
 

 

Minutes of the Quarterly Meeting of the Board of Directors, Friday, March 10, 2023 

10:00 AM | Meeting called by Gregg Pitman 
Held at 30 Muirfield Ln, Unit 13 (Fitzpatrick) 

Board Members 

Gregg Pitman, Pres., 3 Muirfield Ln. Unit 27 
Bob Fleck, Treas., 10 Highland View Ln. Unit 32 
Bob Fitzpatrick, Sec., 30 Muirfield Ln. Unit 13 
Kate Coupe, 9 Troon Terrace Unit 17 
Jan Panagoulis, 43 Wedgewood Dr.  Unit 1 (excused) 

Management (Lincoln Condominium Management Group, LLC)     (603) 960-9061 

Nancy Ehlers, Owner 
John Carpenter, C.P.A.A 

Association Members 

Paul Beck, 31 Muirfield Ln. Unit 14 
Judith Gooch, 13 Muirfield Ln. Unit 23 
Ron Snyder, 6 Highland View Ln. Unit 30 
Bob Tuveson, 4 Highland View Ln. Unit 29 
Cindy White, 18 Fairway Dr. Unit 8 

Guest 

Jack Evans, State Certified Water Contract Service Provider, 107 Hardhack Rd. Holderness, NH  

Agenda 

Welcome and Call to Order        Gregg Pitman 

• The meeting was called to order at 10:07 AM 

Agenda Adjustment 
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• Gregg requested that we allow our guest, Jack Evans, to give his analysis and report of our water 
situation as the first order of business to avoid unnecessarily detaining him throughout our meeting.  
This item is moved here from “New Business.” 
 

• The Dirty Water Problem:  Some units have been experiencing a “dirty water” problem for years 
which has worsened recently.  The water in some units is visibly discolored.  This discoloration can 
be evidenced by residue accumulating in water filters, turning them from white to quite nearly 
black in a matter of weeks or less.  This discoloration is contrary to the expectation that a filter 
would be effective for several months or more.  (See fig. 1 below)    
 
Jack Evans, our local state certified water contract service provider, was asked to investigate, report 
findings, and make recommendations. 
 
Mr. Evans reassured the group that the quality of the water coming from the wells is “very clean”  
and safe.  He reported that both wells tested clean for bacteria.  Mr. Evans also informed the 
group that the quantity of water being realized, 28 gallons per minute, is “very good.” However, he 
reported that while the quality of our water is clean and safe, the presence of iron in these isolated 
cases should be considered unacceptable.   
 
Mr. Evans’ testing revealed the output from well number 1 registers 0.22 milligrams per liter for iron, 
and the output from well number 2 registers 0.28 milligrams per liter for iron.   Readings exceeding 
0.3 milligrams of iron per liter are considered objectionalble.  Disturbingly, Mr. Evans informed us 
that the iron level in the problem units is as high as 89.6 milligrams per liter—about 300 times 
higher than the amount generally considered acceptable. [The State of NH environmental fact 
sheet.] 
 
Judging from which units are affected, the trouble appears to be occurring in the water line 
somewhere before it reaches Troon Terrace.  The current guess is that there may be a leak or 
some other problem in a pipe.  However, locating the problem will not be possible until warmer 
weather allows for digging if that is necessary.  We won’t know for sure without further 
investigation. 
 
The bottom line is that we must find the cause of the problem.  The plan as of now is to follow Jack 
Evans advice to keep track of the wells’ gallons per minute output.  We will determine if it’s 
necessary to contact the state Department of Environmental Services for expert intervention.  Mr. 
Evans advised us that the state would be likely to “want a tank check” which can be “expensive” 
and may limit access to water for a few days.  Our property manager, Nancy Ehlers recommends 
looking for the leak sometime this month as a first step.  Ron Snyder suggests putting a meter on 
the distribution side.  Finally, Ms. Ehlers asked Jack Evans to get a quote from the state regarding 
possible remediation. 

Approval of the Minutes of the December 12, 2022, BOD Meeting  Gregg Pitman 

• The board requested that minutes include the names of association members in attendance. 
o Bob Fleck motioned to approve the minutes with the recommended addition. 
o Kate Coupe seconded the motion. 

https://www.des.nh.gov/sites/g/files/ehbemt341/files/documents/2020-01/dwgb-3-8.pdf
https://www.des.nh.gov/sites/g/files/ehbemt341/files/documents/2020-01/dwgb-3-8.pdf
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o 4 Ayes / 0 Noes 
The minutes were accepted as amended.  (Attachment A: Approved Minutes of the 
12/12/2022 BOD Meeting) 

 

Report of the President        Greg Pitman 

• Transitions were the key activities since our last board meeting. 
o We have moved our grounds maintenance contract from Three Lakes Landscaping to 

Micah’s Property Maintenance, 143 Peppercorn Rd., Ashland, NH. 
o We have moved our condominium management from Moriarty Management Co., Campton, 

NH (MMC) to the Lincoln Condominium Management Group, LLC, Campton, NH (LCMG).  (See 
“Management Report” below) 

• Problems persist from our association with Moriarty Management Company (MMC) since ownership 
of that company changed hands. {Note: Moriarty Management Company is now a part of Advantage 
Property Management headquartered in Amesbury, Massachusetts.] 

o There was a surprise $20,000 invoice from P.R.E.P. Contractors, LLC, Plymouth, NH.  This was 
$5,000 more than authorized or budgeted.  Whether through indifference, incompetence, 
or negligence, MMC failed to monitor either PREP’s work or their expenditures.  President 
Pitman contacted both MMC and the Highland board members about the overspending.  
MMC denied any responsibility and shifted the blame to LCMG.  Gregg requested a detailed 
list identifying what work had been done and on which units.  The resulting list failed to 
provide sufficient information.  Ultimately, in part due to the cold weather, the work that 
PREP had begun was not finished.  Painting, for example, has been left undone.  After much 
discussion, Nancy Ehlers (LCMG) suggested we pay the $20,000 for the work done.  And, 
while we still need to try to reconcile PREP’s work with our continuing needs, the board 
agreed to cease arguing about responsibility and move on.  We’ve amply noted our 
dissatisfaction with MMC and PREP, and we now contract with different agents. 

• Failure of our Spillway Dam 
o Members will recall the extreme rains that fell the days before Christmas, 2022.  This caused 

a dramatic dam failure on Christmas Eve. (See fig. 2) Last year, repair of the dam had been 
organized by Ron Snyder and executed by Frank Tilton of Pike Industries, Belmont, NH.  As 
the dam’s Christmas Eve failure constituted an emergency requiring immediate action, Pres. 
Pitman authorized Ron Snyder to oversee the reconstruction just as he had arranged for it 
the previous repair.  Ron Snyder reported that due to the state’s involvement with last year’s 
repair, our request to use larger stone to mitigate future problems wasn’t allowed.  This 
time, the repair was made with 18” riprap stone.  [Riprap describes a range of rocky material 
placed along shorelines, bridge foundations, steep slopes, and other shoreline structures to 
protect from scour and erosion. Rocks used range from 4 inches to over 2 feet.]  Mr. Snyder 
reported that since Pike Industries had done the repair last year, they chose to charge only 
for materials and the excavator.  The total cost was $3,850. 

• Dealing with Snow and Our New Maintenance Contractor 
o Our new property maintenance contractor, Micah Mickelboro of Micah’s Property 

Maintenance bought a Kubota snowblower for his exclusive use at Highland Colony.  It is 
kept on our property in the parking area next to the tennis court.   

https://www.adpminc.com/
https://www.adpminc.com/
https://www.ayresassociates.com/what-is-riprap-and-why-it-rocks/
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Once the snowplow completes its work, Leon II, uses the Kubota snowblower for final 
cleanup.  [Note: Leon II is the father of Leon III who is the crew manager for Micah’s Property 
Maintenance.]  During our most recent storm, Micah’s shovelers did not show up for work.  
Leon II tries to complete the job as fast as he is able, but with limited assistance, this makes 
for a very long day and a lengthy snow removal process.  Please be supportive of Leon who 
has been extremely responsive to members’ requests.  Nancy Ehlers has contacted Micah 
Mickelboro when there have been remediable problems.  We are aware of the hiccups with 
our new contractor, and we hope members will be patient until Micah’s establishes a 
workable routine.  Micah’s service is not expensive, which makes us hesitant to cancel the 
contract without being certain of a better option.  Paul Beck commended the work of Micah 
Property Maintenance, singling out Leon’s work and attitude as exemplary.   
 
Nancy Ehlers is investigating related snow issues, such as whether more roof raking is 
necessary.  We appreciate her attention to these details.  

• New Association Members 
o The update of new members appeared on the agenda but was not mentioned and will 

reappear on the agenda for our next meeting. 

Financial Report      John Carpenter/LCMG & Bob Fleck, Treas. 

• The transition from Moriarty Management Company to the Lincoln Condominium Management 
Group, LLC, has been particularly difficult owing to what our new manager, Nancy Ehlers (LCMG), 
referred to as the “utter chaos” of their record keeping.  It should be noted that Lincoln 
Condominium Management Group has not disparaged MMC but has expressed dismay at the lack 
of organized and timely transfer of the financial information needed to establish our accounts with 
her group. 

• John Carpenter, C.P.A. Lincoln Condominium Management Group, LLC, distributed the “Highland 
Colony Homeowners Association Balance Sheet” (Attachment B) and the “Profit & Loss Budget vs. 
Actual – July 2022 through February 2023” reports (Attachment C).  Mr. Carpenter included the 
following comments along with his report: 

o Highland Colony’s financial records have been transitioned to QuickBooks and reflect 
financial activity of the last eight months. 

o We are “on track” and all bills are being paid as they come.  A most recent bill was for the 
association’s insurance policy. 

o There has been a problem securing appropriate tax information records for which it appears 
MMC has not kept backup copies.  Ms. Ehlers has contacted our lawyer to resolve this 
problem. 

o Association dues are handled through the management and are not routinely reviewed by 
the board unless a problem occurs.  Following Ms. Ehlers’ advice, the board agreed to 
placing a lien (at the discretion of the board and LCMG) on any properties whose 
association dues are in arrears. 

o Since there was no specific line item in the budget for the repair of the dam, Mr. Carpenter 
listed that cost under line item 8022-Roadway Repair. 

o While our reserve funds, managed by Vanguard Money Markets, are in the name of 
Highland Colony, Moriarty Management is still getting the statements.  Moriarty currently 
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has signing authority.  John Carpenter reported some withdrawals for which there is no 
record.  Mr. Carpenter says the amounts are not large and don’t reflect a need for serious 
concern.  Such unaccounted expenditures will not occur in the future. 

o Nancy Ehlers expressed her intention to build on the work of Bob Fleck and Bob Tuveson to 
formalize our future financial needs and goals.  Lincoln Condominium Management Group 
will create a five- or seven-year-plan to present to the board at a future meeting.  The plan 
will include scheduled maintenance goals, estimated costs, and dates.  

• Our new management company, Lincoln Condominium Management Group, requires a motion to 
appear in these minutes authorizing Nancy Ehlers to consolidate our money under their 
management.  

 

 

• The financial report was accepted as given with an expression of appreciation to John Carpenter. 

Management Report  Nancy Ehlers, Lincoln Condominium Management Group, LLC 

• This management report covered a lot of ground relating to association maintenance affairs; this 
list is a summary of issues, accomplishments, and needs.  The board noted with appreciation the 
depth and breadth of efforts made by our new management in the three months they have been 
associated with Highland Colony. 

MOTION: 

The Highland Colony Homeowners Board of Directors authorizes the closure of 
its Vanguard Money Market account, now held in the name of Moriarty 
Management Company; furthermore it authorizes that that money be 
transferred to a new account to be opened by, and held under the 
stewardship of, the Lincoln Condominium Management Group, LLC.—that  
money to then be used exclusively for the financial needs of Highland Colony 
Homeowners Association as specifically authorized by its Board of Directors.  

 

Moved:    Bob Fleck, Treasurer 

Seconded:    Kate Coupe 

Ayes: 4 

Noes: 0 
 

The motion passed unanimously. 
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o Ms. Ehlers continues to work with Melissa, Derrick, and Chris of Moriarty Management Co. to 
try to complete the transition to Lincoln Condominium Management Group.  The former 
owner, David Moriarty, has been helpful in these efforts. 

o Management has actively pursued resolving the “dirty water” issue, updating the water plan, 
securing the permit to operate our water system, and getting the annual update of our 
water quality. 

o Management has repaired the lights at the pumphouse.  And Ms. Ehlers has repaired and 
replaced the damaged pumphouse door with a door she has donated (from her own 
garage). 

o Management has examined the property and marked water shut offs.  There will be more 
information on this at our next meeting. 

o Ms. Ehlers has updated the “Condominium Rules and Regulations.”  These have been 
posted to our website:  www.highlandlinkscolony.com The password to access the 
“Member Information” pages is Prospect. 

o Discussion covered issues relating to our Vanguard Money Market account (also discussed 
earlier in the meeting). 

o Discussion continued coverage of issues relating to P.R.E.P   
o The association can look forward to a five-year budget-and-maintenance plan. 
o Management discussed its review of what repairs have or should have been made to 

property units and the arrangement of priorities. 
o Ogden Construction [60 Thompson St., Ashland, NH, (603) 455-7640] has been contracted to 

evaluate and estimate needed repairs and costs regarding unit decks.  Ms. Ehlers indicated 
her initial attention has focused on needed repairs for our clubhouse. 

o We have a new official address:  Highly Colony Homeowners Association, PO BOX 400, Plymouth, 
NH 03264. 

o Nancy Ehlers also gave even more specifics regarding the transition from Moriarty 
Management Co. to Lincoln Condominium Management Group, LLC. 

Old Business 

• Several subjects were mentioned briefly following up on questions raised in the Reports section of 
our last meeting: 

o An update of the transition to Micah Maintenance Management was covered earlier in the 
meeting and is recorded above. 

o Differences between the approved budget and the expended budget was covered earlier 
and appears in the “President’s Report” section of these minutes. 

o There was a question of the exact amount of the grounds budget that was estimated at 
$44,000.  That amount is itemized in the budget handout from John Carpenter and actually 
totals about $45,000 annually ($3,750 per month).  Refer to the attached budget handouts 
for details. 

o There was a question about the annual management fee.  That fee is $16,500 and is broken 
out by month in line item 5000-Maintenance Fees.                

o Updating the association’s legal documents remains unaddressed.  Bob Fitzpatrick and Kate 
Coupe agreed to review the existing documents to get a head start on this project before 
meeting with our lawyer.  No completion date was assigned. 

http://www.highlandlinkscolony.com/
https://www.google.com/search?q=ogden+construction+group&rlz=1C1CHBF_enUS920US928&ei=3csMZIst0Jim1A_spoP4AQ&gs_ssp=eJzj4tVP1zc0TMuurEy2qDRTYDRgdGDwkshPT0nNU0jOzysuKSpNLsnMz1NIL8ovLQAAOGUO5Q&oq=ogden+construction&gs_lcp=_BCSAQQ1LjEzmAEAoAEBwAEB&sclient=gws-wiz-serp
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• Several subjects were mentioned briefly following up on questions raised in the New Business 
section of our last meeting: 

o The new management contract is attached.  (Attachment D: Highland Colony Management 
Proposal) 

o We have formally welcomed Lincoln Condominium Management Group, LLC as our new 
management company. 

o John Carpenter, CPA for Lincoln Condominium Management Group, has completed our 
financial audit, and it was discussed in the “Financial Report” section of these minutes. 

o An owner’s list was sent by Ms. Ehlers reflecting updates reported from her survey of 
members.  Due to an incomplete response, some of that information is still inaccurate.  Bob 
Fitzpatrick will make another attempt to complete an accurate owners’ directory based on 
available data. Please verify your information and send corrections and suggestions to Bob 
Fitzpatrick I93.exit25@gmail.com  

o The association’s website has been updated, but more remains to be done.  Please verify 
your information and send corrections and suggestions to Bob Fitzpatrick 
I93.exit25@gmail.com   

o The www.highlandlinkscolony.com “Member Information” pages password is Prospect   The 
URL has yet to be changed to reflect our association’s “new” name.  

New Business 

• The issue of Delinquent Member Dues was covered earlier in the “Financial Report” section of these 
minutes: “Association dues are handled through the management and are not routinely reviewed 
by the board unless a problem occurs. “Following Ms. Ehlers’ advice, the board agreed to placing a 
lien (at the discretion of the board and LCMG) on any properties whose association dues are in 
arrears.” 

• Discussion of a spring “walk around”  (to identify property needs such as repairs, etc.) did not occur, 
but informal discussion among board members has implied the “walk around” might not be 
necessary since Nancy Ehlers has this well in control. 

• “Condo Regulations”  was covered in the management report: “Ms. Ehlers has updated the 
Condominium Rules and Regulations.  These have been posted to our website:  
www.highlandlinkscolony.com  Again, the password to access the ‘Member Information’ pages is 
Prospect.”  

Announcements 

• Perhaps due to the time of day and the length of the meeting, no announcements were 
forthcoming.  Should they arise, crucial announcements will be sent via email and posted to the 
website. 

Adjournment 

The meeting adjourned at 12:16 PM. 

Respectfully submitted, Robert Fitzpatrick, Secretary. 

 

mailto:I93.exit25@gmail.com
mailto:I93.exit25@gmail.com
http://www.highlandlinkscolony.com/
http://www.highlandlinkscolony.com/
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December 12, 2022, Board of Directors Meeting Minutes  
(Amended and approved 3/10/2023) 

December 12, 2022 | 10;00 AM |  
Meeting Called By Gregg Pitman 

The meeting was held at the home of Jan Panagoulis, 43 Wedgewood Dr., Unit 2 

Board members: 

Gregg Pitman, Pres., 3 Muirfield Ln. Unit 27 
Bob Fleck, Treas., 10 Highland View Ln. Unit 32 
Bob Fitzpatrick, Sec., 30 Muirfield Ln. Unit 13 
Kate Coupe, 9 Troon Terrace Unit 17 
Jan Panagoulis, 43 Wedgewood Dr.  Unit 1 

Association Members: 

Steve Kelly, 7 Muirfield Ln., Unit 25 
Cindy White, 18 Fairway Dr., Unit 8 
Sara Johnston, 7 Troon Terrace, Unit 18  
Ron Snyder, 6 Highland View Ln., Unit 30 
Eileen Shaw, 9 Troon Terrace, Unit 16 
Bob Tuveson, 4 Highland View Ln., Unit 29 

Welcome and Call to Order 

The meeting was called to order by Gregg Pitman at 10:12AM 
 

• Agenda adjustment: 
• PREP is on site for rot repairs.  Members expressed concern that 

there is no communication between the Board and PREP 

 

 

 

 
 

Greg Pitman 

Reports 

• President’s Report (Attachment A, and Available on the Highland 
Colony Website) 

• Micah Management has replaced Three Lakes for grounds 
management. 

• Treasurer’s Report (Available on the Highland Colony Website) 

  

Greg Pitman 

 

Bob Fleck 
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• Bob expressed concern that there are slight differences between 
the approved budget and the expended budget: 
Attention drawn to painting budget. Specific attention drawn to the 
Maintenance.  Attention drawn to “Aging Report” There are 
questions about this.    

• Bob reported that otherwise the report shows we are in pretty 
good shape. 

• Grounds budget is now $44,000 per year. 
• Management fee is expected to increase this year.  
• Although the report appears reasonable, Bob is not prepared to 

ask approval of the budget report as he received it.  Accepted as 
given. 

 

 

New Business 

• Update on Management Company contracts (G.P) 

Motion:  Not to renew the contract with Moriarty 
Management on 12/31/2022. ( A contract termination in 
keeping with the existing contract requires 60 days’ notice). 
Moved by GP seconded by JP. (Year) $9,600 

(Yes 5: No 0) 

Motion Passed 

• `Motion: To sign a contract with Nancy Ehlers of Lincoln 
Condominium Management Group, LLC  (two year $16,500) 
Moved by GP seconded by JP 

(Yes 5; No 0) 

Motion Passed 

• Updating Condominium Legal Documents (R.Fitz) 
o Motion: To consult with Nancy Ehlers to find and hire a 

lawyer specializing in condominium law and to hire this 
lawyer to review and update all of our association’s legal 
documents.  Moved by RFitz seconded by GP) 

(Yes 5; No 0) 

Motion Passed 
 

• Adoption of BOD Code of Ethics (Attachment B) (R.Fitz) 
o Motion: To adopt the attached Code of Ethics.  Moved by 

RFitz seconded by KC.  
(Yes 5; No 0) 
Motion Passed 

  

  

Announcements  
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We will ask the new management for a financial audit.  Nancy indicated 
that that was part of their process in taking on new associations. 

The secretary doesn’t have a complete accurate list of association 
members with their emails and phone numbers. 

 

Adjournment 

Meeting adjourned at 11:53 

  

  

 

Attachment A 

President’s Report 
Board of Directors Quarterly Meeting 

December 12, 2022 

 

Over the past few months, the Board has worked to assure our community has the best tools possible to 
manage our affairs. 

Replaced 3 Lakes with Micah Property Management to handle landscaping and winter snow removal.  The 
transition was a bit shaky with fall cleanup at the end of October and the need to hire additional help to 
remove leaves around Fairway.  Thanks to Bob Fitzpatrick, a reasonable alternative was found to provide 
this service.  With the first snowstorm came the transition with Micah and a better understanding of what 
was needed for cleaning up after a winter storm.  Fortunately, we haven’t needed these services since 
then and will be watching to make sure Micah follows through to the satisfaction of our owners.  He has 
purchased a tractor with a snow blower for use at Highland Colony and it is sitting under cover in the 
parking area by the tennis court.  

Speaking of the tennis court.  A BIG shout out to Ernie Coupe and his team for the repairs of the tennis 
court surface.  This work saved our association from having to hire out the project. 

The Board is still working with our management company to figure out the water problems that many 
owners are encountering with sediment clogging filters and discoloring appliances.   It is a concern that 
needs to be dealt with and a solution found to provide clean drinking water to all homeowners. 

The fall repairs to our property for rot repair have not gone as we had hoped.  The company hired to 
provide these services has continually pushed further and further in the future.  Our management 
company has been unable to get many of the projects on our maintenance list accomplished over the last 
two years.  This summer we had two units painted and one unit reroofed.  This is far from what we had 
wanted to accomplish. 
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Which leads me to the last part of this report.  Due to our dissatisfaction with our current management 
company over the last few years since it was sold to a new owner, the Board searched for an alternative 
to manage our affairs at Highland Colony.  This fall an alternative was found in a highly recommended 
management company in Campton under the leadership of Nancy Ehlers.  After an interview and due 
diligence, the Board worked with the Lincoln Condo Management Group to draw up a contract between 
us.  We’ll be reviewing this proposal at our meeting today and taking a formal vote on making this change. 

 

 

 

 

 

Attachment B 

Model Code of Ethics  

Board members should:  

1. Strive at all times to serve the best interests of the association as a whole regardless of their personal 

interests. 

2. Use sound judgment to make the best possible business decisions for the association, taking into 

consideration all available information, circumstances, and resources. 

3. Act within the boundaries of their authority as defined by law and the governing documents of the 

association.  

4. Provide opportunities for residents to comment on decisions facing the association.  

5. Perform their duties without bias for or against any individual or group of owners or non-owner 

residents. 

6. Disclose personal or professional relationships with any company or individual who has or is seeking 

to have a business relationship with the association.  

7. Conduct open, fair, and well-publicized elections.  

8. Always speak with one voice, supporting all duly adopted board decisions—even if the board member 

was in the minority regarding actions that may not have obtained unanimous consent.  

Board members should not:  

1. Reveal confidential information provided by contractors or share information with those bidding for 

association contracts unless specifically authorized by the board.  

2. Make unauthorized promises to a contractor or bidder.  

3. Advocate or support any action or activity that violates a law or regulatory requirement.  
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4. Use their positions or decision-making authority for personal gain or to seek advantage over another 

owner or non-owner resident.  

5. Spend unauthorized association funds for their own personal use or benefit.  

6. Accept any gifts—directly or indirectly—from owners, residents, contractors or suppliers.  

7. Misrepresent known facts in any issue involving association business.  

8. Divulge personal information about any association owner, resident or employee that was obtained in 

the performance of board duties.  

9. Make personal attacks on colleagues, staff, or residents. 

10. Harass, threaten, or attempt through any means to control or instill fear in any board member, owner, 

resident, employee, or contractor.  

11. Reveal to any owner, resident or other third party the discussions, decisions and comments made at 

any meeting of the board properly closed or held in executive session. 

Source: G2G_ModelCodeEthics.pdf (caionline.org)  [Community Associations Institute] 

 

https://www.caionline.org/HomeownerLeaders/ResourcesforHomeownerLeaders/G2G_ModelCodeEthics.pdf
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