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Letter from the President
Five-Month Accountability Report

July 2025
Dear BPPII Community,

Five months ago, this Board was appointed to
help restore operational structure, transparency,
and financial oversight at Brickell Place Phase
II. Since that time, we have focused on delivering
measurable outcomes and clear communication.
This update provides a factual overview of the
initial conditions, progress to date, and next steps.

What We Inherited: An operating model
requiring review and restructuring.

Upon taking office, we initiated a comprehensive
assessment of operations. The findings identified
several areas requiring immediate improvement.

Management Structure and Support

The management office was operating without sufficient structural support for
a property of this size and complexity. Over the past five years, the community
has experienced high turnover, including three different managers. The most
recent manager was promoted internally but did not have access to the necessary
tools or support systems. Oversight was limited, performance standards were
not clearly defined, and employee benefits were minimal. Steps have since been
taken to restructure operations and provide the team with better tools and support
to meet community expectations.

Deferred Infrastructure and Vendor Oversight Challenges

Several infrastructure concerns have accumulated over time, resulting in the
need to address multiple large-scale projects simultaneously. For example,
the fire alarm system was outdated and displayed numerous unresolved alerts.
During this period, security staff were required to conduct fire watch duties on
multiple floors where alarms were nonfunctional. Additionally, the mandated
BDA (Bi-Directional Amplifier) system—essential for emergency responder
communication—had not been installed. Known HVAC system deficiencies also
remained unaddressed.

Continued on page 2



Page 2 Brickell Place Phase Il Condominium

August 2025

Letter From the President (cont. from page 1)

We are now actively prioritizing and advancing these critical
infrastructure upgrades. In terms of vendor management,
there were no clearly defined Request for Proposal (RFP)
protocols in place. Several vendors with documented
performance issues continued to be retained without formal
evaluation. Steps are being taken to implement structured
procurement and oversight processes going forward.

Operational Procedure and Financial Management
Gaps

A review of existing procedures revealed several areas
needing modernization. Financial tracking was primarily
manual, and enforcement of past due collections lacked
consistency. Legal counsel was frequently engaged for
routine matters, contributing to elevated legal expenses.
Cleaning and maintenance responsibilities in common
arcas were not guided by clearly defined protocols.
Additionally, financial planning and budgeting was reactive
to the requirements of new Florida legislation mandating
increased reserve funding.

What We’ve Done: Action and Oversight

We took immediate action to correct the course:

1. Operational Reform

Staff Benefits. Reviewed and improved

Vendor Overhaul. Contractsreviewed andunderperforming
vendors replaced Engaged External Consultants to validate
our findings and to support our manager with expertise
and continuity. Backed by over 30 years of combined
experience in community operations and governance, the

firm’s owners will take a hands-on approach, working
directly with BPPII to strengthen our self-managed model.
Their expertise will help us build robust administrative
systems, enhance vendor oversight, and implement data-
driven decision-making—delivering professional-grade
support without the overhead of full-scale management.
We believe that their proven track record and leadership
make them valuable partners in elevating our governance,
operational efficiency, and long-term planning.

2. Project Acceleration

* 40 Year Recertification: The 40-Year Recertification
was initially presented as on track and under budget —
and we’re happy to report that it continues to be. This
project was the biggest concern during the recent Board
transition, but it has remained steady. We did step in
to support a request for a schedule extension, and all
required paperwork has been submitted to the City. The
project continues to move forward smoothly and as
quickly as possible.

* Expansion joints and membrane. Scopebeingrevised;
exploring inclusion into the 40 Year Recertification
project.

* HVAC: MEP (Mechanical, Electrical and Plumbing
Engineering) has been selected, onboarded and are
currently supporting various project needs throughout
the Property.

*  BDA System: Professionals engaged. Scope confirmed
and construction contract is in final stages of negotiation.

e EV Charging infrastructure: Feasibility study

Continued on page 3
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Letter From the President (cont. from page 2)

completed. Implementation options under review.
 Fire Alarm & Security: New vendors identified
critical safety gaps which are being addressed.

e Insurance Strategy: Achieved premium reduction of
$419,700 on property insurance while achieving wider
coverage.

e SIRS Reevaluation: A SIRS report was completed
previously, but the results showed higher-than-expected
reserve contribution requirements. Given how these
figures compare to similar associations, we felt it was
important to get a second professional opinion. We’ve
engaged a new consultant to perform an updated SIRS
evaluation to ensure the forecast is as accurate and
reasonable as possible.

3. Financial Stabilization

* Line of Credit paid off. Down from $240,000

* Reserves: $2.35Million as of June, up $1Million year
over year

* Operating Surplus: $334,000 for Jan-June 2025, up
$72,000 from same period last year

* Revenue Optimization: Storage rates adjusted to
market rates

*  Collections: New legal counsel (Siegfried & Rivera) to
pursue past due accounts

e Technology Upgrade: Vendors & Platforms selected
for digital efficiencies.

4. Transparency & Community Engagement

- Monthly Open Board Meetings

*  Project committee created and active.

*  Financial Reports: Published online at www.bpp2.org

e E-Voting: Vendor selected to ensure all association
members are able to easily vote.

*  Documentation: Critical documents are now timely and
publicly available on our website including monthly
reports, board meeting minutes, approved budget, etc.

5. Understanding the 2024 Maintenance Increase:
The 45% increase was painful for all.

Factually:

* 12% covered inherited operational deficits

*  33% was mandated to comply with State reserve
requirements. We are exploring ways to revisit
assumptions and soften future financial impacts, while
monitoring the new regulatory changes.

What Comes Next
Soon we should be shifting from reactive recovery to
proactive planning. Our 2025 goal: establish key systems,

controls, and data required to launch a Master Plan in
2026—a blueprint for long-term health, stability, and value.

A Shared Responsibility

We ask for your patience, understanding, and collaboration
as we implement many of the changes, we all know, are
needed. Some of these transitions may impact routine
operations temporarily. We will rely on data, facts, and
your input to make informed decisions. Expect surveys and
polling tools to be rolled out soon—your voice matters.
This Board wasn’t elected to play it safe. We were elected
to ask the hard questions, demand answers, and act. We will
continue to report clearly and act decisively. Your feedback
is welcome. Your trust is not taken for granted.

With determination and appreciation,
Eleonora Gabaldon, President, Board of Directors
Brickell Place Phase II Condominium Association

Disclaimer: Please note that the English version of this
letter is the official version. The Spanish translation is
provided for convenience and may contain slight variations
in sentiment or the exact meaning of the content.

Full Service®

Dentistry

Scan for
All Services

EREE

Join Us For

iDrip Immunity | iDrip Beauty | iDrip Metabolizer | Anti-Aging
Injections | Medical Weight Loss | And More

We have SPECIAL PRICES for our KEY BISCAYNE Patients.
Call us to schedule your appointment and ask for more information.

Coral Gables Dental Arts

305.661.5360 | 305.361.5493
2645 SW 37th Ave. | Ste. 303 | Coral Gables, FL 33133



https://qr.codes/m0IMOS
https://coralgablesdentalarts.net/

Page 4 Brickell Place Phase Il Condominium

August 2025

Asociacion de Condominios Brickell Place Phase II Carta del
Presidente — Informe de Responsabilidad de Cinco Meses

Julio 2025
Estimados miembros de la comunidad de BPII:

Hace cinco meses, esta Junta fue elegida para ayudar a
restablecer la estructura operativa, la transparencia y la
supervision financiera en Brickell Place Phase Il. Desde
entonces, nos hemos enfocado en ofrecer resultados
cuantificables y una comunicacion clara. Esta actualizacion
presenta una vision objetiva de las condiciones iniciales,
los avances logrados hasta la fecha y los proximos pasos.

Lo que heredamos: un modelo operativo que requeria
revision y reestructuracion Al asumir el cargo, iniciamos
una evaluacion integral de las operaciones. Los resultados
identificaron varias dreas que requerian mejoras urgentes.

Estructura de Gestion y Apoyo La oficina de administracion
operaba sin el soporte estructural necesario para una
propiedad de este tamarnio y complejidad. En los ultimos
cinco anos, la comunidad ha tenido una alta rotacion, con
tres gerentes diferentes. El mas reciente fue promovido
internamente pero no contaba con las herramientas ni
el respaldo necesarios. La supervision era limitada, los
estandares de desemperio no estaban claramente definidos
y los beneficios para empleados eran minimos. Desde
entonces, se han tomado medidas para reestructurar las
operaciones y brindar al equipo mejores herramientas y
apoyo para cumplir con las expectativas de la comunidad.

Infraestructura obsoleta y Desafios en Supervision
de Proveedores Con el tiempo, varios problemas de
infraestructura se fueron acumulando, lo que hoy nos
obliga a abordar multiples proyectos de gran escala
simultaneamente. Por ejemplo, el sistema de alarmas
contra incendios estaba obsoleto y mostraba numerosas
alertas sin resolver. Durante este periodo, el personal de
seguridad tuvo que realizar rondas de vigilancia constante
contra incendios en varios pisos sin alarmas funcionales.
Ademas, el sistema BDA (amplificador bidireccional),
requerido para que los servicios de emergencia puedan
comunicarse en todo el edificio, no habia sido instalado.
También existian problemas conocidos en el sistema de
HVAC que no se habian atendido.

Actualmente estamos priorizando y avanzando en estas
necesidades criticas. En cuanto a la gestion de proveedores,
no existian protocolos claros para solicitudes de propuestas

(RFP). Varios proveedores con antecedentes de bajo
desemperio continuaban contratados sin evaluaciones de
rendimientos formales. Se estan tomando medidas para
implementar procesos estructurados de contratacion y
Supervision.

Procedimientos Operativos y Gestion Financiera Una
revision de los procedimientos existentes revelo varias
areas que necesitaban modernizacion. El seguimiento
financiero era principalmente manual, y la gestion de
cuentas vencidas carecia de consistencia. Se recurria
frecuentemente a asesoria legal para asuntos rutinarios, lo
cual incrementaba los gastos legales. Las tareas de limpieza
v mantenimiento en dreas comunes no seguian protocolos
definidos. Ademas, la planificacion y presupuestacion
financiera era reactiva a los nuevos requisitos legales del
estado de La Florida sobre fondos de reserva.

Lo que hemos hecho: accion y supervision

Tomamos medidas inmediatas para corregir el rumbo:

1. Reforma Operativa

* Beneficios del personal: revisados y mejorados.

* Revision de proveedores: contratos evaluados y
proveedores con bajo rendimiento fueron reemplazados.

» Consultores externos: contratados para validar
hallazgos y apoyar a la administracion. Con mas de
30 arios de experiencia combinada en operaciones y
gobernanza comunitaria, los propietarios de la firma
estan trabajando directamente con BPII para fortalecer
nuestro modelo de autoadministracion. Su experiencia
nos esta ayudando a construir sistemas administrativos
solidos, mejorar la supervision de proveedores e
implementar decisiones basadas en datos, todo sin los
costos de una empresa de administracion tradicional.

2. Aceleracion de Proyectos

* Recertificacion de 40 arfios: continia dentro del
presupuesto y calendario, con todos los documentos
requeridos entregados a la ciudad.

o Juntas de expansion y membrana: revision del alcance;
posible inclusion en el proyecto de recertificacion.

e HVAC: firma de ingenieria MEP seleccionada y en
funcionamiento.

e Sistema BDA: alcance definido y contrato en fase final
de negociacion.

o Infraestructura de carga para vehiculos eléctricos:
estudio de factibilidad concluido, opciones en revision.

Pasa a la pdagina 5

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.
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Cara del Presidente (viene de la pdagina 4)

* Alarmas contra incendio y seguridad: nuevos
proveedores identificaron brechas criticas que estan
siendo atendidas.

o Estrategia de seguros: reduccion de prima de $419,700
con cobertura ampliada.

* Reevaluacion del SIRS: nuevo consultor contratado
para actualizar la evaluacion, asegurando proyecciones
mas realistas.

3. Estabilizacion Financiera

e Linea de crédito saldada: de $240,000 a $0

e Reservas: $2.35 millones a Junio, un aumento de $1
millon afio contra ario

*  Superavit operativo: $334,000 de Enero a Junio 2025,
872,000 mas que el mismo periodo anterior

*  Optimizacion de ingresos: tarifas ajustadas al mercado

»  Cobros: nuevo bufete legal (Siegfried & Rivera) para
cuentas vencidas

o Tecnologia: plataformas seleccionadas para mayor
eficiencia digital

4. Transparencia y Participacion Comunitaria

*  Reuniones mensuales de la Junta abiertas a la
comunidad

»  Comité de proyectos creado y activo

* Informes financieros publicados en www.bpp2.org

*  Votacion electronica: proveedor seleccionado

*  Documentacion clave: disponible puntualmente en
el sitio web, incluyendo reportes mensuales, actas,
presupuestos aprobados, etc.

5. Entendiendo el aumento de mantenimiento 2024 El

aumento del 45% fue dificil para todos. Hechos:

o 12% fue para cubrir déficits operativos heredados

*  33% fue para cumplir con los requisitos estatales de
reserva Estamos reevaluando formas para mitigar
impactos financieros futuros, dando seguimiento a los
cambios legislativos.

Lo que viene

Pronto pasaremos de la recuperacion reactiva a la
planificacion proactiva. Nuestra meta para 2025:
establecer los sistemas, controles y datos clave necesarios
para lanzar un Plan Maestro en 2026—un mapa como guia
para la estabilidad y valorizacion de nuestra propiedad a
largo plazo.

Una responsabilidad compartida Pedimos su paciencia,
comprension y colaboracion mientras implementamos los
cambios que todos sabemos se necesitan. Algunas de estas

transiciones pueden afectar temporalmente las operaciones
diarias. Nos guiaremos por los datos, los hechos y su
opinion para tomar decisiones informadas. Pronto se
implementaran encuestas y herramientas de votacion: su
voz es muy importante.

Esta Junta no fue elegida para quedarse en lo seguro. Fue
elegida para hacer preguntas dificiles, exigir respuestas y
actuar. Seguiremos informando con claridad y actuando
con determinacion. Valoramos sus comentarios. Su
confianza no se da por sentada.

Con determinacion y gratitud,

Eleonora Gabaldon Presidenta,
Junta Directiva Asociacion de Condominios Brickell Place
Phase Il

Por favor, tener en cuenta que la version en Inglés de esta carta
es la version oficial. La traduccion al Espariol se proporciona
para su conveniencia y puede contener ligeras variaciones en
el tono o en el significado exacto del contenido.

BRICKELL PLACE CONDOMINIUM

Most Recent Sales

Apt #| Bed |Bath| Sq Ft | Sold Price
A-408 | 2 2 1,661 $745,000
A-2007 | 1 1 1,064 $555,000
A-1202 | 1 1 1,064 $535,000
A-1805 | 1 1 868 $427,000
B-2404 | 1 1 868 $500,000
D-901 | 2 2 1,567 $785,000
D-2112 | 2 2 1,424 $650,000
ALYESKA SEMSCH

JOSE CARLOS JIMENEZ

786-326-7655

info@semschrealty.com

SEMSCH

REALTY

SEMSCH REALTY
200 Crandon Blvd Suite 204, Key Biscayne, FL. 33149
Brickell / Downtown / Key Biscayne
Coconut Grove / Coral Gables / Sunny Isles

Information is believed accurate, but not guaranteed. Information obtained from Miami-Dade public records.

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.
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NOTICE TO ALL RESIDENTS

Dear Residents,

We would like to share a few important updates
regarding maintenance, amenities, and community
improvements:

1. Pest Control Services

The Association continues its
proactive efforts to ensure the
property remains free of pests.
Professional extermination services
are being scheduled for all units and
common areas. All units will be
serviced unless a resident chooses
to opt out.

2. Temporary Tennis Courts & BBQ Reservations
While our new reservation platform is being finalized,
a temporary process has been implemented for
residents wishing to reserve the tennis courts or BBQ
areas. Please contact the security dept. to secure your
preferred times. This temporary process will remain in
place until the new system goes live.

3.Pool Area Upgrades — New Cushions & Umbrellas
We are pleased to announce the arrival of new cushions
and umbrellas at the pool area. Residents are kindly

WANTED

PRINT JOBS
anything that puts ink on paper

Condo/HOA Services

steliar

Public Adjusting Services

reminded to handle these items with care and respect
so everyone may enjoy them for years to come.

4. 40-Year Recertification Update

The Association is actively working with engineers
and contractors on the 40-Year Recertification Project.
Progress continues on schedule, and further details on
timelines and phases of work will be communicated in
the coming weeks.

5. Welcome — New Facilities & Operations Manager
We are excited to announce that
a new Facilities & Operations
Manager has been hired and
will officially begin on August
25, 2025. This role will focus on
overseeing property maintenance,
vendor coordination, and
operational efficiency across the community. We
encourage all residents to join us in giving him a warm
welcome as he becomes part of our team.

Thank you for your cooperation and continued support
as we work to improve and maintain our community.

Sincerely,
Brickell Place Phase II Management

CALL US BEFORE YOUR
INSURANCE COMPANY!!

(305) 396-9110
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Contact Marc (the newsletter guy)
cgpimarc@earthlink.net
786-223-9417
for a no obligation quote on your next print job
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Professional Insurance Claim Representation

?
\WATER DAMAGE TO KITCHEN OR FLOORS?

LEAKS FROM UNITS ABOVE?
AIR CONDITIONER LEAK?
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DON’T BE POLITE WHEN IT COMES TO SECURITY

One World Trade Center in New York City, has a security
system that cost $20 million to purchase and install in 2008.
Nonetheless, in 2016 a New Jersey teenager managed to
get in and roam about for two hours. Everyone knows
the security dangers in that scenario. Maintaining secure
areas is a problem because people are so nice. They let
their colleagues into the building, even when they are not
sure they know the person. The most common causes of
unauthorized entry into a building are piggybacking or
tailgating.

Tailgating and piggybacking
Tailgating occurs when one person properly enters a secure
door but another follows, unbeknownst to the first person.

Piggybacking is different because the piggybacker gets
permission. The piggybacker actually asks for access (Hey!
Hold the door!). Sometimes, people just hold the door for
the person coming behind them.

The habit of courtesy
wHolding the door for someone is a deeply ingrained habit.
If that person is carrying something large, like computer

NO JOB TOO SMALL

PAINTING AND MINOR REPAIRS
SATISFACTION AND QUALITY GUARANTEED

REMODELING & INSTALLATIONS
Kitchens | Bathrooms | Interiors | Cabinets
Vanities (New & Resurfaced)
Baseboards & Crown Molding

Quartz, Marble & Granite Countertops
Popcorn Ceiling Removal | Interior Doors & Frames
Impact Windows & Doors
Plumbing & Electrical Service
Ceramic Tile & Marble Installed | Mirrors

equipment, it is virtually seen as a requirement to hold the
door. But that is a typical ruse.

“If you ever used
your access card to
get into a building,
then held the door
open so someone
who looked like he
might work there
can enter, you have
participated in a
security  breach,”
says Mark Borto,
CEO of Boon Edam, the leading manufacturer of security
entrance solutions in North America. Quoted in Bloomberg
Businessweek, Borto also says, “The best access control
systems in the world can be defeated by exploiting the fact
that people are nice and will allow others to follow them
through doors.”

Simple courtesy seems benign but it puts everyone at
risk.

Specializing in condo &
apartment interiors, we
enhance your home’s value
with expert remodeling—
kitchens, bathrooms, full

renovations & additions.
Family Owned for 40 years.

Design & Management
Services

Free Estimates

Service & Quality

Commercial & Residential

DIAMON D REMODELERS

KITCHEN AND BATHROOM SPECIALISTS
GARAGE CONVERSIONS & ROOM ADDITIONS

JEFFREY DIAMOND ANTHONY LASORSA
Lic# CC94BS00437 Lic# CGCO31497
Licensed & Insured General Contractors

305-865-9005

www.diamondremodelers.com

@) @diamondremodelers [ Diamond Remodelers

Special Discounts will be applied for mentioning this ad
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THINKING OF SELLING OR BUYING?
| CAN HELP. | AM AT YOUR SERVICE.

Get Honest Experienced Help Selling or Buying your Home.

TRUST the advice of a professional.
When it comes to Selling or Buying a home, it is important to trust in a
Real Estate Agent who cares about your neighborhood as much as you do.
When you are ready to buy or sell give me a call, your local real estate expert.

Find out what your
home might be worth
in today’s market.
Rasa Jacquelin | Realtor

L Call me today for a FREE, no cost obligation, comprehensive market analysis of your property.
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Snow's Jewelers is paying top dollar for
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Come in and get a free quote.
NOW IS A GREAT TIME TO SELL!

CALL OR TEXT EDDIE SNOW:

Cell: 305.582.8117
Store: 305.443.7448

Consignment service is available. All transactions are strictly confidential.
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270 Miracle Mile, Coral Gables, FL 33134
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