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Good day Madame City Attorney, Mr. City Clerk, Mr. Mayor and members of the City Commission:
 
I had the opportunity to visually inspect the copies of the petitions returned in the BID re-
establishment attempt and found various inconsistencies ranging from petitions signed by a party
who is not the owner of record, petitions executed without providing the required authorizations
and petitions that were ILLEGALLY notarized.
 
I have attached a copy of the instructions provided to the “affected property owners” for the
execution of the petitions as well as copies of the ELEVEN petitions identified as being legally invalid
or otherwise deficient.
 
I trust that the City Clerk will not be certifying these ELEVEN petitions and including them as valid
votes in favor of the establishment of the BID in the final certification.
 
If there is a legal basis to either perfect/cure such votes OR include these petitions as “yes” votes in
the final petition tally, kindly provide the legal basis for which you are relying on. 
 
Mr. City Clerk, I kindly request that this correspondence and the attachments be included in the City
Commission agenda item related to the BID petition certification currently anticipated for the

September 13th agenda.
 
Madame City Attorney, I await your thoughtful response.
 
Thanks,
 
E
 
Estrellita S. Sibila, JD, LL.M
Attorney At Law
 
SIBILA LAW
Downtown Coral Gables
232 Andalusia Ave., Ste. 230
Coral Gables, FL 33134
 
T: 305.541.8300 | F: 786.204.1254
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Petition Illegally Notarized 


Prohibited act in accordance with Fl. Stat. 117107(11): A notary public may not notarize a signature on 
a document if the person whose signature is to be notarized is the spouse, son, daughter, mother, or 


father of the notary public. 


Signature of father is notarized by son in violation of Florida Law. 
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Select Year:   2022  Go


The 2022 Florida Statutes
 


Title X
PUBLIC OFFICERS, EMPLOYEES, AND RECORDS


Chapter 117 
NOTARIES PUBLIC


View Entire Chapter


117.107 Prohibited acts.—
(1) A notary public may not use a name or initial in signing certificates other than that by which the notary


public is commissioned.
(2) A notary public may not sign notarial certificates using a facsimile signature stamp unless the notary public


has a physical disability that limits or prohibits his or her ability to make a written signature and unless the notary
public has first submitted written notice to the Department of State with an exemplar of the facsimile signature
stamp. This subsection does not apply to or prohibit the use of an electronic signature and seal by a notary public
who is registered as an online notary public to perform an electronic or online notarization in accordance with this
chapter.


(3) A notary public may not affix his or her signature to a blank form of affidavit or certificate of
acknowledgment and deliver that form to another person with the intent that it be used as an affidavit or
acknowledgment.


(4) A notary public may not take the acknowledgment of or administer an oath to a person whom the notary
public actually knows to have been adjudicated mentally incapacitated by a court of competent jurisdiction,
where the acknowledgment or oath necessitates the exercise of a right that has been removed pursuant to s.
744.3215(2) or (3), and where the person has not been restored to capacity as a matter of record.


(5) A notary public may not notarize a signature on a document if it appears that the person is mentally
incapable of understanding the nature and effect of the document at the time of notarization.


(6) A notary public may not take the acknowledgment of a person who does not speak or understand the
English language, unless the nature and effect of the instrument to be notarized is translated into a language
which the person does understand.


(7) A notary public may not change anything in a written instrument after it has been signed by anyone.
(8) A notary public may not amend a notarial certificate after the notarization is complete.
(9) A notary public may not notarize a signature on a document if the person whose signature is being


notarized does not appear before the notary public either by means of physical presence or by means of audio-
video communication technology as authorized under part II of this chapter at the time the signature is notarized.
Any notary public who violates this subsection is guilty of a civil infraction, punishable by penalty not exceeding
$5,000, and such violation constitutes malfeasance and misfeasance in the conduct of official duties. It is no
defense to the civil infraction specified in this subsection that the notary public acted without intent to defraud. A
notary public who violates this subsection with the intent to defraud is guilty of violating s. 117.105.


(10) A notary public may not notarize a signature on a document if the document is incomplete or blank.
However, an endorsement or assignment in blank of a negotiable or nonnegotiable note and the assignment in
blank of any instrument given as security for such note is not deemed incomplete.


(11) A notary public may not notarize a signature on a document if the person whose signature is to be
notarized is the spouse, son, daughter, mother, or father of the notary public.


(12) A notary public may not notarize a signature on a document if the notary public has a financial interest in
or is a party to the underlying transaction; however, a notary public who is an employee may notarize a signature
for his or her employer, and this employment does not constitute a financial interest in the transaction nor make
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the notary a party to the transaction under this subsection as long as he or she does not receive a benefit other
than his or her salary and the fee for services as a notary public authorized by law. For purposes of this subsection,
a notary public who is an attorney does not have a financial interest in and is not a party to the underlying
transaction evidenced by a notarized document if he or she notarizes a signature on that document for a client for
whom he or she serves as an attorney of record and he or she has no interest in the document other than the fee
paid to him or her for legal services and the fee authorized by law for services as a notary public.


History.—s. 7, ch. 91-291; s. 4, ch. 92-209; s. 749, ch. 95-147; s. 19, ch. 95-280; s. 8, ch. 98-246; s. 33, ch. 2006-178; s. 5, ch. 2019-71.


Copyright © 1995-2022 The Florida Legislature • Privacy Statement • Contact Us
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Petition Illegally Notarized 


Prohibited act in accordance with Fl. Stat. 117107(11): A notary public may not notarize a signature on 
a document if the person whose signature is to be notarized is the spouse, son, daughter, mother, or 


father of the notary public. 


Signature of father is notarized by son in violation of Florida Law. 
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Select Year:   2022  Go


The 2022 Florida Statutes
 


Title X
PUBLIC OFFICERS, EMPLOYEES, AND RECORDS


Chapter 117 
NOTARIES PUBLIC


View Entire Chapter


117.107 Prohibited acts.—
(1) A notary public may not use a name or initial in signing certificates other than that by which the notary


public is commissioned.
(2) A notary public may not sign notarial certificates using a facsimile signature stamp unless the notary public


has a physical disability that limits or prohibits his or her ability to make a written signature and unless the notary
public has first submitted written notice to the Department of State with an exemplar of the facsimile signature
stamp. This subsection does not apply to or prohibit the use of an electronic signature and seal by a notary public
who is registered as an online notary public to perform an electronic or online notarization in accordance with this
chapter.


(3) A notary public may not affix his or her signature to a blank form of affidavit or certificate of
acknowledgment and deliver that form to another person with the intent that it be used as an affidavit or
acknowledgment.


(4) A notary public may not take the acknowledgment of or administer an oath to a person whom the notary
public actually knows to have been adjudicated mentally incapacitated by a court of competent jurisdiction,
where the acknowledgment or oath necessitates the exercise of a right that has been removed pursuant to s.
744.3215(2) or (3), and where the person has not been restored to capacity as a matter of record.


(5) A notary public may not notarize a signature on a document if it appears that the person is mentally
incapable of understanding the nature and effect of the document at the time of notarization.


(6) A notary public may not take the acknowledgment of a person who does not speak or understand the
English language, unless the nature and effect of the instrument to be notarized is translated into a language
which the person does understand.


(7) A notary public may not change anything in a written instrument after it has been signed by anyone.
(8) A notary public may not amend a notarial certificate after the notarization is complete.
(9) A notary public may not notarize a signature on a document if the person whose signature is being


notarized does not appear before the notary public either by means of physical presence or by means of audio-
video communication technology as authorized under part II of this chapter at the time the signature is notarized.
Any notary public who violates this subsection is guilty of a civil infraction, punishable by penalty not exceeding
$5,000, and such violation constitutes malfeasance and misfeasance in the conduct of official duties. It is no
defense to the civil infraction specified in this subsection that the notary public acted without intent to defraud. A
notary public who violates this subsection with the intent to defraud is guilty of violating s. 117.105.


(10) A notary public may not notarize a signature on a document if the document is incomplete or blank.
However, an endorsement or assignment in blank of a negotiable or nonnegotiable note and the assignment in
blank of any instrument given as security for such note is not deemed incomplete.


(11) A notary public may not notarize a signature on a document if the person whose signature is to be
notarized is the spouse, son, daughter, mother, or father of the notary public.


(12) A notary public may not notarize a signature on a document if the notary public has a financial interest in
or is a party to the underlying transaction; however, a notary public who is an employee may notarize a signature
for his or her employer, and this employment does not constitute a financial interest in the transaction nor make
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the notary a party to the transaction under this subsection as long as he or she does not receive a benefit other
than his or her salary and the fee for services as a notary public authorized by law. For purposes of this subsection,
a notary public who is an attorney does not have a financial interest in and is not a party to the underlying
transaction evidenced by a notarized document if he or she notarizes a signature on that document for a client for
whom he or she serves as an attorney of record and he or she has no interest in the document other than the fee
paid to him or her for legal services and the fee authorized by law for services as a notary public.


History.—s. 7, ch. 91-291; s. 4, ch. 92-209; s. 749, ch. 95-147; s. 19, ch. 95-280; s. 8, ch. 98-246; s. 33, ch. 2006-178; s. 5, ch. 2019-71.
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Petition Signed by Party Without Authorization 


 


City manager is not an officer, agent or authorized party of Andalusia Garage Condo, Giralda Garage 
Condo or 250 Aragon Condo. 


No written consent or resolution as required by corporate bylaws and Florida Condominium Act. 


 







Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed


Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /


Detail by Entity Name
Florida Not For Profit Corporation
GIRALDA GARAGE CONDOMINIUM ASSOCIATION, INC.


Filing Information


N03000002314
59-6000293
03/13/2003


FL
ACTIVE
REINSTATEMENT


03/25/2015


Principal Address


c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020


Mailing Address


c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020 


Registered Agent Name & Address


Ramos , Miriam
CITY ATTORNEY  
405 BILTMORE WAY 
2ND FLOOR 
CORAL GABLES, FL 33134 
 
Name Changed: 01/09/2017 
 
Address Changed: 01/30/2020


Officer/Director Detail


Name & Address 
 
Title PRESIDENT AND DIRECTOR 


D������� �� C�����������Florida Department of State



http://dos.myflorida.com/

http://dos.myflorida.com/sunbiz/

http://dos.myflorida.com/sunbiz/search/

https://search.sunbiz.org/Inquiry/CorporationSearch/ByName

http://dos.myflorida.com/sunbiz/

http://dos.myflorida.com/





 
LAGO, VINCE
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title VICE-PRESIDENT AND DIRECTOR 
 
MENA, MICHAEL
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title TREASURER AND DIRECTOR 
 
FORS, JORGE L., JR
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
ANDERSON, RHONDA
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
MENENDEZ, KIRK
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 


Annual Reports


Report Year Filed Date
2020 01/30/2020
2021 04/29/2021
2022 04/25/2022
 


Document Images


04/25/2022 -- ANNUAL REPORT View image in PDF format


04/29/2021 -- ANNUAL REPORT View image in PDF format


01/30/2020 -- ANNUAL REPORT View image in PDF format


02/20/2019 -- ANNUAL REPORT View image in PDF format


01/18/2018 -- ANNUAL REPORT View image in PDF format


01/09/2017 -- ANNUAL REPORT View image in PDF format


03/08/2016 -- ANNUAL REPORT View image in PDF format


06/09/2015 -- AMENDED ANNUAL REPORT View image in PDF format


03/18/2015 -- REINSTATEMENT View image in PDF format


01/06/2012 -- ANNUAL REPORT View image in PDF format


01/05/2012 -- ANNUAL REPORT View image in PDF format


02/17/2011 -- ANNUAL REPORT View image in PDF format


01/08/2010 -- ANNUAL REPORT View image in PDF format
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03/16/2009 -- ANNUAL REPORT View image in PDF format


03/14/2008 -- ANNUAL REPORT View image in PDF format


03/06/2007 -- ANNUAL REPORT View image in PDF format


11/30/2006 -- REINSTATEMENT View image in PDF format


03/14/2005 -- REINSTATEMENT View image in PDF format


03/13/2003 -- Domestic Non-Profit View image in PDF format
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Petition Signed by Party Without Authorization 


 


City manager is not an officer, agent or authorized party of Andalusia Garage Condo, Giralda Garage 
Condo or 250 Aragon Condo. 


No written consent or resolution as required by corporate bylaws and Florida Condominium Act. 


 







Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed


Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /


Detail by Entity Name
Florida Not For Profit Corporation
250 ARAGON CONDOMINIUM ASSOCIATION, INC.


Filing Information


N06000013035
59-6000293
12/22/2006


FL
ACTIVE
REINSTATEMENT


03/18/2015


Principal Address


c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 06/09/2015


Mailing Address


c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 06/09/2015 


Registered Agent Name & Address


RAMOS , MIRIAM
CITY ATTORNEY  
405 BILTMORE WAY 
2ND FLOOR 
CORAL GABLES, FL 33134 
 
Name Changed: 01/09/2017 
 
Address Changed: 01/30/2020


Officer/Director Detail


Name & Address 
 
Title PRESIDENT AND DIRECTOR 


D������� �� C�����������Florida Department of State



http://dos.myflorida.com/

http://dos.myflorida.com/sunbiz/

http://dos.myflorida.com/sunbiz/search/
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LAGO, VINCE
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title VICE-PRESIDENT AND DIRECTOR 
 
MENA, MICHAEL
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title TREASURER AND DIRECTOR 
 
FORS, JORGE L., JR
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
ANDERSON, RHONDA
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
MENENDEZ, KIRK
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 


Annual Reports


Report Year Filed Date
2020 01/30/2020
2021 04/29/2021
2022 04/25/2022
 


Document Images


04/25/2022 -- ANNUAL REPORT View image in PDF format


04/29/2021 -- ANNUAL REPORT View image in PDF format


01/30/2020 -- ANNUAL REPORT View image in PDF format


02/20/2019 -- ANNUAL REPORT View image in PDF format


01/18/2018 -- ANNUAL REPORT View image in PDF format


01/09/2017 -- ANNUAL REPORT View image in PDF format


03/08/2016 -- ANNUAL REPORT View image in PDF format


06/09/2015 -- AMENDED ANNUAL REPORT View image in PDF format


03/18/2015 -- REINSTATEMENT View image in PDF format


01/06/2012 -- REINSTATEMENT View image in PDF format


04/06/2009 -- ANNUAL REPORT View image in PDF format


03/18/2008 -- Reg. Agent Change View image in PDF format


03/14/2008 -- ANNUAL REPORT View image in PDF format
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https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-36c5775c-c5c1-4715-8a39-cb0902018452&formatType=PDF
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https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-4ca2acf6-fbaf-4a36-9f6f-859f3c640d30&formatType=PDF

https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-ef3cd4a7-db80-4400-9f52-c659627e138d&formatType=PDF

https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-ef3cd4a7-db80-4400-9f52-c659627e138d&formatType=PDF

https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-re-9eff579e-44bd-4667-8b4a-60b23a2015ee&formatType=PDF
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03/12/2007 -- ANNUAL REPORT View image in PDF format


12/22/2006 -- Domestic Non-Profit View image in PDF format


 
 


Florida Department of State, Division of Corporations
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Petition Signed by Party Without Authorization 


 


City manager is not an officer, agent or authorized party of Andalusia Garage Condo, Giralda Garage 
Condo or 250 Aragon Condo. 


No written consent or resolution as required by corporate bylaws and Florida Condominium Act. 


 







8/25/22, 10:22 AM Detail by Entity Name


https://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=Initial&searchNameOrder=ANDALUS… 1/2


Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed


Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /


Detail by Entity Name
Florida Not For Profit Corporation
ANDALUSIA GARAGE CONDOMINIUM ASSOCIATION, INC


Filing Information


N15000005998
APPLIED FOR
06/17/2015


FL
ACTIVE
REINSTATEMENT


05/02/2017


Principal Address


c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020


Mailing Address


c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020 


Registered Agent Name & Address


RAMOS , MIRIAM
CITY ATTORNEY  
405 BILTMORE WAY 
2ND FLOOR 
CORAL GABLES, FL 33134 
 
Name Changed: 01/30/2020 
 
Address Changed: 01/30/2020


Officer/Director Detail


Name & Address 
 
Title PRESIDENT AND DIRECTOR 


D������� �� C�����������Florida Department of State



http://dos.myflorida.com/

http://dos.myflorida.com/sunbiz/

http://dos.myflorida.com/sunbiz/search/

https://search.sunbiz.org/Inquiry/CorporationSearch/ByName

http://dos.myflorida.com/sunbiz/

http://dos.myflorida.com/





8/25/22, 10:22 AM Detail by Entity Name


https://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=Initial&searchNameOrder=ANDALUS… 2/2


 
LAGO, VINCE
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title VICE-PRESIDENT AND DIRECTOR 
 
MENA , MICHAEL
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title TREASURER AND DIRECTOR 
 
FORS, JORGE L., JR
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
ANDERSON, RHONDA
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
MENENDEZ, KIRK
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 


Annual Reports


Report Year Filed Date
2020 01/30/2020
2021 04/29/2021
2022 04/25/2022
 


Document Images


04/25/2022 -- ANNUAL REPORT View image in PDF format


04/29/2021 -- ANNUAL REPORT View image in PDF format


01/30/2020 -- ANNUAL REPORT View image in PDF format


02/20/2019 -- ANNUAL REPORT View image in PDF format


02/06/2018 -- ANNUAL REPORT View image in PDF format


05/02/2017 -- REINSTATEMENT View image in PDF format


06/17/2015 -- Domestic Non-Profit View image in PDF format


 
 


Florida Department of State, Division of Corporations
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Entity Casting Vote is not Owner of Property on Deed Recorded in the Public Records. 


Property was transferred to an LLC in March 2022 but executed on June 20, 2022 by PRIOR owner. 


 


 























Petition Signed by Party Without Written Authorization 


No trust documentation or written certification of trust indicating who has authority to execute 
documents on behalf of trust. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







Petition Signed by Party Without Written Authorization 


No trust documentation or written certification of trust indicating who has authority to execute 
documents on behalf of trust 
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Petition Illegally Notarized 

Prohibited act in accordance with Fl. Stat. 117107(11): A notary public may not notarize a signature on 
a document if the person whose signature is to be notarized is the spouse, son, daughter, mother, or 

father of the notary public. 

Signature of father is notarized by son in violation of Florida Law. 
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Select Year:   2022  Go

The 2022 Florida Statutes
 

Title X
PUBLIC OFFICERS, EMPLOYEES, AND RECORDS

Chapter 117 
NOTARIES PUBLIC

View Entire Chapter

117.107 Prohibited acts.—
(1) A notary public may not use a name or initial in signing certificates other than that by which the notary

public is commissioned.
(2) A notary public may not sign notarial certificates using a facsimile signature stamp unless the notary public

has a physical disability that limits or prohibits his or her ability to make a written signature and unless the notary
public has first submitted written notice to the Department of State with an exemplar of the facsimile signature
stamp. This subsection does not apply to or prohibit the use of an electronic signature and seal by a notary public
who is registered as an online notary public to perform an electronic or online notarization in accordance with this
chapter.

(3) A notary public may not affix his or her signature to a blank form of affidavit or certificate of
acknowledgment and deliver that form to another person with the intent that it be used as an affidavit or
acknowledgment.

(4) A notary public may not take the acknowledgment of or administer an oath to a person whom the notary
public actually knows to have been adjudicated mentally incapacitated by a court of competent jurisdiction,
where the acknowledgment or oath necessitates the exercise of a right that has been removed pursuant to s.
744.3215(2) or (3), and where the person has not been restored to capacity as a matter of record.

(5) A notary public may not notarize a signature on a document if it appears that the person is mentally
incapable of understanding the nature and effect of the document at the time of notarization.

(6) A notary public may not take the acknowledgment of a person who does not speak or understand the
English language, unless the nature and effect of the instrument to be notarized is translated into a language
which the person does understand.

(7) A notary public may not change anything in a written instrument after it has been signed by anyone.
(8) A notary public may not amend a notarial certificate after the notarization is complete.
(9) A notary public may not notarize a signature on a document if the person whose signature is being

notarized does not appear before the notary public either by means of physical presence or by means of audio-
video communication technology as authorized under part II of this chapter at the time the signature is notarized.
Any notary public who violates this subsection is guilty of a civil infraction, punishable by penalty not exceeding
$5,000, and such violation constitutes malfeasance and misfeasance in the conduct of official duties. It is no
defense to the civil infraction specified in this subsection that the notary public acted without intent to defraud. A
notary public who violates this subsection with the intent to defraud is guilty of violating s. 117.105.

(10) A notary public may not notarize a signature on a document if the document is incomplete or blank.
However, an endorsement or assignment in blank of a negotiable or nonnegotiable note and the assignment in
blank of any instrument given as security for such note is not deemed incomplete.

(11) A notary public may not notarize a signature on a document if the person whose signature is to be
notarized is the spouse, son, daughter, mother, or father of the notary public.

(12) A notary public may not notarize a signature on a document if the notary public has a financial interest in
or is a party to the underlying transaction; however, a notary public who is an employee may notarize a signature
for his or her employer, and this employment does not constitute a financial interest in the transaction nor make

http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Index&Title_Request=X#TitleX
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&URL=0100-0199/0117/0117ContentsIndex.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&URL=0100-0199/0117/0117.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0700-0799/0744/Sections/0744.3215.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0117/Sections/0117.105.html


9/6/22, 1:30 PM Statutes & Constitution :View Statutes : Online Sunshine

www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0117/Sections/0117.107.html 2/2

the notary a party to the transaction under this subsection as long as he or she does not receive a benefit other
than his or her salary and the fee for services as a notary public authorized by law. For purposes of this subsection,
a notary public who is an attorney does not have a financial interest in and is not a party to the underlying
transaction evidenced by a notarized document if he or she notarizes a signature on that document for a client for
whom he or she serves as an attorney of record and he or she has no interest in the document other than the fee
paid to him or her for legal services and the fee authorized by law for services as a notary public.

History.—s. 7, ch. 91-291; s. 4, ch. 92-209; s. 749, ch. 95-147; s. 19, ch. 95-280; s. 8, ch. 98-246; s. 33, ch. 2006-178; s. 5, ch. 2019-71.
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Petition Illegally Notarized 

Prohibited act in accordance with Fl. Stat. 117107(11): A notary public may not notarize a signature on 
a document if the person whose signature is to be notarized is the spouse, son, daughter, mother, or 

father of the notary public. 

Signature of father is notarized by son in violation of Florida Law. 
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Select Year:   2022  Go

The 2022 Florida Statutes
 

Title X
PUBLIC OFFICERS, EMPLOYEES, AND RECORDS

Chapter 117 
NOTARIES PUBLIC

View Entire Chapter

117.107 Prohibited acts.—
(1) A notary public may not use a name or initial in signing certificates other than that by which the notary

public is commissioned.
(2) A notary public may not sign notarial certificates using a facsimile signature stamp unless the notary public

has a physical disability that limits or prohibits his or her ability to make a written signature and unless the notary
public has first submitted written notice to the Department of State with an exemplar of the facsimile signature
stamp. This subsection does not apply to or prohibit the use of an electronic signature and seal by a notary public
who is registered as an online notary public to perform an electronic or online notarization in accordance with this
chapter.

(3) A notary public may not affix his or her signature to a blank form of affidavit or certificate of
acknowledgment and deliver that form to another person with the intent that it be used as an affidavit or
acknowledgment.

(4) A notary public may not take the acknowledgment of or administer an oath to a person whom the notary
public actually knows to have been adjudicated mentally incapacitated by a court of competent jurisdiction,
where the acknowledgment or oath necessitates the exercise of a right that has been removed pursuant to s.
744.3215(2) or (3), and where the person has not been restored to capacity as a matter of record.

(5) A notary public may not notarize a signature on a document if it appears that the person is mentally
incapable of understanding the nature and effect of the document at the time of notarization.

(6) A notary public may not take the acknowledgment of a person who does not speak or understand the
English language, unless the nature and effect of the instrument to be notarized is translated into a language
which the person does understand.

(7) A notary public may not change anything in a written instrument after it has been signed by anyone.
(8) A notary public may not amend a notarial certificate after the notarization is complete.
(9) A notary public may not notarize a signature on a document if the person whose signature is being

notarized does not appear before the notary public either by means of physical presence or by means of audio-
video communication technology as authorized under part II of this chapter at the time the signature is notarized.
Any notary public who violates this subsection is guilty of a civil infraction, punishable by penalty not exceeding
$5,000, and such violation constitutes malfeasance and misfeasance in the conduct of official duties. It is no
defense to the civil infraction specified in this subsection that the notary public acted without intent to defraud. A
notary public who violates this subsection with the intent to defraud is guilty of violating s. 117.105.

(10) A notary public may not notarize a signature on a document if the document is incomplete or blank.
However, an endorsement or assignment in blank of a negotiable or nonnegotiable note and the assignment in
blank of any instrument given as security for such note is not deemed incomplete.

(11) A notary public may not notarize a signature on a document if the person whose signature is to be
notarized is the spouse, son, daughter, mother, or father of the notary public.

(12) A notary public may not notarize a signature on a document if the notary public has a financial interest in
or is a party to the underlying transaction; however, a notary public who is an employee may notarize a signature
for his or her employer, and this employment does not constitute a financial interest in the transaction nor make

http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Index&Title_Request=X#TitleX
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&URL=0100-0199/0117/0117ContentsIndex.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&URL=0100-0199/0117/0117.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0700-0799/0744/Sections/0744.3215.html
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the notary a party to the transaction under this subsection as long as he or she does not receive a benefit other
than his or her salary and the fee for services as a notary public authorized by law. For purposes of this subsection,
a notary public who is an attorney does not have a financial interest in and is not a party to the underlying
transaction evidenced by a notarized document if he or she notarizes a signature on that document for a client for
whom he or she serves as an attorney of record and he or she has no interest in the document other than the fee
paid to him or her for legal services and the fee authorized by law for services as a notary public.

History.—s. 7, ch. 91-291; s. 4, ch. 92-209; s. 749, ch. 95-147; s. 19, ch. 95-280; s. 8, ch. 98-246; s. 33, ch. 2006-178; s. 5, ch. 2019-71.
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Petition Signed by Party Without Authorization 

 

City manager is not an officer, agent or authorized party of Andalusia Garage Condo, Giralda Garage 
Condo or 250 Aragon Condo. 

No written consent or resolution as required by corporate bylaws and Florida Condominium Act. 

 



Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed

Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /

Detail by Entity Name
Florida Not For Profit Corporation
GIRALDA GARAGE CONDOMINIUM ASSOCIATION, INC.

Filing Information

N03000002314
59-6000293
03/13/2003

FL
ACTIVE
REINSTATEMENT

03/25/2015

Principal Address

c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020

Mailing Address

c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020 

Registered Agent Name & Address

Ramos , Miriam
CITY ATTORNEY  
405 BILTMORE WAY 
2ND FLOOR 
CORAL GABLES, FL 33134 
 
Name Changed: 01/09/2017 
 
Address Changed: 01/30/2020

Officer/Director Detail

Name & Address 
 
Title PRESIDENT AND DIRECTOR 

D������� �� C�����������Florida Department of State

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
https://search.sunbiz.org/Inquiry/CorporationSearch/ByName
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/


 
LAGO, VINCE
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title VICE-PRESIDENT AND DIRECTOR 
 
MENA, MICHAEL
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title TREASURER AND DIRECTOR 
 
FORS, JORGE L., JR
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
ANDERSON, RHONDA
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
MENENDEZ, KIRK
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 

Annual Reports

Report Year Filed Date
2020 01/30/2020
2021 04/29/2021
2022 04/25/2022
 

Document Images

04/25/2022 -- ANNUAL REPORT View image in PDF format

04/29/2021 -- ANNUAL REPORT View image in PDF format

01/30/2020 -- ANNUAL REPORT View image in PDF format

02/20/2019 -- ANNUAL REPORT View image in PDF format

01/18/2018 -- ANNUAL REPORT View image in PDF format

01/09/2017 -- ANNUAL REPORT View image in PDF format

03/08/2016 -- ANNUAL REPORT View image in PDF format

06/09/2015 -- AMENDED ANNUAL REPORT View image in PDF format

03/18/2015 -- REINSTATEMENT View image in PDF format

01/06/2012 -- ANNUAL REPORT View image in PDF format

01/05/2012 -- ANNUAL REPORT View image in PDF format

02/17/2011 -- ANNUAL REPORT View image in PDF format

01/08/2010 -- ANNUAL REPORT View image in PDF format
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https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n03000002314-73b2e458-4754-4a8f-b4c0-0aebc6824951&transactionId=n03000002314-e87188bf-a3f5-44ad-8a97-75b4fab49df6&formatType=PDF
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https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n03000002314-73b2e458-4754-4a8f-b4c0-0aebc6824951&transactionId=n03000002314-re-e374d895-2aeb-4fe5-acf5-b403227572d9&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n03000002314-73b2e458-4754-4a8f-b4c0-0aebc6824951&transactionId=n03000002314-re-e374d895-2aeb-4fe5-acf5-b403227572d9&formatType=PDF
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03/16/2009 -- ANNUAL REPORT View image in PDF format

03/14/2008 -- ANNUAL REPORT View image in PDF format

03/06/2007 -- ANNUAL REPORT View image in PDF format

11/30/2006 -- REINSTATEMENT View image in PDF format

03/14/2005 -- REINSTATEMENT View image in PDF format

03/13/2003 -- Domestic Non-Profit View image in PDF format

 
 

Florida Department of State, Division of Corporations

https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2009%5C0316%5C30956953.tif&documentNumber=N03000002314
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https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2008%5C0322%5C66680659.tif&documentNumber=N03000002314
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https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2006%5C1201%5C00167230.tif&documentNumber=N03000002314
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2006%5C1201%5C00167230.tif&documentNumber=N03000002314
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2005%5C0512%5C905800CC.tif&documentNumber=N03000002314
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2005%5C0512%5C905800CC.tif&documentNumber=N03000002314
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR1%5C2003%5C0318%5C60980766.Tif&documentNumber=N03000002314
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Petition Signed by Party Without Authorization 

 

City manager is not an officer, agent or authorized party of Andalusia Garage Condo, Giralda Garage 
Condo or 250 Aragon Condo. 

No written consent or resolution as required by corporate bylaws and Florida Condominium Act. 

 



Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed

Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /

Detail by Entity Name
Florida Not For Profit Corporation
250 ARAGON CONDOMINIUM ASSOCIATION, INC.

Filing Information

N06000013035
59-6000293
12/22/2006

FL
ACTIVE
REINSTATEMENT

03/18/2015

Principal Address

c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 06/09/2015

Mailing Address

c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 06/09/2015 

Registered Agent Name & Address

RAMOS , MIRIAM
CITY ATTORNEY  
405 BILTMORE WAY 
2ND FLOOR 
CORAL GABLES, FL 33134 
 
Name Changed: 01/09/2017 
 
Address Changed: 01/30/2020

Officer/Director Detail

Name & Address 
 
Title PRESIDENT AND DIRECTOR 

D������� �� C�����������Florida Department of State

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
https://search.sunbiz.org/Inquiry/CorporationSearch/ByName
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/


 
LAGO, VINCE
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title VICE-PRESIDENT AND DIRECTOR 
 
MENA, MICHAEL
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title TREASURER AND DIRECTOR 
 
FORS, JORGE L., JR
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
ANDERSON, RHONDA
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
MENENDEZ, KIRK
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 

Annual Reports

Report Year Filed Date
2020 01/30/2020
2021 04/29/2021
2022 04/25/2022
 

Document Images

04/25/2022 -- ANNUAL REPORT View image in PDF format

04/29/2021 -- ANNUAL REPORT View image in PDF format

01/30/2020 -- ANNUAL REPORT View image in PDF format

02/20/2019 -- ANNUAL REPORT View image in PDF format

01/18/2018 -- ANNUAL REPORT View image in PDF format

01/09/2017 -- ANNUAL REPORT View image in PDF format

03/08/2016 -- ANNUAL REPORT View image in PDF format

06/09/2015 -- AMENDED ANNUAL REPORT View image in PDF format

03/18/2015 -- REINSTATEMENT View image in PDF format

01/06/2012 -- REINSTATEMENT View image in PDF format

04/06/2009 -- ANNUAL REPORT View image in PDF format

03/18/2008 -- Reg. Agent Change View image in PDF format

03/14/2008 -- ANNUAL REPORT View image in PDF format

https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-36c5775c-c5c1-4715-8a39-cb0902018452&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-36c5775c-c5c1-4715-8a39-cb0902018452&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-e1782315-831b-4a0d-89d8-3d29b69bc0ce&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-e1782315-831b-4a0d-89d8-3d29b69bc0ce&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-f7d40bdd-ca6c-4d11-838d-a69049e5810c&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-f7d40bdd-ca6c-4d11-838d-a69049e5810c&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-f9c61d4f-272b-4555-88c4-1a7491002472&formatType=PDF
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https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-4ca2acf6-fbaf-4a36-9f6f-859f3c640d30&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-4ca2acf6-fbaf-4a36-9f6f-859f3c640d30&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-ef3cd4a7-db80-4400-9f52-c659627e138d&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-ef3cd4a7-db80-4400-9f52-c659627e138d&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-re-9eff579e-44bd-4667-8b4a-60b23a2015ee&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domnp-n06000013035-799d07d0-2cfc-4e38-b951-6ba2d7fa0b08&transactionId=n06000013035-re-9eff579e-44bd-4667-8b4a-60b23a2015ee&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2012%5C0106%5C16924737.tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2012%5C0106%5C16924737.tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2009%5C0406%5C90736179.tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2009%5C0406%5C90736179.tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2008%5C0319%5C17622144.Tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2008%5C0319%5C17622144.Tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2008%5C0322%5C6667063C.tif&documentNumber=N06000013035
https://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2008%5C0322%5C6667063C.tif&documentNumber=N06000013035


03/12/2007 -- ANNUAL REPORT View image in PDF format

12/22/2006 -- Domestic Non-Profit View image in PDF format
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Petition Signed by Party Without Authorization 

 

City manager is not an officer, agent or authorized party of Andalusia Garage Condo, Giralda Garage 
Condo or 250 Aragon Condo. 

No written consent or resolution as required by corporate bylaws and Florida Condominium Act. 
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Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed

Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /

Detail by Entity Name
Florida Not For Profit Corporation
ANDALUSIA GARAGE CONDOMINIUM ASSOCIATION, INC

Filing Information

N15000005998
APPLIED FOR
06/17/2015

FL
ACTIVE
REINSTATEMENT

05/02/2017

Principal Address

c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020

Mailing Address

c/o CITY OF CORAL GABLES 
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Changed: 01/30/2020 

Registered Agent Name & Address

RAMOS , MIRIAM
CITY ATTORNEY  
405 BILTMORE WAY 
2ND FLOOR 
CORAL GABLES, FL 33134 
 
Name Changed: 01/30/2020 
 
Address Changed: 01/30/2020

Officer/Director Detail

Name & Address 
 
Title PRESIDENT AND DIRECTOR 

D������� �� C�����������Florida Department of State

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
https://search.sunbiz.org/Inquiry/CorporationSearch/ByName
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/
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LAGO, VINCE
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title VICE-PRESIDENT AND DIRECTOR 
 
MENA , MICHAEL
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title TREASURER AND DIRECTOR 
 
FORS, JORGE L., JR
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
ANDERSON, RHONDA
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 
Title SECRETARY AND DIRECTOR 
 
MENENDEZ, KIRK
405 BILTMORE WAY 
CORAL GABLES, FL 33134 
 

Annual Reports

Report Year Filed Date
2020 01/30/2020
2021 04/29/2021
2022 04/25/2022
 

Document Images

04/25/2022 -- ANNUAL REPORT View image in PDF format

04/29/2021 -- ANNUAL REPORT View image in PDF format

01/30/2020 -- ANNUAL REPORT View image in PDF format

02/20/2019 -- ANNUAL REPORT View image in PDF format

02/06/2018 -- ANNUAL REPORT View image in PDF format

05/02/2017 -- REINSTATEMENT View image in PDF format

06/17/2015 -- Domestic Non-Profit View image in PDF format
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Entity Casting Vote is not Owner of Property on Deed Recorded in the Public Records. 

Property was transferred to an LLC in March 2022 but executed on June 20, 2022 by PRIOR owner. 

 

 











Petition Signed by Party Without Written Authorization 

No trust documentation or written certification of trust indicating who has authority to execute 
documents on behalf of trust. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Petition Signed by Party Without Written Authorization 

No trust documentation or written certification of trust indicating who has authority to execute 
documents on behalf of trust 
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