636-06293fb3ea28.pdf


For 2022, our contributions to reserves are projected
to be $132,800. This year, we anticipate spending
approximately $194,600 from the reserve account,
leaving an end-of-year balance in our reserves (our
“savings” account) of approximately $465,500.
 
Each year, our reserve account is replenished from
homeowners’ assessments, and next year we are
planning to transfer approximately $150,300 into
reserves, excluding 2023 reserve expenditures. By far,
the largest reserve expense in 2023 will be to repave
Yadkin and South Avery rows and reseal other rows.

Reserve Study
On first examination, $465,500 in our reserves account may seem like a lot of money, and
on one level it is. I'd describe our financial status as cautiously appropriate, but certainly
not flush. At current funding levels for reserves, we have very little in the way of financial
flexibility when paired with forthcoming spending needs.
 
Why do we need this amount of funding, if not more, in our reserves? To determine the
level of funding we need in reserves or savings, every few years we engage an outside firm
to produce a reserve study. This year, we hired Giles-Flythe Engineers in Raleigh. Giles-
Flythe examines the common areas under our control and, in the case of hardscapes like
roads and alleys, estimates their longevity and their cost to maintain, upgrade, or replace
them. 
 
Natural areas like the squares, areas along Weathersfield, and the many trees in our
common areas also are included in the reserve study. In these cases, rather than do a
longevity estimate, anticipated requirements and future funding needs are derived by
consulting with experts in the specific field like arborists, landscape firms, and other
professionals. 
 
Earlier this year, we asked Giles-Flythe to evaluate our roads, prioritize needed repairs,
and incorporate these findings into an updated reserve study. Click here for a link to our
reserve study.

Our Responsibilities
Or, How Are Our Monthly Dues Spent?
 
When we think of where our monthly HOA assessments go, our initial thoughts may focus
on the work of our landscape management firm: mowing, trimming, and pruning. While
that’s a significant part of our expenses, and actually our largest budget item, the board
has many other significant areas of responsibility. Here are a few:
 
Sidewalks. We’ve got a lot of sidewalks! Just the sidewalks along East and West Camden
and East and West Madison comprise nearly 40,000 square feet of concrete and
brick. Now imagine how that total grows when the rest of our sidewalks are included – that
is, McDowell, Caldwell, Caswell, Yancey, and the South Camden neighborhood.

Our HOA owns all these sidewalks and is responsible for their maintenance. So, when the
earth underneath a sidewalk subsides and a sidewalk slab falls in or tree roots cause a
sidewalk slab to be raised and become uneven, it’s our job to fix the problem. We hire a
brick mason, and sometimes an arborist, who advises us on how best to protect nearby tree
roots while the mason is repairing the sidewalk. We have had to play “catch-up” with
sidewalk remediation the past two years but, hopefully, we are finally getting the upper
hand.

Alleys. All the alleys running behind our homes are
common areas owned by our HOA. We use the alleys
to access our garages, and they also play a major role
in the drainage of storm water. Maintaining the alleys
includes repaving and resealing approximately every
20 years. Middle Avery Row was repaved this year at
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a cost of $79,000. That amount was above the initial
cost estimate because of inflation and complications
encountered below ground. When the old asphalt was
removed, we discovered that the underlying base in
several places was simply not adequate and needed
remediation before repaving could be undertaken.
Fortunately, our reserves were sufficient to cover the
added costs. Still, it’s a bit nerve-racking to undertake
a project knowing that what you see above is not
always what you find below.

Trees. We’re fortunate to have more than 550 trees in our common areas.  The trees in
Camden Park say as much about our neighborhood as the houses where we live, but just
like our homes, trees need regular care. Trees can and do suffer storm, disease, and insect
damage. In any given year, many of our trees need to be pruned to keep branches away
from homes and sidewalks and to ensure structural integrity. Many need to be sprayed,
and unfortunately some must be cut down and new ones planted. Since 2003, we have
engaged Bartlett Tree Experts to guide us in our multi-year tree management program. 
To be sure, I am a big fan of our trees – I can’t imagine Camden Park without them -- but
I do cuss them occasionally when tree roots cause a sidewalk to buckle, or large branches
fall during a storm. 

Streets. Almost all of the streets in Camden Park belong to the HOA. Yes, East and West
Madison, McDowell, Yancey, Caswell, and others are private roads owned not by the state,
county, or the city but by our HOA. The only exceptions to our street ownership are East
and West Camden (streets) and the streets in Camden Park South. Because we own the
streets, we must maintain them as they age, wear, crack and otherwise deteriorate.
Camden Park was established in 1992, and the homes in East and West Camden are
+/- 25 years old, so many of our roads are that old as well.

 Square and Gazebos. Our squares
and gazebos provide wonderful places
to sit and read, take a rest during a
walk, and enjoy a gathering outside
with friends and neighbors.

To keep them enjoyable, the trees and
shrubs in the squares must be pruned,
and, occasionally, some need to be
replaced. Old shrubbery must be
removed and new plantings added.
Benches must be re-stained every few
years, and the hardscapes power
washed periodically.

Going Forward
Recently, a neighbor sent me a copy of the 2013 annual meeting minutes for Camden Park.
It was a fascinating read, primarily because much of what was written in that document
are matters we continue to deal with today. Here’s a quote from the 2013 annual meeting
minutes:
 
  “. . . We also have 21,814 square yards of streets which do not include E. and W. Camden
streets as well as S. Camden streets since they are state roads. . . [I]n the original plan for
Camden Park, the developer put in parking inserts to enable some parking along our
narrow streets. This action did not comply with NC Dept. of Transportation guidelines
and thus are considered private roads. No major replacement is foreseen until the



2020’s but our current estimate for that time is that Camden Park will need
at least a $1,000,000 Reserve Fund to accomplish road replacement.” <My
emphasis>
 
Well, we're now in the 2020’s, and we don’t have anywhere close to $1 million dollars in
our reserves. In fact, we have a bit less than half of that figure. Fortunately, the updated
reserve study indicates that we should have sufficient funds to cover the repaving of our
private roads, but to do so we must increase our funding of reserves by 3 percent each year
while keeping other expenses at or below what is set out in the new reserve study. We
expect to complete the repaving of our alleys in 2023 and 2024, and road repaving is likely
to begin shortly thereafter.
 
I hope this explanation of our HOA budget is helpful and that you have a better
understanding of how our budget is organized, as well as some of the challenges we are
facing now and in the future. If you have any questions, please don't hesitate to contact me
or other Camden board member. A link to all our email addresses and phones is at the end
of this newsletter.

Camden Park Virtual Annual Meeting 
Sunday November 20, 2-3:30 pm

2022 Landscaping Committee2022 Landscaping Committee
Projects ReportProjects Report

Chair: Larry Newlin
Committee members: Janine Griffin,
Doug Lamm, Connie McCraw, John
Webster, and Dan Freehling (ex officio)

New Landscape Management
Contractor
Bland Landscaping in Apex, North
Carolina, was selected as our new
landscape management contractor in April
2022 after our long-standing contractor,
Greenview Partners, withdrew because of
staffing issues.
 
After much research, the search committee
selected Bland because it is a local, family-
run business with a strong reputation in
the Southeastern US. The company is
committed to sustainable practices
including mowing, trimming, and blowing
less in dry weeks, converting equipment to
electric as soon as practicable, and using
organic herbicides for weed control.

A team of Bland employees works in
Camden Park, making it easier for
neighbors to get to know them and
reducing the noise and disruption of a
larger crew.
 
This winter, Bland will begin rejuvenation
pruning of the Dwarf Yaupon Hollies in
Yancey and Caldwell Squares on the paths
leading to the gazebos. The shrubs will be
pared back to keep them off the walkways
with the goal of creating a hedge, making

Pine Needle Mulch in
Camden Park Common Areas

Every North Carolina school child will tell you that
North Carolina is the Land of the Long Leaf Pine.
For good reason, too. Pine needle harvesting in the
state is a $200 million industry, creating jobs in
some of our more distressed rural areas and
helping keep farmers on the land.

Here in Camden Park, we’ve decided to take
advantage of this great natural resource. After leaf
season, we’ll be spreading pine needles in many of
our natural areas. Not only are pine needles home
grown, but they’re also natural, renewable,
attractive, and an economical alternative to
hardwood mulch.

Click here to read
more

Why We Have a New
Landscape Contractor

mailto:dan.freehling@gmail.com
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the plantings easier to maintain. Bear with
us! The shrubs will look bare for several
months, but the results will be worth the
wait.
 
For more information on the selection of
Bland Landscaping and company
information, click here for a detailed flyer
we distributed to you last spring.
 
Tree Management
The Chapel Hill branch of Bartlett Tree
Experts has been serving Camden Park
since 2003.
 
Bartlett created a tree inventory and
management plan for Camden Park in
2019, which catalogs our 500-plus common
area trees and provides an annual list of
priorities and a multi-year plan for
structural pruning.

Structural pruning of our more mature
trees improves air flow and enhances sun
penetration. We’ll finish the last phase of
our four-year project to prune the trees on
East and West Camden (roads) this
December. Next December, we’ll begin a
three-year project for structural pruning on
other streets in Camden Park.
 
Tree health is a major priority, and many
neighbors have expressed concern about
the health and safety of our tree canopy.
Unfortunately, we experienced four severe
storms this year, but Barlett was quick to
respond to emergency work.
 
Removing dead and dying trees is a major
safety concern. We’ll be replacing trees this
fall and winter with Trident maples, which
grow compactly, have brilliant fall foliage,
and better withstand climate change. This
fall, Bartlett will complete the work it began
this summer tip pruning and removing
dead wood from healthy trees.
 
Mulching
Several years ago, we separated mulching
from general landscape management and
hired Atlantic Mulch to spread triple-
shredded hardwood mulch. Because this
kind of mulch is slow to decompose, it
builds up thatch, which reduces rain and
irrigation penetration and promotes runoff.
Atlantic spread a thin, one-inch layer of
triple-shredded hardwood mulch and was
instructed to keep mulch two inches away
from foundations to reduce insect
infestations. We’ll be sending out a
separate mailing in early December with
more information about this year’s
mulching program and a form to opt out.
 

Early in 2022, we received notice from Greenview,
our landscape management firm at the time, that
they were terminating our contract because of
staffing shortages.

According to Greenview, they were losing money
with our contract. Even with their projected
annual increase of more than $50,000, they did
not believe they had the staff to fulfill the contract.

Under the leadership of Landscape Committee
Chair and Camden Park Board Member, Larry
Newlin, a search committee was formed, which led
to our new contract with Bland Landscaping. 

In order to meet Bland’s contract requirements,
the board had to transfer an additional $30,600
from our reserves to our operating account.

Landscape Change Approvals

Our many new neighbors have led the way in
submitting landscape change requests to replace
overgrown shrubs with more attractive, compact
plants.

This past year, we’ve approved 15 landscape
change requests. Removing or structurally pruning
overgrown shrubs and trees may help protect your
foundation and siding as well as bring your
landscaping into appropriate scale.

If you'd like to make changes to your landscape,
click here for the Landscape Approval Form.

Pest Control in Our Squares

For more than a decade, Sawyer Pest Control has
been treating fire ants in our squares four times a
year. Mounds tend to pop up randomly, and we
urge you to check your property regularly.
Unfortunately, fire ants don’t die in the winter.
They like to nest against hard surfaces such as
sidewalks, curbs, and rocks. To treat an infestation
on your property, read this article.

https://files.constantcontact.com/947ae513901/a4268c09-e04f-4bb2-b01e-55738d420696.pdf
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Many of our common areas are in need of
mulching, and the Camden Park Board of
Directors has amended its policy to allow
the use of pine needles in common areas.
The ban on using pine needles around
structures and homes will remain because
of fire hazard concerns. However, you may
use pine needles in your courtyards.

Landscape Improvements
We began some common area re-
landscaping projects this year and have
more planned for 2023.

This fall, we removed the unattractive
muhly grass at the intersection of
Weathersfield and Caswell in West
Camden, one of the gateways into Camden
Park. In addition, the crepe myrtles have
been pruned, river rocks installed on the
Caswell sidewalk for erosion control, and
the entire bed mulched with pine needles.
Unfortunately, a plan to install native
plants with four-season interest has been
curtailed for now because we don’t have an
irrigation source to water new plantings.
 
In South Camden, we removed dead and
dying junipers on the Bladen bank and
replaced them with native, drought tolerant
viburnum hybrids, which will provide four-
season interest. Neighbors will water the
new plantings, especially in the first year.
 
This winter, Bland Landscaping will begin
work on Caswell Square by removing some
of the largest shrubs that impede the view
of the majestic white oaks at the top of the
park, which are among our largest and
oldest trees. More plantings will be added
in spring 2023, especially on the south and
north slopes. The improved landscaping
will further enhance our enjoyment of this
beautiful park. 

Park Benches

We've conducted an inventory of benches in
Camden Park squares to develop a plan for
replacing worn benches with new seating,
potentially funded by memorials and honorariums.

2022 Streets, Utilities, and2022 Streets, Utilities, and
Facilities Projects ReportFacilities Projects Report

Chair: Lee Grier
Committee members: Bert Bowe, Sue
Clark, Frank Griffin, Jim Rudbeck, and
Lowell Smith

Row Repaving & Row Resealing
This year, we repaved Middle Avery Row
between Caswell and Caldwell.
Unfortunately, major problems with the
base caused the final cost to be higher than



the original bid. We’ll have two rows to
repave in 2023 and two in 2024 before we
turn our attention to our streets. 
 
Two years after rows are repaved, asphalt is
resealed, which extends its life. This year,
we resealed North Surrey and North Pender
Rows.   
 
Sidewalks
2022 was the second year of our big push to
address sidewalk issues throughout
Camden Park. All of our projects were
completed by 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 West 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 (Gazebos)
As customary, both Yadkin and Caldwell
gazebos were power washed this past
spring. We’ve started restaining benches in
Camden Park gazebos, which we’ll
complete in 2023.
 
Street Lighting 
The committee continues to address street
lighting throughout Camden Park. We’re
looking at the best alternative as Duke
Power makes changes to its lighting
options.

A Personal Note from Lee Grier

I’d like to extend a special thanks to the SUF
committee members for all their work to make
Camden a safe, comfortable place to live. I’ll be
stepping aside as chair next year, but I’ll continue
to volunteer as a member of the committee.

Thank You, Lee

Camden Park has been extremely fortunate to have
had Lee Grier chair the Streets, Utilities, and
Facilities Committee for the past four years. Lee’s
work ethic, steady hand, and affable nature have
served our community well as he has managed a
vast array of projects and carefully explained
policies and decisions to neighbors, all with a smile
underneath his ever-present Duke hat.

Lee’s sense of humor and even-keeled demeanor
have made him the ideal leader and Camden
Board vice president. We thank him for his service,
and we're glad that he has agreed to remain an
active member of the SUF Committee.

2022 Architectural2022 Architectural
Projects ReportProjects Report

Chair: Judy Thomas
Committee members: Ann DiGiano, Greg
Flood, Mary Henry, and Debbie Liebtag

Twenty-seven architectural improvements
were approved by the Camden Park Board
of Directors in 2022.

There were no official disapprovals
because, in most cases, discussions
between homeowners and the committee
were held before formal applications were
submitted.

Roof replacements: 5
Exhaust & pipe flashing

(photo by AB Bartlett)

Thinking About Power Washing
Your House?

Remember to power wash your home when there
is accumulated dirt and mold, which can damage
your siding. Late autumn is a good time to power
wash before hard frosts set in.



replacement: 1
Solar panel installations: 2
Window replacements: 2
New gutters and downspouts: 3
Whole-house siding replacement: 1
Louvered shutter replacement: 1
Stucco chimney resurfacings: 2
Whole-house generator install: 1
 Courtyard enlargement with a
walking path: 1
Stone border wall replacement for
sloping garden: 1
Picket fence re-positionings: 2
Side trellis installation: 1
Side yard enclosure with picket
fence, gate, doorway, water feature,
stone pavers, & pergola with
requirement of irrigation and
plantings: 1
Front porch ceiling fans: 2
Front porch post replacement: 1

If you need help finding a power washing service,
click here for the Pressure & Window Washing
section of the Fearrington Cares Vendor List.

Only vendors who have been referred by
Fearrington Village residents are on this list, and
vendors do not pay to be listed. Neither
Fearrington Cares nor the Camden Park Board of
Directors recommends specific vendors.

Architecture Modification Request Form
Complete this form if you plan modifications to
the exterior of your home. Be sure to consult the
Camden Welcome Book for details.

2022 Camden Board of Directors2022 Camden Board of Directors

Left to right: Larry Newlin (landscaping),
Judy Thomas (architectural covenants), Lee
Grier (streets, utilities, and facilities), Dan
Freehling (president). Front: Doug Lamm
(secretary-treasurer).
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