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CAMDEN PARK 

Vol. 20, No. 5          December 2016 

 

WELCOME NEW CAMDEN NEIGHBORS 

Ann C. Polk     3 Caswell 

Beth & Harris Cooper  44 Caswell 

Jane Gribbin   16 McDowell 

Betty & Claude Lawrence   2 West Madison 

Janet Jorgenson  10 West Madison 

Arlin & Merilee Bartlett 19 West Madison  

 

LETTER FROM THE PRESIDENT 

Dear Camden Park Neighbors, 

Camden Park, Inc. held our Annual Meeting November 20.  Thank you to those who 

attended, roughly a fifth of our total residents. We appreciate your continued interest in the 

business of our community.  

This Newsletter contains the annual reports of our Board of Directors for those of you who 

did not attend. As you will see this has been a busy year. 

Tom Ludlow, who has been our Secretary/Treasurer for four years is leaving the Board at 

the end of the year.  Charles White was elected to take his place on the Board and Mike Milewski 

was reelected for a second two-year term. Although the Board will not formally elect its officers 

until the first meeting of the New Year, all have indicated their willingness to continue in their 

current positions with Charles taking over from Tom as Secretary and Treasurer.  

At the Annual Meeting we presented Tom with a plaque reading: 

With Great Appreciation 

Camden Park, Inc. 

Recognizes the Outstanding Contributions of 

Tom Ludlow 

To our Community and our Board of Directors 

For his Four years as Director and Treasurer 

November 20, 2016 

 

We thank Tom for his work these past four years. He has carefully looked after our finances 

and been an active and valuable member of your Board. We will miss him!   

As we enter the Holiday Season, let me wish each of you and yours a very Merry Christmas, 

Happy Hanukah, Happy New Year, and Happy Holidays! 

      Best Wishes, 

Michael Hancock 

President, Board of Directors 
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Reports from the Board of Directors 

President’s Message – Michael Hancock, President 

I want to begin my report, by stressing that it is the volunteers who make up your Board and 

its committees, and who help out in many other ways that keep Camden Park the great place it is to 

live. As I have in past years, I want to take a few minutes to recognize them.  

First and foremost are the other members of our Board who, each in his or her own way makes 

the Board work so productively and their committees successful. You will see that from their various 

reports in a few minutes. I look forward to another year working with Lane and Priscilla. I am 

delighted that Mike, whose term is up this year, who has contributed so much to our community in 

leading the Streets, Utilities, and Facilities Committee, has agreed to run for another term to keep 

the good work going.  

Our Camden Park Newsletter is our principal means of communicating with residents 

through the year and I want to thank Barbara and Jim Terry, who edit and publish it.  Unfortunately 

they are not with us tonight but I want to recognize that they do a great job!  

Your Board sponsored brunches at the Gazebos again this year, although unfortunately the 

weather forecast forced us to call off the spring brunch at the last minute. But we did have a great 

brunch this fall. I would like to recognize and thank our Social Chair, Linda Vaughn, for her work 

on these events as well as helping welcome new residents.  I also thank the other members of her 

Social Committee:  Lee McLean, Eileen Linz, Zollene Reisner, June and Eric Kunsman for their 

organization of these events.  Also special thanks to Mary Hancock, and Linda, Don and Tucker 

Corley for their help with the Brunch this year.  Please stand and be recognized for your good work! 

I want to thank the three area coordinators, Bob Goetz, Allen Matlins, and Joanne Pogue, as 

well as the block contacts who deliver our newsletter to you. I won’t name all the block contacts and 

alternates for fear of skipping someone, but we very much appreciate what they do for Camden Park 

as well as the FHA.   Bob, Allen, Joanne, and all our block contacts and alternates please stand and 

let’s give them a round of applause.   

One of the areas we keep trying to improve is identifying and greeting new residents of 

Camden Park. I would like to ask all of you, and especially the block contacts, to send me an email 

when you learn of someone new in your neighborhood. Too often we only learn of a new arrival after 

our community manager receives the closing documents and that can be a couple of months after 

someone has actually moved in.  

 I also want to thank Fred File who maintains the Camden Park portion of the FHA website. 

The website is a reference for our basic documents, including the covenants and by-laws, as well as 

other useful information about Camden Park. We also post there the minutes and financial reports 

of the Board after their approval so that we can be transparent to you and you can keep track of what 

your Board is doing.  Fred, if you are here, please stand and our thanks to you. 

I would like to repeat yet again what I have said each year about the importance of volunteers 

to our community.  Membership on a committee or on the Board requires some work and dedication 

but it does not require such a great deal of time compared with the benefits.  

Volunteers are absolutely vital to the community. I ask each of you, particularly those of you 

new to Camden Park, to think about volunteering for one of our committees, Social, Architectural 

Review, Landscape, Streets, or Financial, or serving on the Board. Next year we will have three 
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expiring Director positions. So I hope some of you will start now to think about how you can serve 

Camden Park.  

 This has been a very busy year for your board with a new landscape maintenance company 

and the start of our row repaving project but I actually have very little to report for myself. You will 

hear more from the other Directors about what has kept them busy. I do want to briefly mention two 

things. 

We started two years ago a blast email system that lets us send out important notices by email 

to all in Camden Park whose email addresses we have through the FHA directory. Beginning next 

year we will be using a new system called VOLO to distribute these emails. You will probably not 

notice any difference but it will be a lot easier for me to organize and send them out.  

I continue to participate in the Council of Presidents, which consists of the FHA President and 

the Presidents of the six service groups in Fearrington. It gives us an opportunity to discuss areas of 

common concern and pick up ideas from one another. One idea that has emerged is greater 

coordination among the various service groups on sources for services and contractors and we will 

be cooperating with the other groups on that.  

 

HRW, Inc - Keli Allen, Community Manager 

Good afternoon!  Thank you for coming to the Camden Park annual meeting.  I recognize 

many of you this afternoon and welcome new owners if this is your first annual meeting in Camden 

Park.   

My name is Keli Allen, and I serve as your Community Manager.  Thank you for giving my 

company the opportunity to manage the day-to-day affairs of Camden Park.  Your board and I have 

an excellent working relationship.  I have worked with this community for 8 years.   

HRW provides a team of professionals to assist you including: 

Our Customer Care Department – the staff is available during regular business hours to: 

1. Answer questions regarding your account such as balance, late fees or notices 

you have received 

2. Assist with automatic draft applications, and 

3. Other general questions regarding Camden Park 

Tiah Gusinsky, my Assistant Community Manager is available to help with more specific 

concerns you may have as it relates directly to Camden Park.  Examples are: 

1. Specific maintenance and/or landscaping requests or concerns 

2. Process architectural and landscaping requests   

3. Tracking of pruning and mulch requests 

We also have a local accounting staff in addition to our Corporate Accounting Department in 

Dallas. 

Please direct all your questions or concerns directly to HRW and not a board or committee 

member.  Our job is to handle the day-to-day operations and allow your board members to 

concentrate on policy and procedures. It also allows us as your management company to track your 

requests and follow up with the appropriate board or committee member, vendor or other individual.    
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The 2017 Annual Assessment letters are being processed now.    For those of you on Automatic 

Draft, you do not need to do anything.  For those who pay by check, a coupon book will be sent to 

you soon for remittance.  If you pay online through your bank, be sure to update the amount effective 

January 1st and include your account number on your check, so that the payments can be posted in 

a timely manner. 

The board and I will be working together to distribute any update pages to your Welcome 

Books in January or February.   

Please continue to report any concerns or direct all questions you have regarding Camden 

Park and its service providers to HRW.  We are here to assist you.   

Finally, I want to extend my appreciation to the board for volunteering their time to serve 

your community.  Each of them deserves recognition for all their efforts to make Camden Park a 

great place to live!   

Thank you and I look forward to working with your community again this year.   

 

Streets, Utilities, and Facilities Committee – Mike Milewski, Chair 

I would like to thank Camden Park residents, vendors, and visitors for their understanding 

and cooperation as we worked on a long list of projects this year. And, of course, my thanks to the 

members of our committee: Mike Hancock (ex officio), Bert Bowe, Sue Clark, Sam Di 

Giambattista, Lee Grier, Jack Hitchcock, David McGrain, Larry Owen, Jim Rudbeck, and 

Therese St. Peter for their time, effort, and support throughout this busy year. Also, none of this 

work would have been accomplished without the ongoing assistance of Keli Allen, our Community 

Manager, Associa/HRW. We especially recognize her work on vetting contractors for liability and 

state tax compliance. A summary of 2016 work follows: 
 

1. Streets/Rows:  

 Uneven sidewalk areas in Camden Park were repaired and/or replaced. This work included 

grinding 15 concrete slabs, jacking 30 slabs, and total replacement with brick of 15 slabs.  

 In May, the Ruston Paving company milled and repaved Middle Gaston row. As our “pilot 

project” it served as a good example of what we could expect in the next 5-7 years as we 

work on future row replacement. Our special thanks to Middle Gaston residents and 

neighbors for your patience and cooperation during our first repaving project. And thanks 

to Joe Brown, “Plantsportation,” for his diligent work on the landscape prep and post work 

in the row. 

 We anticipate having a new contract in place in early 2017 for the next asphalt project on 

North Gaston row and the north side of McDowell Square. This project is scheduled for 

May 2017. The funds for this capital work will come from our Reserve Fund. 

 Asphalt crack filling and patch work was completed in East and West Camden, and we 

seal-coated two areas in West Camden along West Madison and around Caldwell Square. 

 Storm drains on Macon, Bladen, East Camden Street, and McDowell Square were cleaned 

out. 

 We power washed 12 sets of brick steps and 7,000’ of sidewalk throughout the Camdens. 

The remaining 12,000’ of sidewalk is expected to be power washed before the end of this 

year.  
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 Our committee reviewed the “Proposal for Full Reserve Study,” which is a five-year review 

of the capital Reserve Fund.  
 

2. Utilities: 

 Duke Energy replaced missing street light base collars throughout East and West Camden. 

Numerous street light outages were reported to them during the year. 

 County water meter control boxes in the Camdens were inventoried as to location and 

condition. 

 We inventoried 25 Camden Park fire hydrants and our contractor prepped and painted 

them. 
 

3. Facilities: 

 The Camden Park mail kiosk general maintenance contract was renewed for 2016 and the 

annual inspection took place in January. We completed painting the exterior trim 

clapboards and repair of the cupola. Both gazebo walkways are scheduled to be cleaned 

and sealed. The wood shingle roof on the Caldwell gazebo is also scheduled to be 

washed/sealed by year’s end. 

 Our annual standing agreement for garbage/recycling and the contract for fire ant control 

in the common areas were also renewed. 

We continue to plan other projects for next year: asphalt patching and crack filling of 

selected roads, replacement of sidewalk sections in East Camden, power washing of street curbing 

throughout the Camdens, replacing the mail kiosk shutters, further study of South Camden’s 

Scotland Park use and wall repair, and as needed, other routine maintenance issues. 

 

Financial Report - Tom Ludlow, Treasurer 

Good afternoon.  My name is Tom Ludlow and I will be reporting on our homeowner 

association’s financial activity and news.  This will include our preliminary 2017 budget that was 

provided to all homeowners.  Know that a complete and final report of our 2016 finances will be 

issued this January.  It will be published in the Camden Park Newsletter and also on our website, 

www.fearringtonfha.org, Camden Park portal.  Our monthly Financial Reports and Board Meeting 

Minutes are also posted there. 

 The 2017 preliminary budget was prepared pursuant to an analysis of 2016 data and new cost 

information.  For the income portion of the new budget the Board calculated and adopted a monthly 

residential assessment of $180, a dollar more than this current year.  This increase is based on the 

increase in the Consumer Price Index. The total amount of residential income projected for 2017 is 

$503,280, an increase over this year of about one half of one percent.  And the total amount of 

operating budget income, with the addition of expected income from our spring and fall brunches, 

will be $503,980. 

Before continuing with the 2017 expense budget, let’s look at how we are doing with our 

expenses this current year.  If you compared the first and second columns you may have seen that, in 

a number of categories, the amount we budgeted is the same as what we project to be our annual 

expenses.  This is true, for example, with such contracted expenses as trash and recycling (just over 

$47,000), grounds and landscaping (about $130,000) and management fees (a little over $16,000).  In 

two line items, namely insurance premiums and taxes, we spent a little more than we budgeted.  But 

http://www.fearringtonfha.org/
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in every other expense category we spent less.  Our total operating expenses budget in 2016 is 

$501,184.  By the end of this year we anticipate spending $478,261, about $23,000 less.  This gives us 

a cushion to pay for unexpected expenses, and, as you know, any money unspent from this year’s 

budget will go into reserves.  

Now let’s look at our proposed expense budget for 2017.  You can see that we anticipate spending 

the same amounts for 2017 as we did in 2016 for nearly every expense category.  There are some 

exceptions, and I will highlight several: 

a. Under Administrative Expense, you will see, in line 5105, that we have budgeted $2800 for 

another reserve study. The last one was done in 2013.  The cost of this reserve study is the 

primary reason for the 34% increase in the 2017 budgeted expenses listed under 

Administrative. 

b. Under General Maintenance, Paving Improvements, line 6760, there is an 8% decrease to 

$35,000, keeping in line with the lower than expected expenditures this year.  Why is this, you 

ask, since we repaved Middle Gaston this year?  The answer is that the $65,700 cost of 

repaving this alley came out of our reserves. The $35,000 will pay for street repair and 

maintenance needed to keep our alleys in good enough shape to prevent the more costly total 

resurfacing.   

c. Also under Administrative Expense, Audit and Tax Services, line 7000, you will see that we 

are budgeting $2450, an 880% increase over the $250 budgeted this current year.  The reason 

for this increase is that we plan to schedule an audit, as we had done two years ago, because 

we think it is a good financial practice. The Audit of 2014 revealed no problems but did result 

in several small accounting changes.  The most important of these changes was to stop carrying 

our gazebos as assets since we cannot in fact move them or sell them. 

  As you probably know, for the past few years we have used some of our income from 

residential assessments to increase our reserves.  For 2017 we anticipate that we will be able to 

transfer from our operating budget to our reserves the amount of $101,520.  You will see this under 

“Other Expenses”, Transfer to Reserves, line 9105.   

With regard to the 2017 expenditure budget, our total operating expenses are estimated to be 

$503,980, the same as our expected income.   

As of October 31, 2016 we had $433,193 in our reserves.  Our reserve expenses are yet to be 

determined but should be approximately $70,000 for row resurfacing.  Also we have begun to 

accumulate reserves for landscaping, currently $10,000, looking toward the eventual cost of tree 

replacement and other landscape needs.  How much, if any, of that is to be spent next year is yet 

unknown. 

The question on my mind each year at this time is whether or not we will have enough in 

reserves to pay for the eventual repaving of all our alleys and roads.  Personally I have become 

optimistic that we will have sufficient reserves.  But we will have a better idea after we get the results 

of a new reserves study next year. 

  And so on this optimistic note I conclude my report.  Since I am retiring from the board at the 

end of this year, I thank you for the opportunity of serving as your Treasurer for these past four 

years.  Also I want to thank the members of the Finance Committee: Charles White, who has agreed 

to replace me on the board, Hank Flynn and David McGrain.  I know that my successor will do a 

great job and I will be glad to continue to be of service to the new treasurer in any way possible.  
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Architecture Review and Covenant Concerns Committee - Lane Cooke. Chair 

As Chair of the Architectural Review and Covenants Concerns Committee, I would like to 

first thank the committee members who served their community this past year on this committee: 

Anne Wrigley, David (Smiley) Miller and Ian Dunn. We also welcome a new member for next year, 

Therese St. Peter.  

In the first eleven months of 2016 the Camden Park Architectural Review and Covenants 

Concerns Committee received a total of 32 applications. The Committee and the Board approved 

twenty-eight applications and denied four. The Committee and the Board took the following actions 

in the eleven months between January 1, 2016 and November 20, 2016: 

 Seven replacement roofs were approved; four in West Camden and three in East Camden. 

 Three front doors were approved for new colors in West Camden. 

 One home was approved for new shutters color in West Camden. 

 One wooden fence application in West Camden was denied and an amended application was 

approved. 

 One wooden fence application in West Camden was denied. 

 One metal yard edging was approved on a homeowner’s property in East Camden. 

 One metal yard edging was denied on common property in East Camden. 

 One new pierced brick wall in West Camden was approved. 

 One chimney painting was approved in East Camden and one new chimney was approved in 

West Camden. 

 New gutters were approved for one home in East Camden. 

 One home was approved for repainting of the original exterior color in East Camden. 

 One new patio door was approved in South Camden. 

 One screened porch conversion to a sunroom was approved in East Camden. 

 Two solar tubes on one home in East Camden and one tube on a home in South Camden were 

approved. 

 One solar attic fan on a home in East Camden and two attic fans on one home in South 

Camden were approved. 

 One railing on one home's front steps was approved in East Camden. 

 One new front door was approved in East Camden. 

 One new front gate was approved in West Camden. 

 One application for brick steps on common property was denied in West Camden 
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Landscape Committee - Priscilla Shows, Chair 

  Well, this year has certainly been one of transition and changes.  In January, we welcomed 

our new Landscape contractor, GreenView Partners with Eric Daughtry as our manager as well as 

Atlantic Mulch with Andrew Harkins as our manager there. This is the first year that we have 

separated the mulch contract from the landscape contract and it seems to have worked very well for 

us.  As a matter of fact the mulch contract came in at a savings of almost $11,000 less than what was 

estimated!  At the beginning of the year we had a few minor foul ups - confusion over the date of 

Christmas tree pick-ups; too much mulch on the trees - which were quickly rectified by both 

companies.  They have both been a pleasure to work with and extremely responsive to requests. 

This summer was especially hard on our grasses here in the Camdens.  Those homes with 

southern exposure lost grass due to the ongoing heat, brown patch and lack of rain during the 

summer.  And speaking of grass we continue to have problems along East and West Camden 

especially due to the tree roots which win the battle for moisture and nutrition over the grass.  We 

have tried, at the suggestion of our landscape manager, on a small scale, to try a variation of materials 

in the most challenged areas.  Rather than re-sodding the areas where grass is the thinnest, we have 

mulched the areas - take a look at the first block of Caswell on both sides as well as the east side of 

the first 20’ of Yancey.   

Regarding our trees, we have removed 5 Maple trees (at 28, 30, 32, and 24 Caldwell and 13 

W. Madison) to be replaced with more Maples.  In addition, we have removed 5 Sycamores around 

McDowell Square and plan to replace with flowering Cherry trees, of which there are already some 

on McDowell. 

The outstanding Landscape Committee (David Macksam from South Camden, Libby Wilkie 

from East Camden and Kristi Kerins from West Camden) have been hard working during the year 

planning the renovation of a number of corners (i.e. East Camden and E. Madison; top of N. Surrey 

Row and McDowell; N. Avery Row and Caswell).  At the corner of Yancey and N. Surrey Row, 

Greenview shaved down a small hill (because the soil was running into the sewer with every rain) and 

planted with junipers and mulched to correct the problem.   Because of an aggressive root system of 

a tree at 8 Caldwell we followed Bartlett Tree’s recommendation of removal and replaced with sod 

and a Crepe Myrtle.   

 In addition, we have contracted to have a number of stumps removed from Weathersfield, as 

well as one to be ground along the Weathersfield berm. 

The Landscape Committee has also planned a small pollinator Garden in the garden area in 

front of 15 Bladen, as well as adding pollinator plants in both East and West Weathersfield. 

 Please note:  In this final newsletter of the year is the PRUNING/MULCHING 

FORM!  Please fill out with your request.  If nothing is received, then the default will be 

to have your home mulched and pruned! 

 

 

 

 

Editors:  Jim & Barbara Terry  
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PRUNING AND MULCHING REQUESTS FOR 2017 

FOR ALL CAMDEN PARK RESIDENTS 

 
PLEASE CIRCLE YOUR CHOICES BELOW AND FILL OUT YOUR NAME AND STREET 

ADDRESS AND RETURN TO: 

 

PRISCILLA SHOWS 

1077 FEARRINGTON POST 

PITTSBORO, NC 27312 

 

For residents of West Camden, please return the form to Kristi Kerins at 33 Caswell Sidewalk. 

 

For residents of East Camden please return the form to Libby Wilkie at 8 McDowell. 

 

For residents of South Camden please return the form to David Macksam at 15 Bladen. 

 

For residents who want to email this form - underline your preferences; list your name AND 

address and email to priscillashows@nc.rr.com . 

 

 

 

ALL PRUNE      ALL MULCH 

 

 NO PRUNE       NO MULCH 

 

 
Name:  ______________________________________________________________________ 

 

Street Address  (not lot # nor mailing address please): 

 

 ________________________________________________________________________  

 

 

Please direct your questions to:  Priscilla Shows 

(919) 533-6761 or priscillashows@nc.rr.com 

 

 

DEADLINE FOR RETURNING YOUR FORM IS DECEMBER 20, 2016. 

 

 
NOTE:  Owners are responsible for keeping their own shrubs and/or trees pruned in a timely 

manner if you choose not to have the contracted landscaper perform this service. 

mailto:priscillashows@nc.rr.com
mailto:priscillashows@nc.rr.com

