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SIRS Study Background: 

  The State of Florida enacted two new Statutes to assure the safety of occupants residing 

in condominiums three stories or higher.  This was in response to the collapse of the Surfside 

Condominiums in June 2021 that caused the loss of 98 lives. 

 

Aerial Image from nbcnewsconnecticut.com 

A news item published at the time of the course writing: 

https://www.wfla.com/news/florida/new-details-shed-light-on-surfside-condo-collapse/ 

confirms both a flawed design change and lack of maintenance to correct it as the cause of the 

collapse, which is more extensively covered in the SUNCAM Mandatory Milestone Inspections 

course. 

 

           In response to the tragedy, the Florida Legislature House and Senate passed Senate Bill 

4D, and Governor Ron DeSantis signed it into law on May 26, 2022.  This statute requires 

Licensed Engineers or Architects, etc. to perform structural inspections and perform the visual 

inspection portion of Reserve Studies on all condos and co-ops that are three stories tall or 

higher.  This must be done every ten years.  Senate Bill 4D was signed into law before the 

Introduction: 
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devastating Hurricane Ian in September 2022.  Section 553.899 as linked below (Mandatory 

Milestone Structural Inspections for condominium and cooperative buildings) was added to the 

Florida Building Code. 

  

http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&UR

L=0500-0599/0553/Sections/0553.899.html 

 

https://m.flsenate.gov/Statutes/553.899 

 

 

After feedback was received from the Florida Building Commission and others, Statute 

154 was enacted and signed into law June 9, 2023.  This Statute defines eight critical categories 

for reserve requirements with the goal of averting another Surfside disaster.  This newer statute 

can be reviewed here: 

 

https://www.flsenate.gov/Session/Bill/2023/154/BillText/er/HTML  

  

 Note that the Board of Directors and not the Professional Engineer decides on Reserve 

amounts based on the visual inspection by mostly PEs but also architects, Certified Reserve 

Specialists or Professional Reserve Analysts. 

 

There are two inspections for the PE, etc. to perform: 

 

1. The Phase 1 Mandatory Visual Structural Inspection for Condo 3 buildings 30 years 

old (pending Building Official deciding on a 25-year threshold for condo 3s close to 

the coastal salt water.) 

and usually thereafter  

2. The Visual Inspection portion of the SIRS. 

 

 Or the Visual Inspection for the SIRS alone if the Condo 3 building is newer than 30 years old. 

 

 The follow up Structural Integrity Reserve Study requirements within that same Statute 

are shown below from the official State website.  See especially lines 714 to 716: 
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Line 740: 

SIRS need not be prepared by a PE but by “any person qualified to perform such a 

study”.  No certification is required, so a volunteer unit owner helping the Treasurer would 

meet the intent of the statute.  The PE need not perform this task although many do offer that 

as an additional service.  Note that single family homes do not need reserves, but Condos (and 

rare Co-ops) do.  Requesting reasonable Reserve Funding of condo owners by not overtaxing 

them is the goal. 

Visual inspection is by any of four certifications (Including PE) “Performed or verified”. 

Hence, a Florida PE need not be on site if the team under PE jurisdiction performs the actual 

visual inspection site work. 

Visual inspection can be interpreted in many ways pending court cases.  The use of 

eyeglasses, binoculars, cameras and drones should meet the criteria.  Instrument readings and 

electronic meters providing visual data would also apparently be acceptable. 
 Lines 743 to 747 require one of 4 qualifications for the visual inspection:  

“An engineer licensed under Chapter 471, an architect licensed under Chapter 481, or a person 

certified as a reserve specialist or professional reserve analyst by the Community Associations 

Institute or the Association of Professional Reserve Analysts.” 
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Condo Boards of Directors consult their Attorney for interpretation of the Statute.  

Professional Engineers perform the required visual inspections. 

 

Phase 1 Milestone is for 30-year-old condos (maybe 25 per Building Official)  

SIRS is every ten years for condos 3 stories or higher = “Condo 3s.” 

 

Statute wording on line 780 states that Associations existing before July 1, 2022, need 

SIRS by December 31, 2024.  And then every ten years thereafter.  The two Statute timelines 

could have been more clearly written.  Every ten years, but also before July 1, 2022. 
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Condos inspected by the author:   

Six-story near the Gulf of Mexico  

and separate three-story buildings in the foreground. 
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Note that the Clubhouse (in the lower left-hand corner of the picture above) associated 

with the three-story condo buildings need not be visually inspected for the SIRS, but may 

typically have Reserve Funds for repairs, etc.  The Condo Association financial responsibility 

extends to all Common property, but only the Condo 3’s need PE visual inspection. 

 

At a Board of Director’s Meeting shortly after the Milestone and SIRS Legislation was 

passed, condo owners and directors asked about the necessary work to be performed by PEs to 

adhere to the Statute.  The author thus wrote the newspaper article below intended for Board 

members to assure them of the simplicity of the Visual Inspections. This summary is for 

Professional Engineers too. 

 

 In retrospect, the newspaper article stating that Condo 3s need inspection if 10 years old, 

should have said “every ten years, and if existing before July 1. 2022”.  This differs from 

Milestone Inspections that need not be done on 20-year-old Condo 3’s. 
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This is from an actual PE Sealed Visual Inspection Report with condo names changed for 

privacy.  Unlike Phase 1 reports that must be sent to the Building Official, the visual inspection 

report need only be sent to the Condo 3 Board.  Professional Engineers who take this SUNCAM 

course may use this format for their reports. 

 

 

 

Table of Contents             Page 
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Note that the Manner and type of inspection section is a repeat from the Mandatory 

Milestone Phase 1 Structural inspection report requirements. 
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Understanding Condo 3 Reserve Funding 

 
 

A simple example of a Reserve model from CAI (Community Association Institute) is shown 

below for: 

 

Useful Life (UL)    Remaining Useful Life (RUL)     Fully Funded Balance (FFB) 

 https://www.caionline.org/LearningCenter/credentials/Documents/NRSSClarificationArticles.pdf 

 

  
 

 It is important to distinguish between the work needed for ongoing maintenance 

versus large capital expenditures that go beyond budgeted annual costs.  Many items can be 

repaired in the course of routine work.  This Condo 3 uses outside contractors for lawn 

landscaping, pest control, fire alarm work, etc. all within annual budgets.  Ultimately it is up to 

the Board to decide priorities and Reserve amounts.  Future Boards will appreciate past Boards 

having funds available to avoid special surprise assessments.  

        The Professional Engineer (PE) is tasked with making sure that the structure is not 

jeopardized in the next ten years by maintenance inattention to components that could lead to 

severe structural damage or injury.  The PE must base the visual inspection on a forecast for 

25 years.  Ten different engineers could legitimately recommend ten different Reserve amounts.  

This is not a job for estimating software like R.S. Means used in construction.  Usually, the 

Condo 3 has the resources to avoid structural disaster from inadequate maintenance funding.  

Using the approved annual budget and Designated Reserves shown below as a basis, this 

proposed Reserve Fund Visual Inspection Study conforming to SIRS requirements would 

recommend modification to future budgets if required if remaining useful life is less than 25 

years for a listed category. 
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The PE performing the Visual Inspection should be familiar with the existing Reserve 

Funding if the Condo so funds, plus the annual budget showing repair priorities to make the 

visual inspection more thorough. To give the PE a sense of typical budgets, here are two sample 

Annual Budgets in a format to expect: (Condo names removed to protect privacy.) 
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 Some sample Reserve Accounts (with Condo name blocked) are shown below as 

another document to be studied prior to the Visual Inspection for a competent performance. 
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The PE or the SIRS preparer may suggest that future Reserve Fund Spreadsheets include the 

required categories to be visually inspected every 10 years as suggested below in blue .  

539.pdf

http://www.suncam.com/


 
Florida’s SIRS Visual Inspections 

A SunCam online continuing education course 
 

 

www.SunCam.com  Copyright© 2024 Peter J. Tavino Jr. PE Page 15 of 44 

 

 
 

 

539.pdf

http://www.suncam.com/


 
Florida’s SIRS Visual Inspections 

A SunCam online continuing education course 
 

 

www.SunCam.com  Copyright© 2024 Peter J. Tavino Jr. PE Page 16 of 44 

 

The formal Reserve Study may wish to be organized tabularly as in this 

example to address the required (in italics) and desired cost categories: 

Category Notes Useful 

Life 

(yrs) 

Remaining 

Useful 

Life 

Future 

Cost 

Fully 

Funded 

Balance 

Reserve 

each 

year 

Pavement 

Resurfacing 

Not per PE      

Roof Recently 

installed 

25 24 $400,000 $16,000 $16,000 

Load Bearing 

Structure 

See Phase 1 

report and 

City plans. 

25+ 25+ N/A N/A $3,000 

Fireproofing 

and Fire 

Protection 

Sprinklers 

gone. $2000 

Fire Alarm 

budgeted 

each year 

25+ 25+ N/A N/A $0 

Plumbing $15,000 

budgeted 

each year. 

$5000 sump 

pit might 

require 

replacement. 

25+ 25+ N/A N/A $3,000 

Electrical 

Systems 

No annual 

maintenance 

budget 

25+ 25+ N/A N/A $3,000 
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Waterproofing 

and Exterior 

Painting 

Redone in 

2018. 

Includes 

clubhouse 

20 14 $60,000. $42,000 $3,000 

Windows and 

Exterior 

Doors 

New Doors  25+ 25+ N/A N/A $1,000 

Items 

exceeding 

$10,000 

None 

beyond 

above 

N/A N/A N/A N/A $0 

All remaining 

items such as 

elevator, pool 

Clubhouse 

etc. 

Building 

Maintenance 

& Repair of 

$12,000 per 

year may 

also cover. 

     

Total      $29,000 

 

539.pdf

http://www.suncam.com/


 
Florida’s SIRS Visual Inspections 

A SunCam online continuing education course 
 

 

www.SunCam.com  Copyright© 2024 Peter J. Tavino Jr. PE Page 18 of 44 

 

 
 

 Pavement resurfacing must be funded in the Reserve account, but the PE need not 

visually inspect it.  This provision is from earlier condo legislation Chapter 718 that continues in 

force. 

 

 See Senate Bill 154 Statute lines 630 and 631 below. 
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Here is another example if the formal Reserve Study may wish to be organized tabularly as such 

to address the required and desired cost categories: 

Category Notes Useful 
Life (yrs) 

Remaining 
Useful Life 

Future 
Cost 

Fully 
Funded 
Balance 

Reserve 
each 
year 

Pavement 
Resurfacing 

Not per PE           

Roof Recently 
installed 
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Load Bearing 
Structure 

See Phase 1 
report 

          

Fireproofing 
and Fire 
Protection 

Sprinklers 
gone. Fire 
Alarm 
budgeted 
each year 

          

Plumbing Budgeted 
each year 

          

Electrical 
Systems 

No annual 
maintenance 
budget 

          

Waterproofing 
and Exterior 
Painting 

Recently 
redone 

          

 

 
  

 The PE need not address items like elevators or pavement resurfacing, etc.  And the 

PE, if not the SIRS preparer need not address dollar amounts.  Doing so at the request of the 

Board is going above and beyond the statute. 
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Sample recommended annual funding increase with imaginary dollar figures.  

Beyond visual inspection requirements.   

Required Reserve Item Category Recommended annual 
funding increase. 
  

Comments 

Roof 0 
  

$9,600 / year appears adequate. Club house is additional if 
full replacement of all three surfaces in 29 years. 

Load Bearing Structure $4,000. $4,000 per year for unforeseen uninsured structural 
loading.  
  

Fireproofing and Fire Protection 
  

$5,000. Possible $5,000 per year Reserve if Alliance / Insurance 
Company requires replacement of cast iron with steel pipe, 
etc. 

Plumbing $2,000. $1,000 to $3,000 annually, for unanticipated expenses. 
  

Electrical Systems $3,000. $3,000 unforeseen 
at Board’s discretion pending Electrician’s opinion. 

Waterproofing & Exterior Painting 0  Line 3400 Exterior Wall Enhancement 6 year life for 
$50,000 cost seems conservative  
  

Windows and Exterior Doors $1,000. $1,000 per year recommended. 

Items exceeding $10,000. N/A N/A 
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Total  $15,000 per year to populate 
all eight required item 
categories 

The Board may also opt to wait until a future year since 
insurance premiums are a big cost this year. 

 

 

The 8 visual inspection items with suggestions for visually inspecting each category: 

There may be additional inspections of course, but here are some examples. 

 

 

1. Roof: 

Review the latest Wind Mitigation report and roof replacement contract and inspect the roof with 

the report knowledge in mind. 

 

 Sample report portion 

Document roof visual inspection through photography. Report on condition so that the 

SIRS preparer may determine the estimated remaining life of the roof, usually beyond warranty 

years. 
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Typical TPO (thermoplastic polyolefin) single ply membrane with plumbing vents. 

 

Roof trusses in attic crawl space with access hatch and blown in ceiling insulation. 
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Eaves,(includes fascia) soffit (underside) & gutter condition to be noted.  

(Considered part of roof.) 
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Asphalt Shingles with typical 15-year life or if architectural shingle, with >25-year life. 

Florida insurance companies request replacement every 15 years or have it inspected. 
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An overall roof view by drone is helpful. 

 

2. Load Bearing Structure 

Refer to the Phase 1 report if completed.     

Show plans if available.   
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Reviewing the design structural notes is helpful. 
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Load bearing walls beneath Q deck. 

                                

One way to check overall building stability is to check for differential soil settlement.  

This is done by taking level instrument readings across distant building components.  Minor 

variances in level elevations can be judged as non-critical.  Data can be kept for readings in the 

future and 10 years later at the renewed SIRS time.  This may be beyond visual inspection or 

considered visual. 
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It is recommended that the visual inspector access above common area drop ceilings (like 

in a lobby) to see structure, plumbing, wiring, etc. 

  

Load bearing block wall as seen through light interior stucco and paint. 
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3. Fireproofing and Fire Protection 

Refer to the Insurance Appraisal Report prepared for condominiums every three years. 

 

 

 
 

 Construction Type: ISO 6 refers to fire resistive - noncombustible construction with 

masonry and concrete walls and slabs.  Note condition of firewalls as seen in attic and on roof. 
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 + 

Block fire wall. 

 FACP 

 

Take sample photos and refer to the Fire Alarm monitoring or sprinkler inspection 

contracts and documents, etc. 
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Usually the FACP  (Fire Alarm Control Panel), part of a Fire Alarm Control Unit is in a 

locked first floor room.  Be sure to have maintenance personnel unlock this for the visual 

inspection. Sprinkler heads are inspected separately by authorized inspectors. 

 

                                        

  Supply line                                               Fire protection water lines painted red                                

This Sprinkler supply line visual inspection would be under the fire protection category. 

  Smoke alarm noted.                       Booster pump 

3. Plumbing  

Examples of Plumbing condition findings to assist SIRS preparer: (Clubhouse is 

within the Condo 3 building in these examples.) 
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From a SIRS visual inspection report. 
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The Buried Valve Box(es) might be considered part of a Condo 3 building as an 

appurtenance, but unlike a driveway or fence. 

  

Laundry Rooms are common property under the Association’s responsibility if supply or 

drainpipes show signs of failing.  Washers and dryers are probably not “Plumbing”.  Check for 

Cast Iron piping that insurance companies dislike. 
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Trash room sump pump would be the Association’s responsibility. 

  

Spigot works if valves are open. 
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4. Electrical Systems 

Note that the Association’s electrical systems’ responsibility is limited.  Interior wiring 

for condos at and beyond the circuit breaker panel are handled by the unit owner’s electrician. 

The Board or its CAM (Community Association Manager) should define for the PE what its 

electrical systems responsibility is.  If an electrician has performed work on common wiring, be 

sure to review any documentation.  Check common area conduits for any water intrusion into 

them and corrosion, etc. 

 Conforming panel box. 

 

If unsafe Federal Pacific Electrical panels are still in use, they may be called out as part 

of a Phase 1 Mandatory Milestone inspection under “Unsafe or dangerous conditions.”  

Generally only a sample interior unit need be accessed, because SIRS is for Common 

property not individual interior condos. 
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This FL&P responsibility also extends to meter boxes that cannot be touched by other 

than FL&P authorized personnel. 
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One indication of electrical issues may be the black charred receptacle such as this below 

that could be noted. 

   
  By using a Kill-A-Watt meter as shown on the right, a semi-visual inspection can assure 

proper voltage such as the 121.3 volts documented for the outlet above.  

 

 

5. Waterproofing and Exterior Painting  

 

Check for chalky film on paint and refer to the most recent painting contract. 

While painters and paint suppliers may recommend repainting every ten years, good paints last 

longer than that. 
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 Brickwork paint in good condition. 
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Standing water on flat surfaces requires more attention but could be handled under the routine 

maintenance budget. 

 

 

 

 

7. Windows and Exterior Doors 

Check window and door responsibility.  According to this Declaration of Condominium, 

this Condominium Association is not responsible for unit windows and doors.  Be sure statutes 

do not overrule, as they may for drywall.  Ask Board contact member or managing agent for 

Association Windows and Exterior Doors responsibilities. 
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Windows and exterior doors that are the responsibility of the Association might be found 

in lounges, first floor common entries, etc. 

 

 
Hearty exterior door 
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 Clubhouse within Condo 

3. 

 

 
Common area windows. 
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 8. Items exceeding $10,000 that impact the 7 items above 

 

This is a holdover from earlier legislation.  If an item above requires Reserve funding, it 

should be covered in its own category.  Usually, this inspection portion can be disregarded unless 

specific attention is requested by the Board. 

 

 

Conclusion 

 

 This course is meant to help Florida PEs who will perform the SIRS visual 

inspections.  One goal is to be thorough and not let a major deficiency go undetected.  The author 

urges PEs to refrain from the traditional extras of non-structural elements being reported (like 

missing caulk in structural inspections) to beef up a report and justify fees.  Usually, a condo 3 

Board or its manager will request proposals from a few PEs, so expertise and affordability are 

decision factors.  Volunteers on condo Boards who may spend winters up north may not react to 

proposals as quickly as a company or developer seeking PE assistance.  Some competitors might 

offer to supply SIRS cost numbers in lieu of a volunteer who updates existing reserves based on 

the PE visual inspection.  The Statute was not enacted to be a hardship on condo owners paying 

for inspections who also face ever rising insurance premiums.   

 

 Be sure to request the necessary paperwork in your proposal as described above 

before visually inspecting.  This SIRS report does not get submitted to the Building Official like 

a Mandatory Milestone Structural Inspection report does.  It should be submitted with a PE seal 

to the Board of Directors as a .pdf for their SIRS preparer to consider.  It will become part of the 

record available to condo owners who wish to review it if they so request but does not get sent to 

condo owners and be displayed like the Milestone Inspection Summary. 

 

 Condo Associations would be wise to limit the scope of work to only those defined 

in the Statute.  Building Officials and Attorneys can provide required guidance.  

 

 Thank you to all Florida PEs who are assuring Condo 3 owners that their condo is 

safe and that it will be properly maintained. 
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