**** CASE NUMBER: 502026 CA000960XXXAMB Div: AE ****
Filing # 240339523 E-Filed 01/27/2026 10:15:42 AM

IN THE CIRCUIT COURT OF THE
FIFTEENTH JUDICIAL CIRCUIT IN AND
FOR PALM BEACH COUNTY, FLORIDA

VILLA VALENCIA CONDOMINIUM
ASSOCIATION, INC., a Florida
non-profit corporation,

Plaintiff,
V.

BETHANY J. REIS,

Defendant.
/

COMPLAINT
COMES NOW the Plaintiff, VILLA VALENCIAW\CONDOMINIUM ASSOCIATION,
INC. (“ASSOCIATION”), by and through undersigned counsel, and hereby sues the
Defendant, BETHANY J. REIS (“OWNER™), and alleges as follows:

JURISDICTION-PARTIES AND VENUE

1. This is an actionfor injunctive relief and other equitable relief and is within
the jurisdiction of this Court.

2. ASSOCIATION is, and has been at all relevant times, a condominium with
its principal place oftbusiness in Palm Beach County, Florida.

3. Since 2014, OWNER has been the owner of real property located at 50 SE
12t Street, Unit 168, Boca Raton, FL 33432 (“Unit 168”), legally described as:

Unit 168, Villa Valencia, a Condominium, according to the Declaration

of Condominium thereof, as recorded in Official Records Book 2117,

Page 1396, and all amendments thereto, of the Public Records of Palm

Beach County, Florida.

A true and correct copy of the Warranty Deed is attached hereto as Exhibit A.
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4. Venue is proper in Palm Beach County, Florida, as Unit 168 is located in
Palm Beach County and all events giving rise to this action occurred in Palm Beach
County.

5. All conditions precedent to bringing this action have been performed,
waived, or excused.

GENERAL ALLEGATIONS

6. ASSOCIATION is a non-profit corporation and a condominium association
organized and operating pursuant to pursuant to Chapter 718,Florida-Statutes, and its
governing documents, including the Declaration of Condeminium of Villa Valencia, a
Condominium (the “Declaration”), recorded in Official’'Records Book 2117, Page 1396 et
seq., of the Public Records of Palm Beach County, Flerida, as well as the Bylaws, Articles
of Incorporation, and Rules and Regulations (the “Rules”) of the ASSOCIATION
(collectively the “Documents”), as amended from time to time. True and correct copies of
the operative sections of the Documents-are attached hereto as Composite Exhibit B.

7. Unit 168 is governed by and subject to the terms and conditions of the
Documents.

8. OWNER, by virtue of her ownership of Unit 168, became bound by and are
obligated to comply with the terms, conditions, provisions, and covenants contained within
the DoCuments.

9. Section 12 of the Rules states as follows:

12.  No pets are permitted in the apartment buildings or on the grounds

of the buildings at any time, with the exception of the usual domestic fish or

birds, providing they create no nuisance to other members of the

condominium.

See Exhibit B.



10.

Section 7.3 of the Declaration’s By-Laws, governing Building Rules and

Regulations, states the following:

b. Owner shall not use or permit use of their apartment in. any

manner which would be disturbing or be a nuisance to other owners, or in
such a way as to be injurious to the reputation of the property.

See Exhibit B.

11.

Section 718.303, Florida Statutes, governing Obligations of*ewners and

occupants, states in relevant part the following:

(1)

Each unit owner, tenant and other invitee . . . is/governed by, and

must comply with the provisions of, this chapter, the declaration, the
documents creating the association, and the association bylaws which are
expressly incorporated into any lease of a unit. Actions at law or in equity,
or both, for failure to comply with these provisions may be brought by the
association . . . against: . . . (b) A unit owner . (e) Any tenant leasing a
unit, and any other invitee occupying a unit.

The prevailing party in any such action,. . \is entitled to recover reasonable
attorney fees. . . . This relief does.not exclude other remedies provided by
law. Actions arising under this subsection are not considered actions for

specific performance.

12.

OWNER owns at least four cats, claiming that one or more are emotional

support animals. ASSOCIATION has previously agreed to one (1) emotional support

animal. Notwithstanding,’she harbors and allows said cats to roam outside of Unit 168

where they are seen climbing on cars and walking in the common areas, thereby creating

a nuisance contrary to the Documents.

13.

ASSOCIATION sent OWNER a cease-and-desist letter on June 6, 2023,

but it was ignored by OWNER. See Exhibit C.

14.

When OWNER failed and refused to cure the aforementioned violation,

ASSOCIATION sent OWNER a pre-suit mediation demand on June 27, 2023 pursuant



to Section 718.1255, Florida Statutes, which OWNER failed to respond to. See Exhibit
D.

15. On October 7, 2025, a second pre-suit mediation demand was sent which
was also ignored by OWNER. See Exhibit E.

16. ASSOCIATION is entitled to enforce the provisions of its Documents in this
Court.

17.  ASSOCIATION has been forced to retain legal counsel-andto pay counsel
a reasonable fee for services incurred herein, which amount is“recoverable pursuant to
the terms and provisions of Chapter 718, Florida Statutes.

CLAIM FOR INJUNCTIVE/RELIEF

18. ASSOCIATION adopts and reallegés paragraphs 1 through 17 as if fully set
forth herein.

19.  This is an action for injunetive relief.

20. ASSOCIATION has no.adequate remedy at law and an action for injunctive
relief to obtain compliance with the Documents and the provisions of Chapter 718, Florida
Statutes, is specifically @uthorized by Section 718.303(1), Florida Statutes.

21.  ASSOCIATION has a clear legal right to the relief sought and has a clear
interest in the subject matter of this suit. ASSOCIATION has established that a clear legal
right has*been violated by virtue of OWNER’s ongoing violation of the Documents and
Chapter 718, Florida Statutes.

22.  ASSOCIATION is likely to succeed in this action because it affirmatively
appears from the Complaint that a reasonable probability exists that a real injury has, and

will, continue to occur if an injunction is not granted.



23. Enforcement of terms and condition of the Documents consistent with public
interest and public policy favors that an injunction be issued in favor of ASSOCIATION.

24.  Pursuant to Section 718.303, Florida Statutes, ASSOCIATION has the clear
legal right to bring this action and is entitled to injunctive relief against the OWNER.

25. By violating the provisions of the Documents, as well as Chapter 718,
Florida Statutes, ASSOCIATION is suffering irreparable harm, for which*there is no

adequate remedy at law other than injunctive relief. See Amelio v. Marilyn Pines Unit I

Condominium Ass’n, Inc., 173 So.3d 1037 (Fla. 2d DCA 2015).

WHEREFORE, Plaintiff, VILLA VALENCIA CONBOMINIUM ASSOCIATION,
INC., demands judgment in its favor and against Defendant, BETHANY J. REIS, which:

A. Finds OWNER is in violation of ASSOECIATION’s Documents by creating a
nuisance in continually allowing her eats to roam the community;

B. Requires OWNER to either keep one emotional support cat indoors at all
times or remove<all the  cats permanently from Unit 168 and the
Condominium property;

C. Permanently,.enjoins OWNER from violating the Documents as set forth
above and‘require OWNER to comply at all times in the future with the
Documents;

D: Requires OWNER to reimburse ASSOCIATION for the reasonable
attorneys’ fees, costs, and other expenses which it has incurred in this
matter; and

E. Grant ASSOCIATION such further relief as the Court deems just and

proper.



Dated this 27" day of January, 2026.

By:

SACHS SAX CAPLAN

Attorneys for Plaintiff

6111 Broken Sound Pkwy NW, Suite 200

Boca Raton, Florida 33487

Tel: 561-999-4499 / Fax: 561-537-8638

Email: lwilder@ssclawfirm.com
smurguia@ssclawfirm.com
dcompagnone@ssclawfirm.com

/s/ Leonard Wilder

Leonard Wilder, Esq.
Fla. Bar. No. 096067
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o Prepared By: Beverly R Sigler
@\ GOLD COAST TITLE COMPANY SERVICES, INC,
398 CAMINO GARDENS BLVD., SUITFE. 110 CFN 2014@365406
\ BOCA RATON, FLORIDA 33432 OR BK 27074 PG @449
incidental to the issuance of a fitle insurance policy.
\P i RECORDED 10/@2/2014 12:49:44
Parcel 1D #: 06434730330001680 Palm Beach County, Flerida

WARRANTY DEED AMT 95, 004. 59
Doc Stawmp 665. 8¢

(INDIVIDUAL)  gyaron R. Bock,CLERK & CONPTROLLER

Pge @449 - 451; (3pga)
This WARRANTY DEED, dated ber 2014, by

Laura Julian, a single woman

whose post office address is: 27 Tanglewood Drive. Hamilton, NJ 08619
hereinafter called the GRANTOR, to

Bethany J. Reis, a single woman

whose post office address is: ‘_{0 SE /ﬁ:ﬁt&‘f#/w G{, g&f‘k &dm"ﬂ

33433
hereinafter called the GRANTEE:
(Wherever used herein the terms "Grantor” and "Grantee” include all parties to this instrument
and the heirs, legal representatives and assigns of individuals, and the successors and assigns of
corporations.)
WITNESSETH: That the GRANTOR, for and in consideration of the sum of $10.00"and other
valuable considerations, receipt whereof is hereby acknowledged, hereby grants, bargains, sells,
aliens, remises, releases, conveys and confirms unto the GRANTEE, all that certain land situate
in Palm Beach, Florida, viz:

SEE EXHIBIT "A" ATTACHED HERETO

SUBJECT TO covenants, conditions, restrictions, reservations; limitations, easements and
agreements of record, if any; taxes and assessments for the year 2014 "and subsequent years; and
to all applicable zoning ordinances and/or restrictions and prohibitions, imposed by governmental
authorities, if any.

TOGETHER with all the tenements, hereditaments, and appurtenances thereto, belonging or in
anywise appertaining.

TO HAVE AND TO HOLD, the same, in feé simpie forever.

AND THE GRANTOR hereby covendfits with said GRANTEE that except as above noted, the
GRANTOR is lawfully seized of saidyland.in fee simple; that the GRANTOR has good right and
lawful authority to sell and conyéy said‘land; that the GRANTOR hereby fully warrants the title
to said land and will defend thé same-against the lawful claims of all persons whomsoever.

IN WITNESS WHEREOF, GRANTOR has signed and scaled these presents the date set forth
above,

SIGNED IN THE PRESENCE OF THE FOLLOWING WITNESSES:

T % ig“g E"?‘";{Z’ 1Y m ——— EE.
"J

&Pri OSLHYNE DARD UCD Lewrahulin =~

Witnes§ Signature:

State of FLORIDA
County of PALM BEACH

T OREGOING INSTRUMENT was sworn and acknowledged before me on
A 2014, by: Laura Julian, who is personally known to me or who has

produced DRIVERS LICENSE as identification.
Signature: & %——’

My Commission Expires: ~TNotary Public

(Seal)

PLAINTIFF'S
EXHIBIT

A
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WARRANTY DEED
(Continued)

EXHIBIT “A”

LEGAL DESCRIPTION

Unit 168, Villa Valencia, a Condominium, according to the Declaration of Condominium
thereof, as recorded in Official Records Book 2117, Page 1396, and all amendments
thereto, of the Public Records of Palm Beach County, Florida.

SUBJECT to all the covenants, conditions, restrictions and other provisions of the Declaration of
Condominium, its exhibits and attachments thereto, which the Grantee assumes afid-agrees to
observe and perform, including, but not limited to, the payment of assessments for the
maintenance and operation of said condominium.

TOGETHER with. an undivided interest in the Common Elements declared in'said Declaration of
Condominium to be an appurtenance to the above described unit,

Property conveyed herein is not now nor never has been the homestead property of the Grantor,
nor does it lie contiguous to the homestead property of the Grantor, who resides at:

27 Tanglewood Drive, Hamilton, NJ 08619.

Book27074/Page450 Page 2 of 3
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VILLA VALENCIA
CERTIFICATE OF APPROVAL
~OWNER~

The undersigned Representative of VILLA VALENCIA CONDOMINIUM
ASSOCIATION, INC. certifies that the Board of Directors of the Association
approves the following purchase:

Bethany Reis & Ayhan Ozkan
50 SE 12" STREET, APT. 168
BOCA RATON, FL 33432

and further certifies that the Board of Directors authorizeés him to sign this
Certificate of Approval on behalf of the Corporation,

By:

Kuftis Draxl, Representative

DATE: 9.9.2014

Villa Valencia Condominium Association, Inc. 50 SE 12 ST, Boca Raton, FL 33432

Book27074/Page451 Page 3 of 3



] This [nermiment Wwaf prepaco waq prepared by
* ) THOMAS 1. LASALLE

P. O. Box 7538
Fort Luuderdaie, Florida 33505
DECLARATION OF CONDOMINIUM
14337 e
M - OF
(\ VILLA VALENCIA, A CONDOMINIUM

/
B&ILE MANAGEMENT CORPORATION, a Florida corporation,
berex. ,h;‘pr referred to as the Developer, does hereby make the
follo spétlarations:

; “fﬂt{}purpose of this Declaratiom is to submit the lands
describe&—'in t;hi_:ﬁ instrument and improvements on such lands to
the condominiimh form of ownership and use in the manner provided
by Chapter ¥LVAFlorida Statutes, hereafter called the Condominium
Act, Except wlii}re permissive variances therefrom appear in this
Declaration, the apnexed By-laws, or the Articles of Incexporation
of VILLA VALEN ﬁ,b NDOMINIUM ASSOCIATION, INC., a Floridaweodrpor-
ation not for p %, or in lawful amendments to these instruments,
the provisions o (dhﬁpter 711, supra, including the definitiocus
therein contained, @dopted herein by expreseireference as set
forth in heaec verba(‘g’and said Statute, as aménded from time to
time, and this Declaratgmn, the acnexed By<Laws, and the Axticles
of ‘anorporation, as lly amended from time to time, shall
govern this condominiusé and the rightsy dutles and respomsibilities
of ownership of condominfﬁx parcels therein,

w3 [Ep 7 PH12100

1.1 The name by: ph.lx:h this condominium is to be iden-
tified 1s VILLA VALENCIA, MCGNQOHI.NIUM and its address is
50 Southeast 12 Street, Bac&fnaton, Palm Beach County, Florida.

/ﬂ' 9]

Lg/’ 0 1.2 The lands owne y" yeloper, which by this instru-
(14

ment are submitted to the)cond ictm.’form of ownership, are the
lands lying in Palm Béach Qount: orida, as described in Exhibit

"Y' attached hereto and/made a paft’,ﬁp;reof which shall hereinafter
be known as "The kand,"

\ ¢,"

PPN
2. DEFINITIONS, / The terms used~i “¢his Declaration and 4n
the Articles of Incorporation and By-Laws.of VILLA VALENCIA
CONDOMINIUMPASSOCIATION, INC., a FloridA/nén-profit corporation,
shall have the meaning stated in the Co minium Act and as follows
unlessasthe context otherwise required. C ;

't-..a-,

2.1 Apartment means unit as dsij.nég) by the Condominium

J,u

Acty

\..-'""

2,2 Apartment owner means unit owner as defined by the
Condominium Act,

2.3 Association means VILLA VALENCIA CONDOMINIUM ASSOCIA-
TION, INC., and its successors.

2.4 Assessment means a share of the funds required for
the payment of the condominium expenses which from time to time
are assessed against the individual owner by the Association,

2.5 By-Laws mean the By-Laws for the government of
the condominium as they exist from time to time and as they are

e )17 pei 1396

ot

PLAINTIFF'S
EXHIBIT



RULES AND REGULATIONS

OF . : 2 o

VILLA VALENCIA CONDOMINIUM ASSQCIATIONE'INC.

1. The giﬁéﬁhlks, entrances éhd'Efif;§5§§”3f'ééﬁ¥f:w‘m
ment buildings shall not be obstfucted or used for any other g

purpose than to ingress to ang egress from apartment units. i\

e & : S

2. Nothing shall be hung or shaken from doors, win-.
_dows, walks or corridors of an apartment building. '

e - . it rareas

parte

ment building nor any of the’common elements of the Condo-
minium shall be decorated or furnished by any aparfment owner

.. or resident, ; : - .

4. Apartment owners are specifically cautioped that =~
their right to make any addition, change, alreration or dec- :
oration to the exterior appearance of any portion of an
apartment building, subject to thé previslonsiof/ the Declars
ation of Condominium, SR _ ; . N

v -5, No apartment owner or yésident shall-play upon or .
permit to be playﬁd any musical instrument oxr operate or per-
mit to be operated a phonographjiradic, relevision set or
other loud speaker in an apartmentybetwesn the hours of 11:00
p.m. and the following 8:00(a,m. if the same shall disturb

or annoy other ‘occupants of the building. ' : !

- 6. All garbage and refuse is tc be ‘wrapped and sealed
in plastic bags and deposited only in ‘the facilities provided
adjacerit to each apartment bullding for ihat purpose.

7. Automobile parking spaces shall be used solely-

. " and exclusively for~that purpose. They 3hall.rot be used for

the storagelof boats, inoperative automcbiles, or any purpose’
whatsoever othe® than parking facilities, as aforesaid. An
apartment owner may not lease or assign his automobile parking
space ‘except In conjunction with a lease of his apartment, which
lease has been approved in accordance with the provisions of the
Declaration of Condominium, . “
. - []
8. Complaints regarding the service of the Condominium
shall be made in writing to the board of directors. ,
- , )

‘ 9, Apartment owners, residents, thelr families, guests,
servants, employees, agents, visitors, shall not at any time or -
for any reason whatsoever enter upon Or attempt to. enter upon
the roof of any building. :

10. There shall not be kept in any apartment anf in-
flammable, combustible or explosive fluid, material, chemical,
or substance except for normal household use. i

. meweatt

Exhibit "z'' - Page | &
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i 11. The use of the recreational facilities shall at
T all times be.subject to such _rules and regulations as the.
' Lessor may establish.

X " ' 12. No pet$ are permitted in the apartmént buildings
: ‘wr on the grounds of the buildings at any time, with the ex-
ception of the usual domestic fish or birds, providing they
create no muisance to other members of the condominium.——swe—

13. For the purposes of emergencies;-the owner of
_____each upit shall deposit with the Assoclation a key ox-keys. .. S
firting all locks to his apartment., .including baleony-deorss—~
?é 1f any of said locks are changed, the owner shall immediately
' provide the Association with a new key, . ]

IQ;.' . . ... la. . There shall be no.sdlicitlng.by'any1¥axscns,n

anywhere within the condominium propéxty for any purpoSe

whatsoever, except as authoﬁized by the Board of Directoxs.. -
i N ;

= E . ' .

52117 ne1d32
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2 ~ EXHIBIT “»"

- BY-LAWS
OF N
VILLA VALENCIA CONDOMINXUM ASSOCIATION, INC. v ;
. i mgmrry. These are the By-laws of VILLA VALENCIA CONDO-
/. MINTUM ASSOCTIATION; INC., (hereinafter called "Association'), 8 =tz

'. ‘corporation not for profit under the lais: of the State of Florida, ==
the Articles of Zacorpgrat ion of which were filed in the office of \./”‘
the Secretary of State on the lst day of May, 1972. The Assodiation

has been organized for the purpose of administering a gondominium

- &S 5 :
mindum Act in these By-Lawsj“which condeminium is identified by ‘the™
fame, VILLA VALENCIA, A CONDOMINIUM, (hereinafrer referred todas
"Condominium"y, and is locatéd upon the lands described ‘in Exhibit

e N OO 2 0 S LT
"¢ D-1, attached hereto and made a part hereof. f

1.1 The office of the Associction shall besat: N0 South- . .

“gast12 Stréet, Boca Raton, Palm:Baach'ﬂouﬁf§:w?15}E&éL

1,2 . The fiscal year of the.h@&gé{gi}on shall be Juiy 1-

. d
”n

" June_30.
i ' 1.3 Thé seal of the hssoci&tion;shall-haﬁe'inscribgd
thereon the name of the Association,-thedyea¥, of its organization,

and the words ''Non Profit". Said, seal/mayibe Wsed by causing it or

a facsimile thereof to be impressed, affiixed, reproduced or ‘otherwise,

2. MEMBERS.- & ' R
) 2ol Qualification, The-mﬂmbyrs of the Assgciatibh shall”’
_ qonsisdt of all of the recoxd owners of apartments in the Condominium,
. and -such membexship shallsbeegmé~effective immediately upon a-party
_ becoming. a record: titlelowpex of an apartment_in the Chndominium. . Sy zmspn

*

; - 2.2 Change—éﬁﬂ@égbershiﬁ. After receiving the approval
of the Association elspwhere required, change of membership in the
i Assosiation-shakl-be—estabd - wiing—in—the-Bublic—Recordo— ===
.,  .6f the County wherein. the land déscribed in Exhibit D-1, attached !
hereto and mede a part hereof, a deed or <thexr instrument establisie
ing a tecord title to an apartment -in the Condominium .and delivery to
the Asso@iablon of a certified copy of such instrument, the granted’
in such' instrument thereby lmmediately beccming a.member of the
Asso¢iation in the place and stead of the prior owner,..The member- .
ship of a prior owner shall thereby be terminated,* ) .

2.3 Vbting.aight. The members of the-xggociatign'shall v

be entitled to cast onme (1). vote for each apartment owned by them.

R eent 18 owned by one person, hig right to- Y- )
by the record title to his apartment in—tte—€endominium, °If an apaxt-

. ment is owned by more than one pexrsen, the person entitled to cast
the vote for the apartment shall be-desigrated by a certificate .
signed by al} of the record owners of the apartment and filed with the
Secretary of the Association, If an apartment is owned by a corpor-
ation, the person entitled to cast a vote for the apartment shall be
designated by a certificate of appointment: signed by cthe Presidént ...

gu2117 moed4dd -

e
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or Vice President and attested by the Corporation and filed with' the
Secretary of the Association. Such certificate shall be valid until

. revoked or until superseded by subsequent certificate, or until a
change in the ownership of the apartment concerned., A certificate
designatinz the person entitled to cast the.vote of an apartment may
be revoked by any owner thereof. If such a certificate is not on file,
the vote of such owner shall not be considered in determining the 08

,
L i

TR S e

requiremenc for a quorum, not for any other purpose. .
- 2.5 Restraint upon Assi nt of Shares dhd:-Assets, The %ﬁ
T share of a member in.the.funds and.assets of .the.Association cannot be - .4
assigned, hypothecated or transferred in any manner except as an ap- . _ﬁ
purtenance to his apartment. . ‘o . oo

. = . - . e . . ) :.%

the provisions of the Articles of Incorp@&atiqn.oﬁ th Association, ! Ny
these By-Laws, the Declaration of Condomisiium, ox' where the same, may R

otherwise be required by law, - the aifirmnmiygnhoue,of the ownets of

members' meeting at which a quorum is prageht shall be,bindingliupen . - :
the members., R v ) A vl
. . e - ] - _'a

; PR f— 4

3, MEMBERS' MEETINGS,

]
- - ﬁ
e

. : 3.1 The Annual Members Meeting $hall Betheld in the Recre-
ation Room of the Condominium at 7:30 o'clygk PiM., Bastern Standard
Time, on the second. (2nd)-Monday in June of” géch year for the purpose
of electing Directokxs and transacting any othexr business anrhorized = -~
to be transacted by ‘the members;: providedj, however, if that day is a ~ e

legal holiday, the meeting shall be ‘held at’\thevgame hour on the next -
day that is not a holiday, The annual mmeeéag-aquJagﬁﬂgived by agree- o
ment of seventy-five (75%) percent <f the members, in wr Eiﬁg;. i i

., 3.2 Special Members'(Méétings, Special membérs' meetings, :
shall be.held whenever called-by a majority of the Board ofi Diredtors &
and must be called by such pi:ecthg,upon-receipt of a written request Pa

from memhers entitled to east Eiffy-one {51%) percent of the wotes of
. the entire membexsHip. A Ju i lllo i . I -

_ 3.3 Noticé of AXY) Members' Meetings. Motice of all mem- :
bers' meetings, statipng the time and place and the objects for which -
the meéting 1s called, shall be given unless waived in writing. Suen
notice shail be in.writing and furnished to each member at his address d
as 1t appears on\the books of the Association, and shall be mailed not Sl
less than _ten (10) days,’ nor: more than, thirty.(30) days prior to the =
date of the meeting, -Proof of.such mailing shall be given' by Affidavit. _ .
of the.person giving notice, Notice of mecting may be_waIvEd before g

ox after meeting,

. ! . : . -
. 2 3.4 A Quorum. A qUorum at members' meetings-shall consist
gf“persons entitled to cast a majority of the votes=of the Association.
_The acts approved by a majority of those present at a meeting at which
. .a..qliorum is. present..shall. constifute-the.actg-of -the memberss. except
= 84 rovalby. sgBeatetonunber-ofmenhyia=is: Tequize

capproval-by: a=§ Bentet-number:ofsmemhira=is required:by the-Dec- =

laration of Condominiiin, the Articles of Incorporation of this Associa- Ly

—. tion, or these By-Laws. Joinder of a member. in the action of a meeting i

by signing and concurring in the minutes thereof shall comstitute the j
presence of such member for the purpose of determining a quorum,

mdy be made by any person entitled to vote and shall be valid only fox
the particular meeting designated.therein, afid must be filed with the .
Secraetary before the appointed time of the meeting or any adjournment

thereof, ', I
. WB2117 w1445

"

s
3.5 Proxies. Votes may.be cast in person or by proxy. Proxy ¢f§
1



Py

3.6 Adjourned Meeting. If any meetings of members can- 4

net be organized because a quorum has not attended, the members

who are present, either in person or by-proxy, wmay adjourn the meet-

ing from time to time until a quorum is present. »

3,7 Order of Business. The order of business at annual

members' meetings,
meatings, shall be:

~//.‘a'
. b.

C.

d.

and as far as practical at all other members’

»

Calling of the, xoll and certifying of proxies.,
Proof of notice of meeting or.waiver of notice.
Reading gnd disposal «f any unapproved minutes.
Reports of Officers. - .

S ; e. Reports of Committees., - .
£ Election.of Directors
. g. Unfinished Business.
\ h, New Business. . N
’ % i, Adjournment. : . 3

3.8 Proviso.. Pré#ided; howeuar,'éhat until oha'(l)‘yehf

after the Developer of the Copidominium has completed apd-seld all .

e undte-of-said--Condominium;--or -until -three (3) years from the date of
the issuance of the certificate of occupancy by the applicable govern-
ing authorities on the subject Condominium, whichever shall occur first,
or sooner, as in the determination of the Developer, that . proceedings

of all meetings of

.- effect, unless approved by the Board ofdﬂﬁ@¢tor§.' This paragraph

may not be amended.

4. BOARD OF DIRESTORS.

the members of the Assoiiatiom shall have no -

' 4,1 Membership. Affairs of, tive Assoctation shall be man-
- aged by a Board of Directors of not less than Five (5) persons., The
. numbet of Directors shall be established by the Board of Directors

from time' to time.

P PUEC—

4.2 Election of Dirqcéoré, Election of Directors ghalllye

conducteg in the following manner: . :
- ‘a. The members of the Board of Directors shall be
. elected by a plurality, of/the votes cast at the annual meeting of the
members ssociation, and shall serve for a term of onme (1) year, .
by . A nominating committee of five (5) mémbers shall . B!

be appointé€d by The-Board 6f Directofs Hot 1&4s thap thifty (30) days
prior to(the annual members' meeting, The committee shall nominate one
(1) person for.each director then .serving plus two (2) additional

persons. |Other nominations wmay'be made froem the flo§r by the general

membexship.

- C.

‘unanimous comsent), each person voting being-entitled to-cast—his=votes——=c=;

Election shgll be by.ballot (unless dispensed by . ..

i

i

i

~ :
:J‘.":;:\'n:.‘g

- for each of as many nominees=a- there-ares VnEancles “te - be il e girappunmys

shall be no cumulative woting.

A
3
)

: 4.3 Removal of Diréctors. Any director ﬁay be removed by
concurrence of two-thirds (2/3) of the vote of the entire membership

at a special meeting af the members calléd for that purpose. The
vacancy in the Boafd of Directors so c¢reated shall be filled By Tthe
members of the Association at the same meeting, otherwise vacancles
in the Board of Directors occurring betweer annual meetings of members

shall be filled by

the remaining Direckoxs.
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newly elected Board of Direcpors-shall~beﬂheld~within-ten~(10)‘days of e

»

. 4.4 ‘Provided, however, that until the Developer of the
subject Condominium has completed and sold all condominium units in
said Condominium, or until after Jume 1, 1973, whichever shall first
occur, all Directors shall be designated by the Developer and not the
owners 6f apartments in the Condominium, and may not be removed as
elgsewhere provided, This paragraph may not be amendedr—————

4.5 Organization Meeting. The organization meeting of the

i e

their election at such place and time as shall be .fixed~ by the Direc-
tors at the meeting which they were elected, and no further notice of

. : 3. Y @ ! i
T éphone or telegraph, at ¢least three (3) days pgéor to the day named f N

‘the -organization meeting shall be necessary. e
7 peestim—n 7. e A . i : ¥
4.6 Regular Me¢tings., Regular meetings of the Board of ww . ;
Directd¥s may be held at such time and place as shall be determimed 3
from time to.time by a majority of the Dirvectors. Notice of regular i
> PUTSTT

equivalent to-the giving of ‘notlce,~

' of a majority of the entire Boaxd of iyecitors, “The acts approved
by a majority of those present, atua meeting which a quotum is present, .

for such meeting+"" -
_ 4,7 Special-Meetings, Special meetings of the Directors )

may be.called by the President, and must becalled by the“Secretary, at'

the written notice of one-third (1/3) of -the Dirgctorg. Not 1és3 than'

three (3) days notice of a meeting shall be givemipersonally or by mail,

telephone or telegraph, which notice shall state time, place and pur-

pose of the meeting, . : X - h -

— 4,8 waiver.qg Notice., -Any-Ddractom may”wéiqe notice of a . i
meeting before oxr aftér the meeting,jandifuch ‘waiver shall beé, deemed "o

2 R

4,9 QuSrugL'mK'duorhm:ét a Dirgpeoxs' meeting shall consist.

ée.'zr

g s 5 it

shall constitute-the acte of tHe Buayd 6f Diréctors, except when appro-
val by .a greater ‘numberof\Directors is required by the Declaration of

Condominium, the Articles of) Incorpsrition, or thewe By-Laws, e T

i 4.10 Adjourmed Meeting. if at any.meeting of the Board of e 25

Pirectors, there.be less'then a quorum present, the majority of those - |
. . = s . - ia

s
4

—. Directoxr for the purpose of‘&g;nrmining'a.qqprumf

"out further motice. - . . .

present.” At any gdjourned meeting, any business that might have been ‘ﬁ
transacted at the meeting as originally called, may be transacted with- i

’ - . . %
4.11 Joinder‘“in Meering By Approval of Minutes, The joinder:
of/a-Director in the action of a meeting by signing and concurring in =
the minutes of that meeting shall constitute the presence of such

Lk pa e b ke

o

P I

meating SHATL b che“CNairman of the Board, if such an officer hag been

e —ly7 12 Presiding Officer. The presiding offfcer of & priactors’ e

elected; and if none, the President of the Association shall preside.

In the absence of the presiding officeéry-the Diréctors prégent shall -

designate one of their numbéi to preside. ___ o
& ;

4.13  The 6tder of busimness at Directors’ ﬁeetiﬂgs shall be
as follows, unless varied by a majority vote of tHe Directors present
at the meeting.

-
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a, Calling of roll, ¥
b. Proof of due notice.of megting.
¢, . Reading and disposal of any unapproved minutes.
d. Reports of Officers and Committees,

e, Election of Officers.

f, . Unfinished Business.

&. New Business, o O
h, Adjourmment. =~ s ‘ %

4.14 Director's Fees, Directors' fees, if any, shall be
* determined by the members of the Association, : - :

—4. 15 Baﬂa:s-and“Du;iaa_ni_nnanLJALDiigd;nzﬁg ALL of the
powers and dutkes of the Assoclation gxi§%in3 under  the Condpminium
Act, Declaration of Condominium, Articles of Incoxporation and these 3
By-Laws, shall be exércised exclusively oy the Board of Directors; its, %

—-_

ment'qpners&when such is specifically required, 'Such, powers/ and duties” v
of the Pirectors shall include, but shall not be limited: €o the follow-. '
ing, subject however, to the provisions of the Declaration of Condo-
minium, the Articles of ‘Incorporation and these By-Laws, o

: o . &, Topurchase insurance upon the“eondomihium property g,
and insurance for the protection of the Association and its membezs. .
BT . b, To contract for management”of the/ Condominium and to -
delegate to the contractor all power and duties of ‘the Association ex-
cept such as are specifically required bydche DeFlaration .of Condo- ; g
minium or these By-Laws to have approval by\the Board of Directors or j
the members of the Association, / oo i

o c. To acquire and/enter ini:c agreement whereby it ac-- R
. quires leaseholds, memberships,(and other possessory or use interests. o
in. 1lands, or. facilities whéther or not cintigyous to the lands of the™ -
- Condominium' intended to provide for the enjoyment, recreation or other
~~7—fmusefandf enefit of the apartment, owners,. ang to declaxe expenses in

connection therewith to-be common. expenses.

d, -T¢ pay all costs of power, gas, water, sewer or :

other utility services rendered to the Condominium and not billed to . t
-~ : : 116 ' . * -

. ’ '] 2

”

e.~.To enforce by legal geans, the provisidénms of the:
Articles .of Incorporation and By-Laws of the Adsoclation, the Declaration =
~  of Condominium and the regulations hereinafter promulgated governing use
of the Condominium property.

. . f. To approve or disapprove proposed purcﬁasers and -
lesseeswof private dwellings in the manner spe¢ified in the Declara-

o “tdongef Condomivlum. -~ . ... ) - «

- spemeiabey v e - sapape o

- = o e

5.1 - Officers and Election, The executive officers of the
Association shall be a President, who shall be .a Director; a Vice pres~

ident, a Treasurer, a Secretary and Assistant Secretary, abl of whom

shall be elected annually-by the Board- of. Directors-.and who may be

preemptorily removed by vote of the Directors at any meeting, Any per-

son may hold two or more offices, except that the President shall not
~ ‘also be the Vice-President or Secretary or an Assistant Secretary.,’ The ...
Board of Directors shall, from timeoto time, elect such othier officers 2

#"'"“"pndﬂﬂestxnacemthéif“ﬁaw§f§“Eﬁa”Hﬁﬁ;éi"iéféﬁé"ﬁﬁé?d”hhallufind-to be
required to manage fthe qffaits of the Association, b o0,

MRAL7 AT ;
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. which are%sually vested in the office of the President of an Associa-

"determine appropriate, to assist in the conduct of the affairs of the

. meetings, .except that, individual committees may be chaired by a

5.2 President, The President shall be the Chief Executive
Officer of the Association, He shall have all of the powers and dutiles

tion, including but not limited to the powers to appoint comnmittees
from among the members from time to time, as he may, in 'his discretion,
Association, He shall serve as Chairman of all Boards and members'

party other than the President. S e e Y .

4

sence or disability of the Presidefit, exere

5.3 _Viva President.  The Vice Prasident™Hall, in the aba ..
ise the powers and perform - ' * i

L ren . 7 Trpo-peEmera Ty -aeets B Pres ]
tdent aftd exercise such other powers, and perform such other duties’as
shall be prescribed by rhe Directors, : I A %

5.

" the giving and sérving of all motices to the members and'Dipectors

‘Association, except those of ‘the Treasurer, and-shall perfoym all other

i Trpasurer may be fulfilled by ‘the I_nin‘isef" eiployed by the Assoctafion,

. Directox for the management of the Condominium,

ttend to

He s ﬁ' a

all proceedings of the Directorsand.the members. *
and other notices required by law, . He shall-keep the Yecords of the = .

duties. incident to the office of Secretary of an association, and as
may be required by the Directo¥s.or the Fresident, _The Assistant’ Sec-
retary shall perform. the duties of ‘the Secrstaxy Ghen the Secretary is
,absent. Thé duties of'the Secretary may be fulfilled by a.manager em-
ployed by the Asgociation. . o

5,5 Treasurer, The Treasuref ghill have custody of ald of
the property of the-Association, incliding-funds;—securities-add evi-
dences of indebtedness. He shall keep\theybooks of the ‘Association in -
accordance with good accounting practices; und he shall pérform all -
the dutles incident to.the office ofyTreasuirer, . The.duties of the

I 5.6 The compengationiof all Ofificers énd employees of the
Association shall be fixed;by the Directors, This provision does not °
preclude the Boardof /irectors from gmphoylng a Directox: as an employee
of the "Association, nor does it preclude thpm from contracting with. a

‘Assocfation, The first Board of ‘Directors uhall recelve no- salary. -

5,7 Iny dmificaticm _of Directors and Officerg,.‘ shall be in
accordance with Article VII of the Articles of Incorporatiom of the

6.~~EISCAL MANAGEMENT. . D

6.1 The provisions for fiscal management of the Association
set forth in the Declaration of. Condominium and Articles of Incorporation
shall™be suppleménted by the following provilsions: . Bl

e N LT

. lieu of the fiscal year.

S T e e IR

. a. The-Association shall ' inttially operate on 'a fisdal -
12 month year commencing July 1; at any time on its own motion and by
a majority note of the Board of Directors, may adopt a calendar year in

- .
- ¢

b. The furnds and expenditurezs of the Associdtion shall
be credited and charged to accounts under the following classifications
as shall be appropriate: '

-~ .
- -
e »

C A
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1) Current Expense. Current expense shall in-
clude all funds and expenditures to be made within the year for which
the funds are budgeted and may include a rveasonable allowance for
contingencies and working funds. The balance in this fund at the end
of each year shall be applied to reduce tha assessments for current
¢xpenses for the succeeding year, or to fund reserves. :

] .

2) Reserve for Dg@g;red‘g%intenance. Reserve for
deferred maintenance shall include funds for maintenance items which
occur less frequenfly-than annually. ' : '

' S . 3) :Reserve fox, Replacement, Reserve for replace-
i ment-shall ‘include funds for repair™or- replacement required because of.
' damageé, depreﬁiation or objulescence. . . :
for edch fiscal or calendar year (as same may be adopted by-the Board
of Directors) whichshall include the estimated funds reqiired,to des
" fray the cuxrgnt.expenggg_ggg_may ptovide for funds ‘for the foregoing
reserves, - " N to :

; ‘ * . o
, 6.3 Assessments, Assessments agalinst the apattment owners '
. for their ghare of the=ttems. of the budget shall be made forithe fis-
i cal year, in advance, on or before June } preceeding the fiscal year for
& which the assessments-are.made, or on such alternate daté as-the Board
5 of . Directors may.determine. Such assessments shall be due in-four. (4)..
: equal quarter-annual paymens,* payable in .ddyanee on July 1, October 1, ’
b January 1, and-April'l. . If an annual assessmenth 18 not made as required,
s an: asse}sment-sﬂallvhe presumed to have beed made in the amount of the
P last prior assessment and quarter-annualipayments thereon ghall be due
i “upon.the first day of each quarter until changed by amended assessment,
i _ In the event the annual assessment prowes to be insufficient;-ThE budget
8 and assessments therefor may be amendedlat any time by the Board of

; Directors, The unpaid assessmefit forx, the remaining portion of the year
i  for which the amended assessmént ‘s madle shall-be due on the’first day
i - of,theé mext succeeding quapter.in Which.auch amended assessment is made,
or as otherwisz provided by, the Board of Directors, The first annual
assessment shall be detérmined solely by the Board of Directors of the
Association, = : : , - . ‘

“6.4__Depasitory. .The ‘depository of the Association will be

~ sych banks and/or savings and loan ase ciatioms in the State of Florida,
3 ¢ designated from time go tims b6Y- the Directors, in which the *

monies of the Association shall be quosited. Withdrawal of monies from

e such accounts: ghall be only by checks signed by such persons as author-
2 ized by _the Directors., : — - .
- " e 8,5 Fidelity Bonds, Fidelity bonds may be required by the

Bodard of Directors from all officers and employees of the Association,

dnd\from any contractor handling or responsible for Association funds,

The, amount of such bond shall be determined by the Directors, and the
wpEemiums on such bond shall be paid by. the Association...... :

&2 ——._ 6.6 - Coples of the Budget and proposed asgdsiiient shall be

: cy itted to each member of the Association on or before thirty (30)

- days preceeding the year for which the budget is being made, If the bud-
e get is amended subsequently, a copy of the amended budget shall also

be furnished to each member of the Assoclation.

_ . 6.7 Acceleration of Assessment Installments Upon Default,

- ‘wo»  If a unit owner shall be in defawlt in the payment of an installment upon
i any assessment, the Board of Directors may accelérate the remaining

: quarterly. installments. for the fiscal year upon notice thercof to the

g .unit owner, and theraipon, the unpaid balance of the dssessment shall

<

~
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h become due upon the date stipulated in the notice; but not less than *
¢ fifteen (15) days after the delivery of, or the mailing of such
- notice to the apartment owner,

- -

3 6.8 Termination of Membarshh Texzmination of membership
in the Contmll not relieve 01- release any such former owper
or a member from a liability or obligaticn incurred under or in any
way connected with the Condominium during the period of such ownership
and meimbership, or impair any tights or reiiediés which ‘the Association
_may have vagainst such former. owner and member arising out of or iIn
B " any way connected with such ownership and membership and the covenants
. .abd. .ohltg,ations_inc.:.dentm ..... . =
5_9 m—o-f-sﬂae—&eeee-i:ﬁten——*——

shall be made annually or more: frequent: 1y at the discretion of“the

Board of -Directors by a certified public accountant, and a copy of =

the audit report shall be furnished to each membexr not latexr\than . ’

ninety (90) days from the last day of zhe year for which the audit

“is maﬂe. ,

A

7. RULES AND REGJLATIONS. ! ot

i 7.1 As_to Common Elements. The Boaxd.of Di¥éctors may,

+Y- " from time to time, adopt or amend 'previously adopted administrative

; rules and regulations governing the details.ofi\the op’erat:ion, use,

- maintenance, hanagemen: and oontrol of ttie  common/elenments of the
condominium and any facilities or servigws wade) available to the unit-
owners. The Board of Directors' shall, fixom time to time, post in a
conspicuous. place on the condominium!prop rr.y, a copy of the rules .

> and, regulatio:xs adopted from time Cc timef by the Bogrd of Dfrectors.'

-~

: 7. 2 As to Condominim‘ﬂnits.. The Board may, from sime to
::me .adopt. or amend prevtousiy adoptepﬂ iples and regular.:lons 3oveming
. and restrictin‘g the use and“maintenance ¥ the condominium ‘unit (s);
provided, however, that copies.of such rules and regulations are
furnished to each unit owbar prioxr to thi time the same become. ‘ef-
; fective, and where applicable’ or desirdbile, copies thereof shall be.
i s posted in a conspxcuous place on the condominium propercty.,

: T T Build;_gg Rules and: g_ggu;ai }ongg The’ follggig&Lilding 5
* rules and regulations shall apply to and be- bim-ling upon all apart-
ment owners in tha Condominium. ‘ :

-

. ay The condominium apartment shall be used only for
: residentig;uputposes and no owner or ownems shull permit use. of their
i apartmﬁxfor_nrmian:.h hotel or comervial purposes,

2]
- A : . b. Owner shall not use o permic use of their apart-
ment In, any anner which would be disturbing or be a nuisance to
o other owmers, ‘or in such a way. as to ‘be nthtjur:lous N J.) the :f::a;:-ut:ax:iomofw e

the pzoperty; e

¢, The common elements shaJ.l not be cbstrucced lic-
tered, defaced or misused in any manner; !

d. No structural changes or alterations shall be made
v oo -in-anyunit,  or to any of the common-elementsy -except upon approval of
the Board of Directors, or as provided in the Declaration of Condominium,

e, No industry, business, trade, occupation or-pro-
fession of any kind, commercial, religions, educatiomal or otherwise,
designed for profit altruism, exploration, or otherwise shall be

conducted . . ; -

5. REU7 rgs’s14-5;1;__ _
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SACHS SAX CAPLAN

ATTORNEYS AT LAW

SUITE 200
6111 BROKEN SOUND PARKWAY NW
BOCA RATON, FLORIDA 33487

TELEPHONE (561) 994-4499

DIRECT LINE(561) 237-6888 STEVEN G. RAPPAPORT, ESQ.

FACSIMILE (561) 994-4985 ALSO ADMITTED IN THE DISTRICT OF
COLUMBIA srappaport@ssclawfinn.com

June 6, 2023

VIA CERTIFIED MAIL - RETURN RECEIPT
REQUESTED AND REGULAR U.S. MAIL

Bethany Reis

50 S.E. 12'" Street
#1680

Boca Raton, FL 33432

Re: Villa Valencia Condominium Assogiation, Inc.
Our File No. 6223.01

Dear Ms. Reis:

Please be advised that this law4firm represents Villa Valencia Condominium Association,
Inc. ("Association"). The matter of yougallowing your three (3) cats to roam free throughout
the property outside of your unit, ineluding on people’s cars, has been referred to our attention.

As you may be awarejthe Association’s Rules and Regulations prohibit the keeping of
pets within a Condominium unit. We understand that you have provided the Association with a
doctor’s letter indicating, thtyyour cats are Emotional Support Animals, pursuant to Fair Housing
laws. However, please note, that being the case, the animals still must be kept entirely indoors
at all times and cannot be allowed to roam free on the Condominium property, outside of the
unit, or on anyetherowner’s or resident’s vehicles or property.

With%hi$ in mind this letter is simply being provided to demand that you, immediate,
now and it the future, CEASE and DESIST from allowing your animals to roam free throughout
the Condeminium property outside of your unit. Failure to do so will leave the Association no
choice but to pursue its available legal remedies. This may include the filing of an injunction
action in Circuit Court or Mandatory Pre-Suit Arbitration or Mediation, pursuant to Section
718.1255, Florida Statutes. As such, please treat this letter as the Association’s required
Pre-Arbitration Notice, pursuant to Section 718.1255, Florida Statutes.

In the alternative, should you continue to violate the Association’s Rules and Regulations
and allow your animals to roam freely on the Condominium property, the Association may have
no choice but to rescind any approvals of your animals as Emotional Support Animals, and seek
their removal from the property on a permanent basis.

PLAINTIFF'S
EXHIBIT

c




Bethany Reis

Re: Villa Valencia Condo
June 6, 2023

Page 2

We trust this letter accurately sets forth the Association’s position with regard to the
documents identified above. Should you be in doubt as to your duties and responsibilities under
the documents noted above, we strongly suggest that you consult with independent legal counsel.

Very truly yours,

SACHS SAX CAPLAN

Steven G. Rapipafart

STEVEN G. RAPPAPORT

SGR/sab
cc: Villa Valencia Condominium Association, Inc



SACHS SAX CAPLAN

ATTORNEYS AT LAW

SUITE 200
6111 BROKEN SOUND PARKWAY NW
BOCA RATON, FLORIDA 33487

TELEPHONE (561) 994-4499

DIRECT LINE(561) 237-6888 STEVEN G. RAPPAPORT, ESQ.

FACSIMILE (561) 994-4985 ALSO ADMITTED IN THE DISTRICT OF
COLUMBIA srappaport(@ssclaw finm.com

June 27, 2023

VIA CERTIFIED MAIL - RETURN RECEIPT
REQUESTED AND REGULAR U.S. MAIL

Bethany Reis

50 S.E. 12" Street
#1680

Boca Raton, FL. 33432

Re:  Villa Valencia Condominium AssociationyInc)/ Bethany Reis
Our File No. 6223.01

DEMAND FOR PRESUIT MEDIATION PURSUANT TO
SECTIONS 718.1255 AND\720.301, FLORIDA STATUTES

Dear Ms. Reis:

The alleged aggrieved party; Villa Valencia Condominium Association, Inc., hereby
demands that Bethany Reis, Ownersof the Property located at 50 S.E. 12" Street, Unit 1680,
Boca Raton, Florida, as thejresponding party, engage in mandatory presuit mediation in
connection with the following disputes, which by statute are of a type that are subject to presuit
mediation:

As you drévaware from previous correspondence, you continue to allow your cats to roam
outside, unattended where they walk all over cars and other resident property. Your cats must
be kept indeors and under control and not allowed to roam freely outside and unattended.

Piirshant to Section 720.311, Florida Statutes, this demand to resolve the dispute through
presuit mediation is required before a lawsuit can be filed concerning the dispute. Pursuant to
the statute, the parties are required to engage in presuit mediation with a neutral third-party
mediator in order to attempt to resolve this dispute without court action, and the aggrieved party
demands that you likewise agree to this process. If you fail to participate in the mediation
process, suit may be brought against you without further warning.

The process of mediation involves a supervised negotiation process in which a trained,
neutral third-party mediator meets with both parties and assists them in exploring possible
opportunities for resolving part or all of the dispute. By agreeing to participate in presuit
mediation, you are not bound in any way to change your position. Furthermore, the mediator

2 PLAINTIFF'S
EXHIBIT




Bethany Reis

Re: Villa Valencia Condo
June 27,2023

Page 2

has no authority to make any decisions in this matter or to determine who is right or wrong and
merely acts as a facilitator to ensure that each party understands the position of the other party
and that all options for reasonable settlement are fully explored.

If an agreement is reached, it shall be reduced to writing and become a binding and
enforceable commitment of the parties. A resolution of one or more disputes in this fashion
avoids the need to litigate these issues in court. The failure to reach an agreementorithe failure
of a party to participate in the process, results in the mediator declaring amsimpasse in the
mediation, after which the aggrieved party may proceed to court on all outstanding, unsettled
disputes. If you have failed or refused to participate in the entire medidtionyprocess, you will
not be entitled to recover attorney’s fees, even if you prevail.

The aggrieved party has selected and hereby lists five certifiedymediators who we believe
to be neutral and qualified to mediate the dispute. You have tiiettight to select any one of these
mediators. The fact that one party may be familiar with on¢ ox more of the listed mediators does
not mean that the mediator cannot act as a neutral and impartialyfacilitator. Any mediator who
cannot act in this capacity is required ethically to decline to,accept engagement. The mediators
that we suggest, and their current hourly rates, are as follows:

I: Jeff M. Brown, Esq.
750 S. Dixie Highway
Boca Raton, FL 33432
(561) 395-0000
Rate: $250.00 per hour

2. Mark Greenberg
Breakthrough Mediation
2001 Palm Beach Lakes Blvd., Suite 410
West Palm Beach, FL 33409
(561)712-4717
Rate: $450.00 per hour

3) Tina Scott Polsky, Esq.
21286 Falls Ridge Way
Boca Raton, FL 33428
(561) 962-4400
Rate: $175.00 per hour

4. Gordon A. Dieterle
Peter M. Feaman, P.A.
1880 N. Congress Ave., Suite 302
Boynton Beach, FL 33426
(561)734-5552
Rate: $300 per hour



Bethany Reis

Re: Villa Valencia Condo
June 27, 2023

Page 3

5. Steven A. Mayans, Esq.
Mayans Mediation & Arbitration
823 North Olive Ave.
West Palm Beach, FL 33401
(561)832-9128
Rate: $375 per hour

You may contact the offices of these mediators to confirm that the listedjmediators will
be neutral and will not show any favoritism toward either party. The Florida,Supreme Court can
provide you a list of certified mediators.

Unless otherwise agreed by the parties, Section 720.311(2)(b), Florida Statutes, requires
that the parties share the cost of presuit mediation equally, includingsthe fee charged by the
mediator. An average mediation may require three to fgur hours of the mediator’s time,
including some preparation time, and the parties would need tosshare equally the mediator’s fees
as well as their own attorney’s fees if they choose to employ an’attorney in connection with the
mediation. However, use of an attorney is not reqaited and it is at the option of each party.
The mediators may require the advance payment ofisome or all of the anticipated fees. The
aggrieved party hereby agrees to pay or prepay‘enc-half of the mediator’s estimated fees and to
forward this amount or such other reasonablé advance deposits as the mediator requires for this
purpose. Any funds deposited will be retirned,to you if these are in excess of your share of the
fees incurred.

To begin your participation, in presuit mediation to try to resolve the dispute and avoid
further legal action, please sigh below,dnd clearly indicate which mediator is acceptable to you.
We will then ask the mediator to schedule a mutually convenient time and place for the
mediation conference to be held” The mediation conference must be held within ninety (90)
days of this date, unless ‘extended by mutual written agreement. In the event that you fail to
respond within 20.days from the date of this letter, or if you fail to agree to at least one of the
mediators that #e have Suggested or to pay or prepay to the mediator one-half of the costs
involved, the-aggrieved party will be authorized to proceed with the filing of a lawsuit against
you withofit further notice and may seek an award of attorney’s fees and costs incurred in
attempting to,obtain mediation.

Therefore, please give this matter your immediate attention. By law, your response must
be mailed by certified mail, return receipt requested, and by first-class mail to the undersigned,
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Steven G. Rappaport, Esq., ¢/o Sachs Sax Caplan, 6111 Broken Sound Parkway, NW, Suite
200, Boca Raton, Florida 33487.

Very truly yours,

SACHS SAX CAPLAN 4

N

STEVEN G. RAPPAPO

SGR:ms
cc: Villa Valencia Condominium Association, Inc.



Bethany Reis

Re: Villa Valencia Condo
June 27,2023

Page 5

RESPONDING PARTY: YOUR SIGNATURE INDICATES YOUR AGREEMENT TO THAT
CHOICE.

AGREEMENT TO MEDIATE
The undersigned hereby agrees to participate in presuit mediation and agfees toattend a
mediation conducted by the following mediator or mediators who are listed abgve as someone

who would be acceptable to mediate this dispute:

[List acceptable mediator or mediators here]

I/we further agree to pay or prepay one halfOf theymediator’s fees and to forward such advance
deposits as the mediator may require for this parpose.

Signature of Responding Party

Telephone and contact informatiof

Signature and telephone contact information of
Responding Rarty #2,if applicable (if property is
owned by more than one person, all Owners
must sigh,
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October 7, 2025

VIA CERTIFIED MAIL - RETURN RECEIPT
REQUESTED AND REGULAR U.S. MAIL

Bethany Reis

50 S.E. 12" Street
#168

Boca Raton, FL. 33432

Re: Villa Valencia Condominium AssociationyIic. / Bethany Reis
Our File No. 6223.01

Dear Ms. Reis:

As you are aware this firm repreSents Villa Valencia Condominium Association, Inc. We
are advised that your cats continuc te b&j¢ftettside to roam unattended and continue to be a source
of nuisance to the community and its residents. As we have attempted to resolve this multiple
times, including through preyious mediation which was refused by you, we are now authorized to
seek reliefin court. However, as acourtesy and to seek to resolve one last time, we are re-issuing
our pre-suit mediation offer. "Pledse take note of the below and respond within the required time
frame.

DEMAND FOR PRESUIT MEDIATION PURSUANT TO
SECTIONS 718.1255 AND 720.311, FLORIDA STATUTES

Theyalloged aggrieved party, Villa Valencia Condominium Association, Inc., hereby
demands:that Bethany Reis, Owners of the Property located at 50 S.E. 12 Street, Unit 1680, Boca
Raton Elorida, as the responding party, engage in mandatory presuit mediation in connection with
the following disputes, which by statute are of a type that are subject to presuit mediation:

As you are aware from previous correspondence, you continue to allow your cats to roam
outside, unattended where they walk all over cars and other resident property. Your cats must be
kept indoors and under control and not allowed to roam freely outside and unattended.

Pursuant to Section 720.311, Florida Statutes, this demand to resolve the dispute through
presuit mediation is required before a lawsuit can be filed concerning the dispute. Pursuant to the
statute, the parties are required to engage in presuit mediation with a neutral third-party mediator
in order to attempt to resolve this dispute without court action, and the aggrieved party 2

PLAINTIFF’'S
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that you likewise agree to this process. [f you fail to participate in the mediation process, suit may
be brought against you without further warning.

The process of mediation involves a supervised negotiation process in which a trained,
neutral third-party mediator meets with both parties and assists them in exploring possible
opportunitics for resolving part or all of the dispute. By agreeing to participate in presuit
mediation, you are not bound in any way to change your position. Furthermore, the mediator has
no authority to make any decisions in this matter or to determine who is right or srongand merely
acts as a facilitator to ensure that cach party understands the position of the other party and that all
options for reasonable settlement are fully explored.

If an agreement is reached, it shall be reduced to writing/and beeome a binding and
enforceable commitment of the parties. A resolution of onc or morgdisputes in this fashion
avoids the need to litigate these issues in court. The failure toreach an agreement, or the failure
of a party to participate in the process, results in the m@diatof) declaring an impasse in the
mediation, after which the aggrieved party may proceed to court on all outstanding, unsettled
disputes. If you have failed or refused to participatein th¢ enpire mediation process, you will not
be entitled to recover attorney’s fees, even if you prevail,

The aggricved party has selected andsheteby Wists five certified mediators who we believe
to be ncutral and qualified to mediate the dispute.yYou have the right to select any one of these
mediators. The fact that one party mayebe [amfidiar with one or more of the listed mediators does
not mean that the mediator cannot afas«a.neutral and impartial facilitator. Any mediator who
cannot act in this capacity is required ethically to decline to accept engagement. The mediators
that we suggest, and their curgent Rdurly rates, are as follows:

1. Jeff MABrown, Esq.
750 S. Dixie Highway
Boc@Raton, F1. 33432
(561) 395-0000
Rate: $250.00 per hour

P | Mark Greenberg
Breakthrough Mediation
2001 Palm Beach Lakes Blvd., Suite 410
West Palm Beach, FL 33409
(561)712-4717
Rate: $450.00 per hour

3. Tina Scott Polsky, Esq.
21286 Falls Ridge Way
Boca Raton, FL 33428
(561) 962-4400
Rate: $350.00 per hour
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4. Gordon A. Dieterle
Peter M. Feaman, P.A.
1880 N. Congress Ave., Suite 302
Boynton Beach, FL. 33426
(561)734-5552
Rate: $350 per hour

5. Steven A. Mayans, Esq.
Mayans Mediation & Arbitration
823 North Olive Ave.
West Palm Beach, FL 33401
(561)832-9128
Rate: $375 per hour

You may contact the offices of these mediators ¢ confirpr that the listed mediators will be
neutral and will not show any favoritism toward either party. The Florida Supreme Court can
provide you a list of certified mediators.

Unless otherwise agreed by the parti®s, Section 720.311(2)(b), Florida Statutes, requires
that the parties share the cost of presuit mediation equally, including the fee charged by the
mediator. An average mediation mayréguire thtce to four hours of the mediator’s time, including
some preparation time, and the parties\would need to share equally the mediator’s fees as well as
their own attorney’s fees if they4hgese t& employ an attorney in connection with the mediation.
However, use of an attorney is nof@eqguired and it is at the option of each party. The mediators
may require the advance payment) of some or all of the anticipated fees. The aggrieved party
hereby agrees to pay or prepay‘onehalf of the mediator’s estimated fees and to forward this amount
or such other reasonabBlesadvance deposits as the mediator requires for this purpose. Any funds
deposited will be returned to you if these are in excess of your share of the fees incurred.

To begin Your participation in presuit mediation to try to resolve the dispute and avoid
further legal a8tion, please sign below and clearly indicate which mediator is acceptable to you.
We will then ask the mediator to schedule a mutually convenient time and place for the mediation
conference o be held. The mediation conference must be held within ninety (90) days of this
date, tmless extended by mutual written agreement. In the event that you fail to respond within
20 days from the date of this letter, or if you fail to agree to at least one of the mediators that we
have suggested or to pay or prepay to the mediator one-half of the costs involved, the aggrieved
party will be authorized to proceed with the filing of a lawsuit against you without further notice
and may seck an award of attorney’s fees and costs incurred in attempting to obtain mediation.
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Therefore, please give this matter your immediate attention. By law, your response must be
mailed by certified mail, return receipt requested, and by first-class mail to the undersigned, Steven
G. Rappaport, Esq., ¢/o Sachs Sax Caplan, 6111 Broken Sound Parkway, NW, Suite 200,

Boca Raton, Florida 33487.
Very truly yours, 4
SACHS SAX CAPLAN Q

STEVEN G. ORT

SGR:ms
cc: Villa Valencia Condominium Association, Inc.
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RESPONDING PARTY: YOUR SIGNATURE INDICATES YOUR AGREEMEﬁ TO THAT

CHOICE.
AGREEMENT TO MEDIATE Q

The undersigned hereby agrees to participate in presuit mediation and.ag attend a mediation
conducted by the following mediator or mediators who are listed abgve as someone who would be
acceptable to mediate this dispute:

[List acceptable mediator or mediators here] &

[/we further agree to pay or prepa; %of the mediator’s fees and to forward such advance
deposits as the mediator may req@irefor this purpose.

P | .
BETHANY REIS Signature Date

_T_elephone an%ﬁt-a(ct information

Signatrite Q é})flone contact information of
Party #2 if applicable (if property is

must sign.
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