
North Fork Annual Meeting
December 8, 2022



MEETING AGENDA

1. DETERMINATION OF QUORUM

2. CALL TO ORDER

3. PROOF OF MEETING NOTICE

4. APPROVAL OF MINUTES OF PREVIOUS ANNUAL MEETING (2021)

5. REPORTS OF OFFICERS

6. ELECTION

7. REPORTS OF COMMITTEES

8. UNFINISHED BUSINESS

9. NEW BUSINESS

10. ADJOURNMENT

An Organizational Meeting will take place (after a 15-minute break).



President’s Report



2022 Homeowner Committees

• Architectural Review Board (ARB) – Ed Petuch, Andy Burkly, David Hess

• Infrastructure – David Greaves, Ed DeVarona, Mark Williams, Milton Jacobs, 
Nora Palladino, Bill Seufert, Carol Koch

• Landscaping – Nora Palladino, David Greaves, Sylvia Catanzarite, Dan Perez

• Documents – Dan Perez, Dawn Jacobs, Sylvia Catanzarite

• Welcoming – Nora Palladino

• Social – Lisa Kokalis, Rachel Werdan, Scott Werdan, Terra Brown

• West Side Amenities – Carol Koch, Cary Levine, Wally Stevens



2022 Key Accomplishments 

• Completed Infrastructure Committee study on various options to replace current streetlights 
within NF.

• Replaced defective underground wiring to both East & West entrance fountains to eliminate 
electrical current variations and help prolong useful life of pump motors.

• Resurfaced East side fountain base (major cracking / leaking in bottom liner).

• Replaced cracked sections of sidewalk (11) & ground-down high spots (~130) to remediate 
potential trip-and-fall hazards.

• Developed 3 proposed amendments for homeowner vote to update governing documents 
(Leasing, Mortgage foreclosure, ARB).

• Awarded TOJ Matching Grant ($5K) to fund removal of prohibited exotic vegetation in Tract D 
& began replenishing some native vegetation along Tract E. 

• Effected seamless transition to new Property Management Company (Coastal) to improve 
service level to community.

• Approved 2023 Budget with no assessment increase, despite inflationary pressures.



2022 Major Challenges 

• Significant deterioration of landscaping services provided by BrightView due 
to internal staffing issues/turnover (2nd half). 

• Development of a vegetative replenishment plan for Tract E to backfill 
removal of prohibited vegetation as required by TOJ in 2021.

• Management of severe inflationary pressures, coupled with labor shortages, 
impacting the cost of contractual services (i.e., Insurance +20%, Landscaping 
& Tree Trimming +10-15%, Cable +4%).



2023 Preliminary Initiatives

• Award landscaping contract to new provider (ASAP).

• Finalize decision on Streetlights Replacement Project (1Q).

• Continue working toward achieving approval threshold on 3 Amendments (75% by 2/8/23).

• Revitalize entrance walls (Painting Project; 1Q).

• Restore as much vegetative barrier as feasible in Tract E (1Q; $9K maximum spending).

• Investigate some potential infrastructure-related replacements / improvements:
ü Stormwater drainage system “deeper dive” evaluation
ü Main electrical panels / circuit breakers evaluation
ü Irrigation PVC main-line partial replacement (to address persistent breakage issues)
ü Possible security enhancements (video system at front gates to record ingress/egress activity)
ü Explore feasibility of adding some additional streetlighting inside the gates (safety/security)

• Initiate MacKenzie Reserve Study update (every 5 years to ensure adequate funding exists).



North Fork Annual Meeting
December 8, 2022



Treasurer’s Report



2022 Balance Sheet Topline 





Cap Reserve Planning

● Since the founding of North Fork in 1989, reserve funds have been accrued to address 

critical infrastructure items as they “age out”.

● These funds are used only for items that do not occur annually. 

● Major spending occurs about every 5 years – entrances in 2013/14; roads in 2017/18.

● The 2019 Reserve Study (Mackenzie) outlines the critical infrastructure,  projected costs 

to replace that infrastructure and the funds necessary to cover replacement of these 

items. 

● This Reserve Study is used as a guideline for accruing funds each year and to plan 

accordingly.





North Fork POA – 2023 Budget



2023 Budget

● Total 2022 budget = $400.8K 
○ Budget favorability is due to delay in scheduled work – primarily around tree 

removal and landscaping

● Total 2023 budget = $413.1K 
○ Virtually flat to 2022 including offsets of $12.6K (surplus/$10K + Comcast cable 

rebate/$2.6K ) 

● 2023 Quarterly maintenance 
○ East side = $724

○ West side = $780



INCREASE EFFECTIVE DATE TOTAL 2023 ESTIMATE

Insurance 20% Oct 2023 $12.7

Cable 4% Jan 2023 $156.4

Landscaping/TBD 3-8% Oct 2023 $55.1

Mgt Fee 4% Jan 2024 $27.5

● 60% of our total expenses are under contract or service agreements

2023 Budget Considerations

● Surplus funds (Operating budget) -- recommended guideline of 3x monthly expense

● Cap Reserve budgeting based on current estimates from Infrastructure Comm vs reserve study 

estimates



NORTH 
FORK 

Streetlights Replacement Project
November 2022



Project Overview

• Current streetlights have reached their “useful life”....over 30 years

• Survey results from May 2020 re: streetlights indicated:
• 78% of the community responded (103 of 132)

• 51% of respondents would like to consider additional lighting (requires a “betterment” vote)

• 71% of respondents preferred a “similar style” to our existing lighting

• Existing configuration includes (8 ft poles)

• 4 double lights in the median and 6 double lights along the the sides at each entrance;

• 5 single lights on the east side; 3 single lights on the west side 

• Two approaches have been considered to replace the existing lighting

• Tariff/lease program/FPL 

• Purchase program/Bradford & Kilowatt 



Project proposals requested from three parties to replace 
the current streetlights with similar installations

• Bradford Electric provided estimates for full up front cost replacements/installs of 
community owned poles and fixtures only, re-using existing wiring and electric

• Lump sum bids for all current locations at entrances and streets
• Install similar street lights at all locations
• Community maintains all lights, responsible for all electric service and lifetime replacements

• Kilowatt Electric provided similar estimates for full up front cost replacements 
• Similarly to Bradford proposal, full responsibility with North Fork HOA for lifetime maintenance

• FPL proposal entails establishing a 10 year full service lease agreement with potential 
for indefinite 5 year renewals of all street lights and associated infrastructure

• Comprehensive project bids for replacement of current lights at entrances / streets 
• Same streetlights and install methods at all locations, new poles, light fixtures along with new FPL 

owned wiring and transformer hook ups
• All monthly maintenance, repair and other costs covered in monthly service rate



Lighting Configuration

• North Fork’s current configuration includes double poles at the entrances (3 in 

the median, one by the gate, and 3 on the sides of the entrances).  Single 
poles are utilized within the community (5 on the east side and 3 on the west 

side)

• Contractors indicated new LED lighting will supply far greater “output fields” 
allowing us to adjust the number of double poles in the median and along the 
sides of the entrances

• It should be noted that the FPL lease plan currently submitted does not 

include any lighting in the median, while the purchase plans (Bradford and 
Kilowatt) do.





Lease Program – FPL

• Ten yr full service lease agreement with potential for indefinite 5 yr renewals of all 

street lights and associated infrastructure (note: this is an operating lease without a 

buyout option; FPL retains ownership)

• New FPL owned wiring and transformer hook ups; all monthly maintenance, repair 

and other costs covered in monthly service rate

• One time cost to remove existing lighting and install new lighting = $31378 (requires 

trenching and boring under sidewalks and driveways)

• Proposal based on 21 single pole street lights utilizing 14.5’ poles (vs current 8’ poles) 



Typical installation by FPL at Oaks East
● Total estimated height = 18.5’

● Concrete pole

● Holophane Granville Black with full cover





Install of Holophane 

Granville at Paloma
● 18 ft poles vs the 8 foot 

poles quoted for NF

● Globes without covers

● Both single and double 

poles shown



Holophane Granville
Paloma install

Double Light Post









QUESTIONS



BACK - UP









FPL Layout Plans – Current Locations



FPL Layout Plans – Current Locations



FPL Layout Plans – Cul-de-Sac Locations



What costs options are available?
a. The proposed project costs will be assessed in two different ways:

i. Installation or CIAC costs are attributed to the work required to install service to power the new street lights 
and are due upfront, payable by means of an FPL invoice

ii. Following installation, the community will receive a monthly bill for the operation and maintenance of the 
street lights under the LT-1 Lighting tariff
1. Monthly costs are respective to the LED fixture and pole solution installed

Can we pay for the lighting out of our community funds up front and forgo the monthly charge? Is this an option with FPL, would the overall 
project still be able to be managed by FPL and then the ongoing remains as service charge for usage, maintenance?

a. Under the FPL LT-1 Lighting tariff there is not a pay upfront option
b. FPLES, our unregulated entity can offer a pay upfront solution with a monthly maintenance program if desired but the street lights would 

then need to be metered vs. the FPL LT-1 street lights which are unmetered
i. All previous customers who have considered this option have elected to pursue the regulated offering under 

the LT-1 Lighting tariff 
Is the arrangement only a Lease purchase? 

a. The LT-1 Lighting tariff is most similar to a lease program, FPL retains ownership is responsible for managing and maintaining the facilities
If so, what are the terms of the lease purchase? 

a. Please see attached FPL LT-1 Lighting Agreement
What is the length of contract? Or is it in perpetuity?

a. The LT-1 Lighting agreement is for an initial term of 10-years followed by 5-year renewal terms
i. Please see section #14 of attached FPL LT-1 Lighting Agreement 

Does ownership of the lights remain with FPL or NF POA?
a. FPL retains ownership of facilities 

Does FPL provide all maintenance ongoing for term of lease purchase, including bulb replacements, fixture and structure issues, etc.?
a. Yes, FPL is responsible for top to bottom maintenance and replacement to ensure street lighting facilities are operational, including act of 

god events like hurricanes and lighting strikes
b. FPL does not maintain street lighting facilities for aesthetic purposes, like cleaning bugs off of luminaries 

Appendix – Q&A



What is the level of service for bulb out or other outage conditions for this setup, etc. Understanding that new FPL lights have sensors that 
notify regarding outages, etc.

a. The restoration teams goal is repair/replacement within 10-days of report but underground issues may take longer depending on 
the work required to remedy 

i. Today our average repair time is 5 to 6-days for outages not associated with underground issues
If the community wants to add additional lighting under FPL plan, what is the Total cost per light? Is it same as initial or are there other 
permitting or project costs for “greenfield” locations where we don’t currently have a light?

a. Monthly costs for the LED fixtures and poles installed are the same today as they would be tomorrow but installation costs are 
variable and dependent upon the work required to bring service to the requested installation location 

Can we add at a later date?
a. Yes, not a problem

Are permits required? 
a. Permits are not always required but I will check with Town of Jupiter (TOJ) specific to this project

Who is responsible for obtaining them and are the fees included in the cost plan
a. FPL handles all permitting requirements and there are no additional charges to the community 

For replacement of current lights only, can we assume no permitting or other issues with code, etc.?
a. Permits are not always required but I will check with TOJ specific to this project

By replacing existing lights, Will Town of Jupiter require us to bring the community lighting up to code if it is not presently up to code?
a. North Fork will not be required to meet a specific level of lighting because the roadways are private 

Lastly, was a survey or assessment made for current foundations to install new lights or would that be potential contingency cost?
a. The existing foundations and other existing street lighting facilities will not be utilized, FPL’s poles are direct bury 
b. Existing bases would need to be excavated if new street light installation was desired in the exact footprint of where they exist 

today

Appendix – Q&A



Local communities with similar FPL lights






