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June 26, 2024 

Biltmore II Condominium Association, Inc. c/o Ms. Vivian Medina, Property Manager 
600 Biltmore Way Coral Gables, FL 33134 
Email: manager@biltmore2.com Phone: 305-448-4765 
Project #: 21-265 

Subject: Project Delay – New Information 
Biltmore II Condominium Façade Restoration 
600 Biltmore Way 
Coral Gables, FL 33134 

Dear Ms. Medina, 

The purpose of this letter is to inform the Biltmore II residents of new information 
regarding the current construction delay. 

Summary 
Because of an inquiry regarding lead, demolition work on the façade restoration 
project was temporarily halted by the general contractor, and their workmen 
briefly shifted to other non-demolition work at Biltmore II. After more studies, 
results show that there is lead-based paint in sporadic locations on the exterior of 
the building. Areas with lead-based paint can be restored as needed with added 
containment precautions performed by Paradigm Construction Group who has 
been certified by the EPA. Please read below for more details. 

Background 
At the request of a resident, Paradigm Construction collected paint chip samples 
from the exterior building stucco painted surfaces and metal railing painted surface 
from one location. The samples were tested for the presence of lead. While lead 
is present in the sample paint chips, the level of lead appeared to be below the 
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Project Delay  (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.

threshold set by the Environmental Protection Agency (EPA) 
in Title 40 of the Code of Federal Regulations. Demolition 
activities were halted out of caution for the residents and 
workers. Based on review of the regulation and discussions 
with the Association Board, the project delay was extended 
until additional testing could be performed. 

New Information 
An EPA certified testing agency was engaged to complete 
sampling in compliance with the regulation. Two-hundred 
and three (203) individual tests were conducted across the 
exterior surfaces of twenty-seven (27) units. Twelve percent 
(12%) of, or twenty-four (24) test samples were above the 
threshold set by the Code of Federal Regulations. One hundred 
seventy-nine (179) test samples were below the threshold 
set by the Code of Federal Regulations. BillerReinhart 
did not find a locational pattern to the areas found to have 
elevated levels of lead and is still developing an opinion on 
the intermittent presence of offending material. Ultimately, 
the façade restoration must be conducted in compliance with 
the EPA Renovate, Repair, and Paint Rule protocols. 
The special protocols in the EPA Renovate, Repair, and Paint 
Rule allow for the building to be restored and maintained 
by containing disturbed lead-based paint materials. The 
protocols should 

NOT be thought of as “lead remediation” which would 
involve finding and removing lead-based materials from the 
entire building or work area. 

Simultaneous with the testing activity, 
the exterior building façade general 
contractor obtained accredited 
certification to perform renovation, 
repair, and painting activities in 
buildings which contain lead-based 
paint. Additional protocols and 
associated costs have been reviewed 
and presented by the contractor: 
• Metal railing will be prepared 

with a solvent wipe instead of 
mechanically abrading the surface 
of the existing paint. This change 
is warrantable and there is no 
additional cost. 

• After stucco and concrete repair 
areas in each section of the façade 
are sounded, marked, and reviewed 
by the inspecting engineer, the 
contractor’s designated crew will 
test each marked area for lead based 

paint using certified test kits. The additional manpower, 
supplies, and testing kits are extra costs which will be 
tracked by the project team. 

• Balcony access will be restricted at all areas adjacent to 
the work in addition to the section of the façade being 
restored. 

• Repair areas found to contain high levels of lead will be 
demolished and prepared for new material using compliant 
containment protocols. Patches that require the additional 
protocols will be billed at a new higher unit cost which 
includes all the needed manpower and materials. 

• The placement of new materials including concrete, 
stucco, sealant, and paint do not require additional 
construction protocols. 

• Costs associated with schedule delays will be processed 
according to the terms of the construction contract. 

Construction is expected to begin within the next two weeks. 
Please find more information in the attached pamphlet. 

This letter is not intended to cover hidden defects or 
additional environmental concerns. Biller Reinhart 
Engineering Group, Inc. reserves the right to update the 
information contained in this letter if deemed necessary 
due to modified site conditions or the availability of new/
additional information. 

Sincerely,
Kristen Foreman, Principal Structural Engineer 
Biller Reinhart Engineering Group, Inc. 
State of Florida Certificate of Authorization No. 9149

http://www.stellaradjusting.com
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BILTMORE II CONDOMINIUM ASSOCIATION, INC.
TREASURER'S REPORT

May 31, 2024

Continued on page 4
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FINANCIAL STATEMENT REPORT:
The balances above reflect financial highlights for the 
Balance sheet, Income Statement and Special Assessments 
as of May 31, 2024.

BALANCE SHEET: 
The detail provided for account balances in Cash on hand, 
Maintenance and Assessment Receivables and Total equity as 
of May 31, 2024, are compared to the prior month April 30, 
2024. Variances in Cash on hand and Total Equity are due 
to normal fluctuations in cashflow required to cover building 
operations and special projects. 

Maintenance and Special Assessment Receivables have 
improved. We appreciate your continued attention to 
all receivable balances. To check your account at www.
pmhcpas.com. Go to: ONLINE OFFICE and enter your 
account number in the OWNERS section.  Example of 
account number: 654-unit #-1

If you receive a late notice, please address any outstanding 
balance immediately. It is expected that all owners will 
honor their dues on time, thus avoiding unnecessary 
collection reminders and legal actions.

Treasurer’s Report  (cont. from page 4) INCOME STATEMENT: 
These amounts represent CUMULATIVE totals for operating 
revenues and expenses for the 5 months ended May 31, 2024 
compared to Budgeted amounts. As of May 31, 2024, we 
have an operating surplus of $103,135. Operating Revenue 
are exceeding expenses by $4,139(surplus) for the month 
of May and continue to be underbudget in most Operating 
Expense categories. When comparing actual results to 
budgeted amounts, we must take into consideration that the 
ANNUAL budget is divided equally over 12 months. This 
may cause variances in certain months due to the timing of 
expenses.  

NOTE: The audited financial statements as of December 
31, 2023 have been approved by the Board and are posted 
on the Biltmore 2 website.

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 8/31/2024

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!

NEW RESIDENTS
Carolyn Shammas

Luis and Mayling Galbis

http://www.diamondremodelers.com
mailto:jeff%40diamondremodelers.com?subject=

