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Executive Summary

On November 8, 2022, Andreas Sager, a professional engineer licensed in the state of
Florida, conducted a milestone inspection — Phase | of the Lakeridge Condominiums in
accordance with Florida Statue 553.899 (Mandatory Structural Inspections for
Condominium and Cooperative Buildings). The statute states a milestone inspection is a
structural inspection of a building, including the load-baring walls and the primary
structural members and systems. The report is required to identify any substantial
structural deterioration, state whether unsafe or dangerous conditions were observed,
identify damaged items, and identify items requiring further inspection. The following is
a summary of findings from the milestone inspection.

Manner and Type of Inspection: Non-Destructive visual inspection; milestone phase I.
FINDINGS:

Substantial Structural Deterioration Items:

The engineer did not observe any substantial structural deterioration of the
building’s load-bearing walls and the primary structural members and systems.

Unsafe or Dangerous Conditions:

Since the engineer did not observe any substantial structural deterioration of the
building’s load-bearing walls and the primary structural member and systems,
this item is not applicable.

Damaged ltems:

The engineer did not observe any damage, not identified as substantial structural
deterioration, to the building’s load-bearing walls and the primary structural
members and systems which require repairs.

Items Requiring Further Inspection:

The engineer has concluded the building’s load-bearing walls and primary
structural members and systems do not require further inspections.
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Background

In 2022, the Governor signed Florida Senate Bill SB-4D into law. These new
condominium requirements are part of both the Florida Statutes 553 for Building
Construction Standards as well as Florida Statutes 718 and 719 regulating Florida
Condominiums, HOAs and Cooperative Associations. The law pertains to all
condominiums and cooperatives 3-stories or higher. They require mandatory building
inspections, structural reserve studies, and spell out how reserve budgets are to be
calculated and funded.

As a result, Florida Statute 553.899, provided in Appendix A of this report, delineates
when Milestone Inspections are required and delineates specific information the
Milestone Inspection Reports are required to address.

The statute states a milestone inspection is a structural inspection of a building,
including load-bearing walls, the primary structural members, and the primary structural
systems. Primary structural members and primary structural systems are defined in
Florida Statute 627.706, which is provided in Appendix A. These statutes require the
Engineer to identify items which are dangerous as defined in the Florida Building Code.
An applicable section of the Florida Building Code is provided in Appendix B.

The milestone inspections consist of two phases. For a phase one milestone inspection,
an engineer is to conduct a visual inspection of habitable and non-habitable areas of a
building. Phase two of a milestone inspection must be performed if any substantial
structural deterioration is identified during phase one. Phase two inspections may
involve destructive or nondestructive testing and evaluation.

Report Requirements

The Florida Statutes state the milestone inspection report must, at a minimum, meet
the following requirements:

e Bear the seal and signature, or the electronic signature, of the licensed
engineer or architect who performed the inspection.

e Indicate the manner and type of inspection forming the basis for the
inspection report.
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e Identify any substantial structural deterioration, within a reasonable
professional probability based on the scope of the inspection, describe
the extent of such deterioration, and identify any recommended repairs
for such deterioration.

e State whether unsafe or dangerous conditions were observed, as defined
in the Florida Building Code.

e Recommend any remedial or preventive repair for any items that are
damaged but are not substantial structural deterioration.

e I|dentify and describe any items requiring further inspection.

Inspection Process

On November 8, 2022, the engineer met with the building manager to obtain pertinent
information and then conducted a detailed inspection of the 8-story building (interior
and exterior) to the maximum extent. Only visual, non-destructive inspection
procedures were utilized. Dates each room, space, and area was inspected were
documented on Milestone Inspections Notes. Further, all items determined to have
substantial structural deterioration and all items determined to be damaged (if any)
were documented in Milestone Inspection Notes.

Findings and Recommendations

The engineer conducted a non-destructive visual inspection, and the following are
findings from the inspection.

Substantial Structural Deterioration ltems:

The engineer did not observe any substantial structural deterioration of the
building’s load-bearing walls and the primary structural members and systems.

Unsafe or Dangerous Conditions:

Since the engineer did not observe any substantial structural deterioration of the
building’s load-bearing walls and the primary structural member and systems,
this item is not applicable.

Damaged ltems:




Next Step
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The engineer did not observe any damage, not identified as substantial structural
deterioration, to the building’s load-bearing walls and the primary structural
members and systems which require repairs.

Items Requiring Further Inspection:

The engineer has concluded the building’s load-bearing walls and primary
structural members and systems do not require further inspections at this time.

The following summarizes the next step regarding findings and recommendations.

The Association should distribute a copy of the inspector-prepared summary of
the inspection report to each condominium unit owner, regardless of the
findings or recommendations in the report, by United States mail or personal
delivery and by electronic transmission to unit owners who previously consented
to receive notice by electronic transmission; must post a copy of the inspector-
prepared summary in a conspicuous place on the condominium or cooperative
property; and must publish the full report and inspector-prepared summary on
the association’s website, if the association is required to have a website per
Florida Statute 543.899(9).

The Association should complete and incorporate a Structural Integrity Reserve
Study (SIRS) before December 31, 2024.

The association should ensure another milestone inspection is conducted with
ten years thereafter.
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Appendix A — Florida Statutes

The following are sections of the Florida Statutes which are applicable to this inspection.

553.899 Mandatory structural inspections for condominium and cooperative buildings.—

(1) The Legislature finds that maintaining the structural integrity of a building throughout its
service life is of paramount importance in order to ensure that buildings are structurally sound so as to
not pose a threat to the public health, safety, or welfare. As such, the Legislature finds that the
imposition of a statewide structural inspection program for aging condominium and cooperative
buildings in this state is necessary to ensure that such buildings are safe for continued use.

(2) As used in this section, the terms:

(@) “Milestone inspection” means a structural inspection of a building, including an inspection of
load-bearing walls and the primary structural members and primary structural systems as those terms
are defined in s. 627.706, by a licensed architect or engineer authorized to practice in this state for
the purposes of attesting to the life safety and adequacy of the structural components of the building
and, to the extent reasonably possible, determining the general structural condition of the building as
it affects the safety of such building, including a determination of any necessary maintenance, repair,
or replacement of any structural component of the building. The purpose of such inspection is not to
determine if the condition of an existing building is in compliance with the Florida Building Code or the
fire safety code.

(b) “Substantial structural deterioration” means substantial structural distress that negatively
affects a building’s general structural condition and integrity. The term does not include surface
imperfections such as cracks, distortion, sagging, deflections, misalighment, signs of leakage, or
peeling of finishes unless the licensed engineer or architect performing the phase one or phase two
inspection determines that such surface imperfections are a sign of substantial structural deterioration.

(3) A condominium association under chapter 718 and a cooperative association under chapter 719
must have a milestone inspection performed for each building that is three stories or more in height by
December 31 of the year in which the building reaches 30 years of age, based on the date the
certificate of occupancy for the building was issued, and every 10 years thereafter. If the building is
located within 3 miles of a coastline as defined in s. 376.031, the condominium association or
cooperative association must have a milestone inspection performed by December 31 of the year in
which the building reaches 25 years of age, based on the date the certificate of occupancy for the

building was issued, and every 10 years thereafter. The condominium association or cooperative


http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0600-0699/0627/Sections/0627.706.html
http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0300-0399/0376/Sections/0376.031.html
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association must arrange for the milestone inspection to be performed and is responsible for ensuring
compliance with the requirements of this section. The condominium association or cooperative
association is responsible for all costs associated with the inspection. This subsection does not apply to
a single-family, two-family, or three-family dwelling with three or fewer habitable stories above
ground.

(4) If a milestone inspection is required under this section and the building’s certificate of
occupancy was issued on or before July 1, 1992, the building’s initial milestone inspection must be
performed before December 31, 2024. If the date of issuance for the certificate of occupancy is not
available, the date of issuance of the building’s certificate of occupancy shall be the date of occupancy
evidenced in any record of the local building official.

(5) Upon determining that a building must have a milestone inspection, the local enforcement
agency must provide written notice of such required inspection to the condominium association or
cooperative association by certified mail, return receipt requested.

(6) Within 180 days after receiving the written notice under subsection (5), the condominium
association or cooperative association must complete phase one of the milestone inspection. For
purposes of this section, completion of phase one of the milestone inspection means the licensed
engineer or architect who performed the phase one inspection submitted the inspection report by e-
mail, United States Postal Service, or commercial delivery service to the local enforcement agency.

(7) A milestone inspection consists of two phases:

(a) For phase one of the milestone inspection, a licensed architect or engineer authorized to
practice in this state shall perform a visual examination of habitable and non-habitable areas of a
building, including the major structural components of a building, and provide a qualitative assessment
of the structural conditions of the building. If the architect or engineer finds no signs of substantial
structural deterioration to any building components under visual examination, phase two of the
inspection, as provided in paragraph (b), is not required. An architect or engineer who completes a
phase one milestone inspection shall prepare and submit an inspection report pursuant to subsection
(8).

(b) A phase two of the milestone inspection must be performed if any substantial structural
deterioration is identified during phase one. A phase two inspection may involve destructive or
nondestructive testing at the inspector’s direction. The inspection may be as extensive or as limited as
necessary to fully assess areas of structural distress in order to confirm that the building is structurally
sound and safe for its intended use and to recommend a program for fully assessing and repairing
distressed and damaged portions of the building. When determining testing locations, the inspector
must give preference to locations that are the least disruptive and most easily repairable while still
being representative of the structure. An inspector who completes a phase two milestone inspection

shall prepare and submit an inspection report pursuant to subsection (8).
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(8) Upon completion of a phase one or phase two milestone inspection, the architect or engineer
who performed the inspection must submit a sealed copy of the inspection report with a separate
summary of, at minimum, the material findings and recommendations in the inspection report to the
condominium association or cooperative association, and to the building official of the local
government which has jurisdiction. The inspection report must, at a minimum, meet all of the
following criteria:

(a) Bear the seal and signature, or the electronic signature, of the licensed engineer or architect
who performed the inspection.

(b) Indicate the manner and type of inspection forming the basis for the inspection report.

(c) Identify any substantial structural deterioration, within a reasonable professional probability
based on the scope of the inspection, describe the extent of such deterioration, and identify any
recommended repairs for such deterioration.

(d) State whether unsafe or dangerous conditions, as those terms are defined in the Florida
Building Code, were observed.

(e) Recommend any remedial or preventive repair for any items that are damaged but are not
substantial structural deterioration.

(f) ldentify and describe any items requiring further inspection.

(9) The association must distribute a copy of the inspector-prepared summary of the inspection
report to each condominium unit owner or cooperative unit owner, regardless of the findings or
recommendations in the report, by United States mail or personal delivery and by electronic
transmission to unit owners who previously consented to receive notice by electronic transmission;
must post a copy of the inspector-prepared summary in a conspicuous place on the condominium or
cooperative property; and must publish the full report and inspector-prepared summary on the
association’s website, if the association is required to have a website.

(10) A local enforcement agency may prescribe timelines and penalties with respect to compliance
with this section.

(11) A board of county commissioners may adopt an ordinance requiring that a condominium or
cooperative association schedule or commence repairs for substantial structural deterioration within a
specified timeframe after the local enforcement agency receives a phase two inspection report;
however, such repairs must be commenced within 365 days after receiving such report. If an
association fails to submit proof to the local enforcement agency that repairs have been scheduled or
have commenced for substantial structural deterioration identified in a phase two inspection report
within the required timeframe, the local enforcement agency must review and determine if the
building is unsafe for human occupancy.

(12) The Florida Building Commission shall review the milestone inspection requirements under this

section and make recommendations, if any, to the Legislature to ensure inspections are sufficient to
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determine the structural integrity of a building. The commission must provide a written report of any
recommendations to the Governor, the President of the Senate, and the Speaker of the House of
Representatives by December 31, 2022.

(13) The Florida Building Commission shall consult with the State Fire Marshal to provide
recommendations to the Legislature for the adoption of comprehensive structural and life safety
standards for maintaining and inspecting all types of buildings and structures in this state that are
three stories or more in height. The commission shall provide a written report of its recommendations
to the Governor, the President of the Senate, and the Speaker of the House of Representatives by
December 31, 2023.

627.706 Sinkhole insurance; catastrophic ground cover collapse; definitions.—

(1)(@) Every insurer authorized to transact property insurance in this state must provide coverage
for a catastrophic ground cover collapse.

(b) The insurer shall make available, for an appropriate additional premium, coverage for sinkhole
losses on any structure, including the contents of personal property contained therein, to the extent
provided in the form to which the coverage attaches. The insurer may require an inspection of the
property before issuance of sinkhole loss coverage. A policy for residential property insurance may
include a deductible amount applicable to sinkhole losses equal to 1 percent, 2 percent, 5 percent, or
10 percent of the policy dwelling limits, with appropriate premium discounts offered with each
deductible amount.

(c) The insurer may restrict catastrophic ground cover collapse and sinkhole loss coverage to the
principal building, as defined in the applicable policy.

(2) Asusedinss. 627.706-627.7074, and as used in connection with any policy providing coverage

for a catastrophic ground cover collapse or for sinkhole losses, the term:
(a) “Catastrophic ground cover collapse” means geological activity that results in all the following:
1. The abrupt collapse of the ground cover;
2. A depression in the ground cover clearly visible to the naked eye;
3. Structural damage to the covered building, including the foundation; and
4. The insured structure being condemned and ordered to be vacated by the governmental agency

authorized by law to issue such an order for that structure.
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Contents coverage applies if there is a loss resulting from a catastrophic ground cover collapse. Damage
consisting merely of the settling or cracking of a foundation, structure, or building does not constitute a
loss resulting from a catastrophic ground cover collapse.

(b) “Neutral evaluation” means the alternative dispute resolution provided in s. 627.7074.

(c) “Neutral evaluator” means a professional engineer or a professional geologist who has
completed a course of study in alternative dispute resolution designed or approved by the department
for use in the neutral evaluation process and who is determined by the department to be fair and
impartial.

(d) “Primary structural member” means a structural element designed to provide support and
stability for the vertical or lateral loads of the overall structure.

(e) “Primary structural system” means an assemblage of primary structural members.

(f) “Professional engineer” means a person, as defined in's. 471.005, who has a bachelor’s degree
or higher in engineering. A professional engineer must also have experience and expertise in the
identification of sinkhole activity as well as other potential causes of structural damage.

(g) “Professional geologist” means a person, as defined in s. 492.102, who has a bachelor’s degree
or higher in geology or related earth science and experience and expertise in the identification of
sinkhole activity as well as other potential geologic causes of structural damage.

(h) “Sinkhole” means a landform created by subsidence of soil, sediment, or rock as underlying
strata are dissolved by groundwater. A sinkhole forms by collapse into subterranean voids created by
dissolution of limestone or dolostone or by subsidence as these strata are dissolved.

(i) “Sinkhole activity” means settlement or systematic weakening of the earth supporting the
covered building only if the settlement or systematic weakening results from contemporaneous
movement or raveling of soils, sediments, or rock materials into subterranean voids created by the
effect of water on a limestone or similar rock formation.

(j) “Sinkhole loss” means structural damage to the covered building, including the foundation,
caused by sinkhole activity. Contents coverage and additional living expenses apply only if there is
structural damage to the covered building caused by sinkhole activity.

(k) “Structural damage” means a covered building, regardless of the date of its construction, has
experienced the following:

1. Interior floor displacement or deflection in excess of acceptable variances as defined in ACI 117-
90 or the Florida Building Code, which results in settlement-related damage to the interior such that
the interior building structure or members become unfit for service or represents a safety hazard as
defined within the Florida Building Code;

2. Foundation displacement or deflection in excess of acceptable variances as defined in ACI 318-
95 or the Florida Building Code, which results in settlement-related damage to the primary structural

members or primary structural systems that prevents those members or systems from supporting the
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loads and forces they were designed to support to the extent that stresses in those primary structural
members or primary structural systems exceeds one and one-third the nominal strength allowed under
the Florida Building Code for new buildings of similar structure, purpose, or location;

3. Damage that results in listing, leaning, or buckling of the exterior load-bearing walls or other
vertical primary structural members to such an extent that a plumb line passing through the center of
gravity does not fall inside the middle one-third of the base as defined within the Florida Building
Code;

4. Damage that results in the building, or any portion of the building containing primary structural
members or primary structural systems, being significantly likely to imminently collapse because of the
movement or instability of the ground within the influence zone of the supporting ground within the
sheer plane necessary for the purpose of supporting such building as defined within the Florida Building
Code; or

5. Damage occurring on or after October 15, 2005, that qualifies as “substantial structural
damage” as defined in the Florida Building Code.

(3) Insurers offering policies that exclude coverage for sinkhole losses must inform policyholders in
bold type of not less than 14 points as follows: “YOUR POLICY PROVIDES COVERAGE FOR A
CATASTROPHIC GROUND COVER COLLAPSE THAT RESULTS IN THE PROPERTY BEING CONDEMNED AND
UNINHABITABLE. OTHERWISE, YOUR POLICY DOES NOT PROVIDE COVERAGE FOR SINKHOLE LOSSES. YOU
MAY PURCHASE ADDITIONAL COVERAGE FOR SINKHOLE LOSSES FOR AN ADDITIONAL PREMIUM.”

(4) Aninsurer offering sinkhole coverage to policyholders before or after the adoption of s. 30,
chapter 2007-1, Laws of Florida, may non-renew the policies of policyholders maintaining sinkhole
coverage at the option of the insurer, and provide an offer of coverage that includes catastrophic
ground cover collapse and excludes sinkhole coverage. Insurers acting in accordance with this
subsection are subject to the following requirements:

(@) Policyholders must be notified that a nonrenewal is for purposes of removing sinkhole coverage,
and that the policyholder is being offered a policy that provides coverage for catastrophic ground cover
collapse.

(b) Policyholders must be provided an actuarially reasonable premium credit or discount for the
removal of sinkhole coverage and provision of only catastrophic ground cover collapse.

(c) Subject to the provisions of this subsection and the insurer’s approved underwriting or
insurability guidelines, the insurer shall provide each policyholder with the opportunity to purchase an
endorsement to his or her policy providing sinkhole coverage and may require an inspection of the
property before issuance of a sinkhole coverage endorsement.

(d) Section 624.4305 does not apply to nonrenewal notices issued pursuant to this subsection.

(5) Any claim, including, but not limited to, initial, supplemental, and reopened claims under an

insurance policy that provides sinkhole coverage is barred unless notice of the claim was given to the
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insurer in accordance with the terms of the policy within 2 years after the policyholder knew or
reasonably should have known about the sinkhole loss.

History.—s. 2, ch. 81-280; s. 809(2nd), ch. 82-243; s. 79, ch. 82-386; s. 114, ch. 92-318; s. 8, ch. 2000-333; s. 1189,
ch. 2003-261; s. 17, ch. 2005-111; s. 25, ch. 2006-12; s. 30, ch. 2007-1; s. 1, ch. 2009-178; s. 3, ch. 2011-11; s. 22, ch.
2011-39.

13



Milestone Inspection — Lakeridge Condominium

Appendix B — Florida Building Code — 7™ Edition

The following definitions from the Florida Building Code are applicable to this inspection.

Chapter 2 — Definitions

DANGEROUS. Any building, structure, or portion thereof that meets any of the conditions
described below shall be deemed dangerous:

1. The building or structure has collapsed, has partially collapsed, has moved off its
foundation or lacks the necessary support of the ground.

2.There exists a significant risk of collapse, detachment or dislodgment of any portion,

member, appurtenance or ornamentation of the building or structure under service
loads.
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