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Agenda

• SIRS Overview (including HB 913 Changes)

• Reporting Requirements & Disclosures

• Incorporating SIRS Into Budgets

• Waiving, Partial Funding, and Restrictions on Reserves

• Funding Strategies 

• Completion of a SIRS 





Structural Integrity Reserve Studies (SIRS)

Florida lawmakers' reaction to the Champlain Towers South tragedy, the law requires:

Funding reserves for 
structural 

components

A higher threshold to 
waive reserves for 

non-structural 
components

Independent 
inspections and 

opinions of 
replacement costs 

and useful life



What is Structural?

• Roof
• Structure, including load-bearing walls and other 

primary structural members and primary structural 
systems as those terms are defined in s. 627.706

• Fireproofing and fire protection systems
• Plumbing
• Electrical systems
• Waterproofing and exterior painting
• Windows and exterior doors



What is Structural?

Any other item that has a deferred maintenance expense or replacement cost that exceeds 

$25,000* and the failure to replace or maintain such item negatively affects the items listed in 

sub-subparagraphs a.-g., as determined by the visual inspection portion of the structural 

integrity reserve study

Could include

Sea Walls

Retaining Walls

Pools

Stairs and Railings

Façade Components

Lanai Screens

* Division required to adjust this amount annually



What is NOT included
• Elevators Machinery and Hoist Equipment
• Elevator Cabs and Controls
• HVAC
• Finishes and Fixtures
• Furniture and Art
• Pavement
• Lighting
• Awnings
• Drainage Systems
• Carports
• All Structural Items on Buildings less than 3 habitable stories in height
• Security Equipment
• Gates/Fobs
• Pool/spa Equipment
• Vehicles and Equipment
• Sports Courts



Who Needs a SIRS?

Each building in a residential condominium property that is three HABITABLE stories or 
higher.



What is Included?

Must include the item, 
estimated remaining 

useful life, and 
estimated replacement 

cost or deferred 
maintenance expense 

of each item

May exclude items with 
indeterminate useful life 

or a remaining life 
greater than 25 years

May recommend a 
deferred maintenance 
expense in lieu of total 

replacement costs



Who Conducts SIRS, and When?

• Florida Professional Engineer (PE)
• Licensed architect

• Reserve Specialist (RS)
• Professional Reserve Analyst 

(PRA)
• Must disclose any intent to bid on 

any related services

Associations existing on or before July 1, 
2022: December 31, 2025

Associations existing after July 1, 2022: At 
turnover and every 10 years

If milestone is due on or before December 31, 
2026, may coordinate the SIRS with 
the milestone inspection.

May delay for no more than two consecutive 
budget years immediately following the 
milestone inspection



Reporting Requirements

Within 45 days after receiving the SIRS, 
the association must distribute a copy of 
the study to each unit owner or send a 
notice it is available for inspection 
(electronic delivery OK)

Within 45 days after receiving the SIRS, 
the association must provide the division 

with a statement indicating that the 
study was completed and provided to 

each owner.  An officer  or director must 
also sign an affidavit acknowledging 

receipt of a completed SIRS.

The division must include a list of the 
associations that have completed the 
SIRS and submit a report September 30 
following the end of the fiscal year.

It's an official record, SIRS must be 
maintained for at least 15 years after the 

study is completed.



condos.myfloridalicense.com



SIRS REPORTING



SIRS REPORTING



Disclosures During Sale or Lease 

Copies of SIRS to be furnished to 
prospective buyer or lessee or a 
statement in conspicuous type 
indicating that a SIRS has not 

been completed or is not 
required.

Specific disclosures required in 
each sales contract entered into 

after December 31, 2024.

A contract that does not 
conform is voidable at the 

option of the purchaser prior to 
closing.



Incorporating SIRS Into Budgets
If association is required to have a SIRS, the annual budget must include funds for SIRS 
and other statutory items.

Incorporating into budgets adopted after 12/31/24
• Reserve amounts must be based on the findings and 

recommendations of the most recent SIRS.
• General, nonstructural reserves can still be based on 

Board estimates
• Associations may adjust annual for inflation and “any 

changes in estimates or extension of the useful life of a 
reserve item caused by deferred maintenance…”

Pausing or Using Alternate funding
• For budgets adopted on or before 12/31/2028, reserve 

fund contributions can be paused or reduced for the 
purposes of funding repairs recommended by the 
milestone inspection 

• Funding plan can incorporate regular assessments, 
special assessments, loans or lines of credit if 
approved by unit owners

• Loans or Lines of credit must be immediately available 
for use by the board

• Pause or variation from the plan triggers need for an 
updated SIRS



Waiving or Partial Funding 

A majority vote of the 
total voting interests 
of the association is 
required to waive or 

partially fund 
reserves.

For a budget adopted 
on or after December 
31, 2024, funding for 
SIRS items cannot be 

waived except for 
milestone pause or 

alternate funding 
sources.

"Waiving of reserves, in 
whole or in part, or 

allowing alternative uses 
of existing reserves may 

result in unit owner liability 
for payment of 

unanticipated special 
assessments regarding 

those items."



Restrictions on Reserve Funds 

Reserve funds and any interest accruing thereon shall remain in the reserve 
account or accounts, and may be used only for authorized reserve 
expenditures unless their use for other purposes is approved in advance by a 
majority vote of all the total voting interests of the association.

For a budget adopted on or after December 31, 2024, owners may NOT 
vote to use SIRS reserve funds for any other purpose.



Are Pooled Reserves Allowed?

Benefits:
• More flexibility 

• Lower annual funding 
requirements

Drawbacks:
• More flexibility 

(mitigated by new SIRS 
requirements)

• Less conservative 

718.112(f)(4):   An association's reserve accounts may be pooled for two or more required components. 
Reserve funding for components listed in paragraph (g) may only be pooled with other components listed 

in paragraph (g)...A vote of the members is not required for the board to change the accounting method 
for reserves to a pooling accounting method or a straight-line accounting method.



Funding Strategies for Reserves 

Calculates future reserve 
contributions such that the 

reserve balance will reach $0 at 
its lowest point over the life of 

the study. This goal most 
closely aligns with Florida's 

funding requirements.

Calculated like baseline but 
factors in a minimum annual 
balance to avoid taking the 

reserve account balance down 
to $0. The threshold is 

determined by the board and/or 
reserve specialist.

Fully Funded Balance = 
Current Cost x Effective Age / 
Useful Life

Full Funding: Reserve balance 
equal to the fully funded 
balance

Baseline Funding Threshold Funding Full Funding



Funding Strategies for Reserves 

Baseline Funding Threshold Funding Full Funding



Baseline Funding



Threshold Funding



Full Funding



Keeping the SIRS Current

National standards suggest 3-year update interval.  State law requires at 

least every 10 years unless…

…an association has paused reserve contributions for the purpose of funding repairs 

recommended by the milestone inspection.  In this case, the SIRS must be updated “before the 

continuation of reserve contributions in order to determine the association’s reserve funding needs 

and to recommend a reserve funding plan.”

…the SIRS was performed before the association approved a special assessment or secured a 

line of credit or a loan. In this case, the SIRS must be updated “to reflect the funding method 

selected by the association and its effect on the reserve funding schedule, including any anticipated 

change in the amount of regular assessments.”

…the budget does not align with the most recent SIRS.  In this case, the SIRS must be updated 

“before adopting any budget in which the reserve funding from regular assessments, special 

assessments, lines of credit, or loans does not align with the funding plan from the most recent 

version of the structural integrity reserve study.”



Keeping the SIRS Current

for maintaining property in 

excellent condition

solid 

framework
from unexpected 

assessments or loans

avoid 

surprises
from owners due to 

declining condition of 

common elements

minimize 

complaints
through proactive repairs 

to achieve full useful lives

reduce cost 

of ownership



Understanding to 
read the report

https://www.reserveadvisors.com

https://www.reserveadvisors.com




Executive Summary
High level details of the associations funding 

status and long-term needs

Expenditure Spreadsheets
Containing prioritized replacement schedule 

and itemized estimated costs

Funding Plan
Customized to offset the cost of future capital 

projects

Report Narratives
Component specific details on replacement, 

construction methodology and more

Report Deliverables
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Executive Summary

» Property Basics

» Funding goal and methodology

» Sources of costs

» Reserve fund status

» Funding recommendations

1
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Executive Summary - Funding Goal & Method1
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Executive Summary - Fund Status

The financial starting point when we initiate the study

1
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Executive Summary - Recommendation1
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Executive Summary - Graphs1
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» Long Lived Components

» Owner Responsibility Components

» Others Responsibility Components
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Expenditure Spreadsheets

» Itemization of each common element

» Useful and remaining lives

» Project timing and costs

» Big picture understanding 
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Expenditure Spreadsheets2
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Expenditure Spreadsheets2



Copyright © 2021 Reserve Advisors, LLC,

All Rights Reserved.

Expenditure Spreadsheets2
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Expenditure Spreadsheets2
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Funding Plan

» Details contributions and expenses by year

» Highlights critical years

» Provides content regarding funding needs

3
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Funding Plan

1. Current Funding Balance

2. Annual Contributions

3. Interest Earnings

4. Anticipated Expenditures by year

5. Year-end balances

3
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Funding Plan

reserve balance at low threshold
critical years
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Report Narratives

» Quantities

» Component history

» Conditions and photographs



Copyright © 2021 Reserve Advisors, LLC,

All Rights Reserved.

Report Narratives

» Quantities

» Provides further detail on the quantities of 
elements beyond what can be listed on the 
expenditures table

3
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Report Narratives

» Component history

» Only location in the report where useful details 
on the history of capital repairs and replacement 
can be found
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Report Narratives

» Schematics

» drawings which improve basic understanding 
of construction methods for those who are 
unfamiliar 
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Report Narratives

» Scope and best practices

» defines what is included or excluded and 
details general best practices of construction 

4



Thank you!

Roy Hidalgo
Engineer

at Reserve Advisors

Roy.hidalgo@reserveadvisors.com
www.reserveadvisors.com

KC Shuaipi
Account Manager

at Reserve Advisors

Kejsi.shuaipi@reserveadvisors.com
www.reserveadvisors.com
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http://www.reserveadvisors.com/
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