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MANAGERS CORNER
ARCTHITECTURAL MODIFICATION APPLICATIONS
If you are planning to complete 
any renovations to your unit, it 
is important that you follow the 
proper protocol before starting 
your project. As per your dec-
larations, prior approval by the 
Association and a City of Cor-
al Gables permit is required 
before any structural and or 
changes to or in your unit in-
volving electrical, plumbing, 
air conditioning, installation of 
flooring, windows and doors, 
kitchen and bath remodeling etc... Owners must first fill outa completed Mod-
ification Application request with ALL required documents to the management 
office for review. It will then be sent to the Building Committee for review and 
approval. Only licensed and insured individuals or firms can perform modifica-
tions. No work may commence without City of Coral Gables permits, if required 
and with Association approval. The Building Committee meets 1 time per month 
on the 3rd Wednesday. Applications must be submitted 1 week prior to the meet-
ing. Delivery of materials will not be accepted if you have not been approved for 
the project.

ELEVATOR SHUT DOWN
We recently had an all elevator shut down on Wednesday, August 31, 2022. This 
was an unforeseen event. This was not a Kone Elevator issue but that of the Asso-
ciation electrical components. According to our electrical engineers that assisted 
with the emergency, they believe that there was an internal failure of the 50 year 
old elevator breakers short circuiting and causing a burnout. They have replaced 
the burned-out fuses and replaced the damaged wiring with new. We have re-
quested quotes from 2 Electrical engineering firms so that we can upgrade this is-
sue immediately. We thank you all for your patience during this very difficult day.

Management
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Manager’s Corner   
(cont. from page 1)

The views expressed here are not necessarily those of Coastal Group Publications, Inc. (CGP) or its staff. CGP assumes no responsibility for any text or illustrations submitted for publication.

POOL
We have contracted BRS (Beach Resort Services) to complete 
renovation of our pool. Work begins August 29, 2022. They are 
entrusted to bring our pool “back to its original” aesthetic con-
dition. Cant’ wait to use it again!

NEW RESIDENTS
Please welcome our new resident 
neighbors to Biltmore II!

Roderick Petrey
Ginny Shwedel

CONSTRUCTION 
UPDATES

The renovation work continues, 
and though it seems to be pro-
gressing slowly, please be as-
sured that great effort is being ex-
pended keeping the process well 
managed and efficient. If you 
would like to better understand 
this process, please note that you 
as residents may attend,

•	 Building Committee Meet-
ings (next to last Wednesday 
of each month at 7p.m. at the 
Social Room).

•	 Board Meetings (last Mon-
day of each month at 5p.m. 
in the Social Room).

There is also a “Current Opera-
tions” meeting every other week 
in the card room at 10a.m. This 
meeting consists of our structur-
al engineering firm (Biller Re-
inhardt), our general contractor 
(Restoration Technologies Inc.), 
our project manager (E. Cocina 
Consulting), our II manager and 
maintenance manager, Building 
Committee Chairman, our Presi-
dent, and a number of our Board 
of Directors. All discussions to 
be limited to these individuals.

http://www.stellaradjusting.com
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(July 2022)

Income/Expense
The month of July shows a loss of 
-$8,072 (difference income less ex-
penses). Contributing to the loss are 
the following items; as outlined be-
fore, the Board’s decision to include 
the forecasted surplus by reducing 
the budgeted Maintenance Fee ac-
cordingly is of course adversely im-
pacted the income side as well – see 
also my explanatory notes include in 
the September Newsletter. The other 
item impacting the negative variance 
is due to no billings yet to any own-
er for the EV Infrastructure Charges. 
Increased income from parking fees 
have reduced the negative variances. 
In total, the Income side (Mainte-
nance Fee, Reserve Contribution etc.) 
shows a negative variance of -$6,527.

On the positive site, lower expenses 
for Human Resources Expenses, Pro-
fessional Fees, Utility Expenses and 
Maintenance Expenses had a positive 
impact on the monthly result. This 
was partially offset, by negative vari-
ance in the area of Misc. Administra-
tive Expenses and roof repair, waste 
removal and the cost for the Nightly 
Contractor. Insurance expenses were 
lower than budget in the amount of 
$2,403, however, the new insurance 
premium was not considered and 
will be corrected next month. 

The previous provided forecast 
deficit of minus -$118,000 will need 
to be revised. The failure of all el-
evators last Wednesday has resulted 
from multiple electrical switchgear 
failures. The damaged equipment 
needs to be replaced, control panel 

and wiring need to be repaired. In ad-
dition, a forensic expert is being en-
gaged to determine the root causes for 
such drastic equipment failure. Overall, 
the repair/ replacement will result in 
unexpected costs of approx. $120,000. 
Hopefully, there will be some coverage 
by the Association’s insurance; worst 
case scenario: the amount of $120,000 
will fully hit operational expenses 
thus driving the annual deficit up to an 
amount of minus -$238,000. Should the 
worst case become reality, the Associ-
ation will need to recover these costs 
from the unit owners in addition to the 
current monthly maintenance fee.

Collections
Collection of the normal Maintenance 
Fee continues without major outstand-
ing payments. The overdue receivables 
of Special Assessment remain on the 
same level of $3,000+. I like to ask the 
five (5) remaining owners to pay their 

Call me today for a FREE, no cost obligation, comprehensive market analysis of your property. 

www.patrickjaimez.com

Mobile (786)-277-7355
Direct (305)-459-5019 

Hablo Español/Falo Português
Selling Real Estate for over 20 years!

DON'T LET COVID-19 STALL YOUR SALE
My exclusive marketing program will reach buyers quickly and virtually through:

Property Video Tour Property Website
Online Advertising Customized Email Distribution
Social Media Posts Virtual Showings

CONTACT ME TODAY TO TELL YOU ABOUT HOW I CAN GET 
THE MOST ONLINE ATTENTION FOR YOUR PROPERTY.

patrickjaimez@gmail.com 

dues in all fairness to all other owners!

Funding at the end of July
The funds in our operating bank ac-
counts including petty cash show an 
amount of $512,000. Reserves con-
tinue to be on a very high level of 
$2,136,000 and Special Assessment 
funds amount to $1,327,000. Howev-
er, given the spending expected funds 
for Reserves and Special Assessments 
will be below $1,000,000 by year end. 

Reserves Study 2023
The Association has undertaken a re-
view of projects included in the 2022 
Reserve Study. As a result, new proj-
ects and increases in cost (e.g., change 
orders from RTI, additional expenses 
for the pool contract with BRS, costs 
for replacement of the East A/C Air 
Handler Unit, 40 Ton, additional ex-
penses for project management etc.) 
have been added. The scope of work 
associated with the 50-year Recerti-
fication was reviewed. The outcome 
has been forwarded to Dreux Isaac, a 
Florida based consulting firm special-
ized in performing reserve studies, to 
establish the Reserve Study for 2023 
and to determine the annual contribu-
tion to the Reserves to be included in 
the Association’s budget for 2023. 
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“WE MAKE HOMES BETTER”

SERVICES INCLUDE:
Installation of quiet bath fans • Installation 
of screwless switch & outlet wallplates• 

Convert tub to walk-in shower • 
Painting • Wood & tile floors • New 

kitchens & bathrooms • Small & large jobs •

ALBANY HOMES 
CONSTRUCTION

General Contractor
www.AlbanyHomes.us

786-271-7192 | mts@albanyhomes.us

Continued on page 5

TREASURER’S COMMENT
In the monthly Treasurer’s report, I have highlighted the 
Board’s decision to include in the budget for 2022 the im-
pact of the 2021 forecasted surplus. This decision resulted 
in a reduced budgeted Maintenance Fee.

Given various feedback, I have received, it seems that 
the information provided has given room for misunder-
standing. Therefore, I would like to provide you with 
a more detailed commentary which, hopefully, outlines 
how a forecasted surplus impacts the budgeted Mainte-
nance Fee. I will also address the difference between op-
erational and Reserve project expenses and the funding 
of Reserves.
 
Biltmore II, like any other Association, has to fully cover 
operational expenses planned for any fiscal year by us-
ing the total operational expense amount for establishing 
billings to all unit owners. In order to do so, the total op-
erational expenses planned are divided by the unit owner 
shares in the Association and the number of months. The 
result is the monthly Maintenance Fee billed to each unit 
owner. 

Let me highlight this with a fictious example: 

Assuming the total budget for operational expenses 
amounts to $1,800,000 and there are 200 units having the 
same %age of shares in the Association, each unit own-
er will have to pay a monthly maintenance fee of $750 
($1,800,000 divided by 200 units and divided by 12 
months).
 
Furthermore, any surplus in a given year needs to be re-
turned to the unit owners, any deficit in any given year 
needs to be recovered from the unit owners. If there is a 
surplus, that surplus will be used to reduce the monthly 
maintenance fee of the next fiscal year.

Let me highlight the impact of a surplus with another fic-
tious example using the same numbers as before: 

Assuming the total budget for operational expenses 
amounts to $1,800,000 and the forecasted surplus would 
be $240,000. In such a case, the basis for the calculation 
of the maintenance fee would be reduced to $1,560,000.

Given the same 200 units having the same %age of shares 
in the Association, each unit owner will have to pay a 
monthly Maintenance Fee of $650 ($1,560,000 divided 
by 200 units and divided by 12 months).

What does this mean in reality? In 2021 a surplus of 
$58,498 was forecasted for the year 2021 with planned 
operational expenses of $2,138,408 for the year 2022. In 
order to return the 2021 surplus to the owners, the Board 
had decided not to use the $2,138,408 as the basis for the 
Maintenance Fee, but to deduct the forecasted surplus of 
$58,498 from the total operational expenses. That resulted 
in a reduced amount of $2,079,909 as “planned operation-
al expenses”.

The reduced amount of $2,079,909 (plus the Capital Ex-
penditure for the EV Infrastructure project and plus the 
Contribution to the Regular Reserves) has formed the ba-
sis for the maintenance fee of which the monthly Mainte-
nance Fee for each unit owner was determined. 

Consequently, in 2022 every unit owner of Biltmore 
II came into the benefit of the normal Maintenance Fee 
through a reduction of the planned operational expens-
es of $2,138,408 by 2,7%. Please be aware that the re-
duced Maintenance Fee as explained before will lead to a 
planned deficit of $ 58,498. 
 



September 2022 Page 5 Biltmore II Condominium

Persons submitting same agree to do so voluntarily. CGP is indemnified and held harmless from any and  all liability arising out of such publication. Coastal Group Publications (305) 981-3503.

Treasurer’s Comment (cont. from page 4)

Should you wonder why the maintenance fee was reduced 
even though the Association is now incurring many ad-
ditional expenses in 2022, please keep the following in 
mind:
 
At budget time, the operational expenses are planned with 
all the knowledge at the time. Any unforeseen item during 
the operation in any given year will have an adverse im-
pact on the Association’s income statement and will, in 
normal circumstances, lead to a deficit. 

Due to the actual, not forecasted, operational surplus in 
2021, the Association is in a, relatively speaking, good 
position. The actual operational surplus in 2021 was about 
double the forecasted surplus. The final number, howev-
er, will only be available once the Association’s auditors 
have finalized the 2021 audit. 

As a result, the higher actual surplus will enable the As-
sociation to cover unforeseen and unexpected operational 
expenses in 2022. A positive side effect: the Association 
does not need to ask unit owners for additional payments, 
but is instead in a position to cover actual higher and un-
foreseen operational expenses with the actual higher sur-
plus of 2021. 
 
I would also like to take the opportunity and explain the 
difference between OPERATIONAL and PROJECT EX-
PENSES. Operational Expenses cover expenses the As-
sociation incurs through its normal operational activities. 
Project Expenses are incurred during the execution of 
projects included in the annual Reserve Study.
 
The Reserve Study, like the one for 2022, is based upon 
all projects and associated expenses known at the time of 
budgeting by the Building Committee, the Finance Com-
mittee and the Board. This information is forwarded to 
Dreux Isaac (a Florida based consulting firm specialized 
in performing reserve studies) to establish the Reserve 
Study for an upcoming year and to determine the annual 
contribution to the Reserves. The contribution (and any 
Special Assessment), so determined, will be included in 
the annual budget in order to establish the total payment a 
unit owner will be billed in any given year. 
 

Expenses for any unforeseen project or for any additional 
project work (which arises after the Reserve Study has 
been approved and the resulting contribution has been 
accepted) in 2022 or in the years to come, will have an 
adverse impact on the contribution to the Reserves in the 
upcoming years. What do I mean with that point? That 
impact of such unforeseen project expenses or expenses 
for any additional work will lead to higher contribution to 
the Reserves in the following years.
 
Just a cautionary note: If in a running year the project 
expenses would exceed the available funds of that year, 
the Association would have to request additional pay-
ments from unit owners to overcome any such a shortfall.  
(Comment: This is, as of today, not the case, just an addi-
tional remark). 
 
How are Reserves funded? Reserves are typically funded 
either by using a “pooling” method or by a “straight-line” 
method. Under the straight-line method, each reserve 
component must be separately funded and must appear as 
a separate line item in the reserve schedule, which is part 
of the budget. Any such separate fund can only be used 
for that particular reserve item. Only a majority vote of 
the unit owners can change the use of any of these funds.

Under the pooling or cash-flow method, the funds for each 
reserve item are still separately determined but the money 
is put into one account. A pooled reserve fund can then 
be used for any reserve item as the need arises, creating 
more flexibility for the board. Biltmore II Association had 
decided years ago to establish a “pooled” method with 
regard to Reserves and this decision is still valid today. 

I hope the above explanation helps to better understand 
my comments, the Financials, Reserves, and the upcom-
ing budget.

Published monthly at no cost to the Biltmore II Condominium by  Coastal Group Publications, Inc.   
Contact CGP at (305) 981-3503  or www.cgpnewsletters.com  

to ADVERTISE in one of our newsletters or  to get a FREE newsletter for your property.

http://www.cgpnewsletters.com
http://www.dentistsurfside.com
mailto:dredyaguerradds%40gmail.com?subject=


Page 6 Biltmore II Condominium September 2022

A/C Filter - 
Not Recyclable

Biltmore II residents...We are 
doing a great job recycling, being 
sure to recycle only items that 
are recyclable. Please note that 
a/c filters are not recyclable. 
Please dispose properly as trash.

EST. 1980

Jeff Diamond & Anthony Lasorsa REMODELING • INSTALLATIONSREMODELING • INSTALLATIONS
•	 Kitchen / Bathroom
•	 New & Resurfaced Cabinets
•	 Cabinets / Vanities
•	 Custom Baseboards / Crown Moldings
•	 Granite / Marble / Quartz Counter Tops
•	 All Types of Tiles & Marble Installed

PAINTING & SERVICES UNLIMITEDPAINTING & SERVICES UNLIMITED

“Your Experienced “Your Experienced 
Handyman”Handyman”

•	Design & Management 
Services

•	No Job Too Small  
•	Free Estimates
•	Service & Quality at 

Reasonable Prices
•	Commercial & Residential
•	Habla Español

15% 
Off

any 

remodeling

job!

10% 
OFF
Any 

Service
Valid With Coupon.  

Not To Be Combined 
With Other Offers. 
Exp 10/31/2022

Kitchen      Bathroom Remodeling& Satisfaction and Quality Guaranteed

We are committed to the fulfillment of  your home improvement needs with an 
eye towards increasing the value of  your real estate asset. Whether you are 
remodeling a kitchen, bathroom, complete residence or room addition; we are 
the Remodeling Experts, family owned for 40 years.

specializing  specializing  
in condo & in condo & 
apartment interiorsapartment interiors

305-865-9005

DIAMOND     REMODELERS

Painting & Services Unlimited Lic. CC94BS00437 
Lasora Enterprises, Inc CGC031497 Licensed & Insured General Contractor

www.diamondremodelers.com

•	 Painting, Condo, House, Apt. Roof Painting
•	 Popcorn Ceiling Removal
•	 Smooth Ceilings
•	 Framing, Drywall & Finishes

•	 Full Service Contractors
•	 Plumbing & Electrical Service
•	 Doors / Windows
•	 Mirror Installation

Ful l  Ser v ice  Contractor s

jeff@diamondremodelers.com

Receive a 15% discount on any remodeling job!

Receive a 15% discount on any remodeling job!

Social Club Presents Juliana Simone
The Social Club was 
pleased to present a 
very talented resident, 
Juliana Simone, and her 
band on Sunday, August 
21st. It was a very en-
joyable musical evening 
attended by approxi-
mately 30 residents and 
guests. 
 
Juliana’s breezy track 
“California” marks the 
first single in her music journey and will be available in Spotify, Apple 
Music, iTunes, Amazon Music, and SoundCloud on August 19, 2022. This 
fall shew will be releasing a collection of new music on the way in 2022.
 
Let us all as neighbors wish her great happiness and success!
 
Elvira Casal, Social Club


