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Introduction to the 2026 Update Seminar 
 

The Application of the Florida Statutes 
 

The Florida statutes are a collection of state laws organized by subject matter made up of titles, 

chapters, parts and sections. 
 

"Hey there! Just a heads up that our permanent 

collection of state laws can change with each 

legislative session. Typically, the Florida 

legislature meets for a 60-day session that kicks 

off in January in election years and in April for 

non-election years. Sometimes, these sessions 

get extended because both houses are working 

hard to reach agreements on important matters, 

like the budget. Thanks for staying informed!" 

 

 

 

 
 

The Purpose of the Update Seminar 
 
Community association management firms, managers, and the board members in self-managed 

communities really need to know the laws that impact how their associations run. 

 

It's super important for Community Association Managers to keep up with the latest licensing 

requirements. Checking out the yearly updates to the laws that affect community management helps 

them do their jobs right and stay on the right side of the law.
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Legislative Update 

2025 Changes in the Florida Statutes 

 

Senate Bill 108 – An Act Relating to  

Administrative Procedures 

 

 FRED’S EXPLANATION OF SENATE BILL NO. 108:  

Senate Bill 108 makes significant updates to Florida’s Administrative Procedures Act, which governs 

how state agencies adopt and review rules. The bill defines “technical changes” as non-substantive edits 

such as fixing citations or typos, distinguishing them from substantive amendments. Agencies must now 

publish notices of rule development within specific timeframes, provide more opportunities for public 

input, and withdraw rules that are not ratified in the following legislative session. It restricts incorporation 

by reference, requiring that outside materials cited in rules be published or otherwise made accessible. 

Agencies must also strengthen their annual regulatory plans, periodically reviewing existing rules to 

determine whether they remain necessary, effective, and not overly burdensome. The law emphasizes 

transparency, clearer cost analyses, and lower-cost alternatives in rulemaking. These changes affect 

licensing and regulatory processes statewide by ensuring more open review and accountability. The act 

takes effect July 1, 2025. 

120.52 Definitions.—As used in this act: 

(20) “Technical change” means a change to a rule or a statement of estimated regulatory 
cost that is limited to correcting citations or gramma- tical, typographical, or similar 
errors that do not affect the substance of the rule or statement. 

120.536 – Rulemaking authority; repeal; challenge.— 

(5) Unless otherwise expressly authorized by law, a rule may not include a provision 
whereby the entire rule, or a provision thereof, automatically expires or is repealed on 
a specific date or at the end of a specified period. 
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120.54  Rulemaking.— 

(1) GENERAL PROVISIONS APPLICABLE TO ALL RULES OTHER THAN 
EMERGENCY RULES.— 

(b)Whenever an act of the Legislature is enacted which requires implementation of the 
act by rules of an agency within the executive branch of state government, the 
agency must publish a notice of rule development such rules shall be drafted and 
formally proposed as provided in this section within 30 days after the effective 
date of the law that requires rulemaking and provides a grant of rulemaking 
authority the times provided in s. 120.74(4) and (5). 

(i) 1. A rule may incorporate material by reference but only as the material exists on 
the date the rule is adopted. For purposes of the rule, changes in the material 
are not effective unless the rule is amended to incorporate the changes. 

2. An agency rule that incorporates by specific reference another rule of that 
agency automatically incorporates subsequent amendments to the referenced 
rule unless a contrary intent is clearly indicated in the referencing rule. A notice 
of amendments to a rule that has been incorporated by specific reference in 
other rules of that agency must explain the effect of those amendments on the 
referencing rules. 

3. In rules adopted after December 31, 2010, or reviewed pursuant to s. 120.5435, 
material may not be incorporated by reference unless: 

a. The material has been submitted in the prescribed electronic format to the 
Department of State and the full text of the material can be made available for 
free public access through an electronic hyperlink from the rule making the 
reference in the Florida Administrative Code; or 

b. The agency has determined that posting the material on the Internet for 
purposes of public examination and inspection would constitute a violation of 
federal copyright law, in which case a statement to that effect, along with the 
addresses address of the locations at the Department of State and the agency at 
which the material is available for public inspection and examination, must be 
included in the notice required by subparagraph (3)(a) 1. 

4.  In rules proposed after July 1, 2025, material may not be incorporated by 
reference unless: 

a. The material has been submitted in the prescribed electronic format to the 
Department of State and the full text of the material, in a text- searchable format, 
can be made available for free public access through an electronic hyperlink 
from the rule making the reference in the Florida Administrative Register; or 

b. The agency has determined that posting the material on the Internet for purposes 
of public examination and inspection would constitute a violation of federal 
copyright law, in which case a statement to that effect, along with the addresses 
of the locations at the Department of State and the agency at which the material is 
available for public inspection and examination, must be included in the notice 
required by subparagraph (3)(a)1. 
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5.4. A rule may not be amended by reference only. Amendments must set out the 
amended rule in full in the same manner as required by the State Constitution for 
laws. 

6.5. Notwithstanding any contrary provision in this section, when an adopted rule of the 
Department of Environmental Protection or a water management district is 
incorporated by reference in the other agency’s rule to implement a provision of part 
IV of chapter 373, subsequent amendments to the rule are not effective as to the 
incorporating rule unless the agency incorporating by reference notifies the 
committee and the Department of State of its intent to adopt the subsequent 
amendment, publishes notice of such intent in the Florida Administrative Register, 
and files with the Department of State a copy of the amended rule incorporated by 
reference. Changes in the rule incorporated by reference are effective as to the other 
agency 20 days after the date of the published notice and filing with the Department 
of State. The Department of State shall amend the history note of the incorporating 
rule to show the effective date of such change. Any substantially affected person 
may, within 14 days after the date of publication of the notice of intent in the Florida 
Administrative Register, file an objection to rulemaking with the agency. The 
objection must shall specify the portions of the rule incorporated by reference to 
which the person objects and the reasons for the objection. The agency does shall not 
have the authority under this subparagraph to adopt those portions of the rule 
specified in such objection. The agency shall publish notice of the objection and of 
its action in response in the next available issue of the Florida Administrative 
Register. 

7. If an agency updates or makes a change to a document that the agency created and 
which is incorporated by reference pursuant to paragraph (3)(a) or subparagraph 
(3)(e)1., the update or change must be coded by underlining new text and striking 
through deleted text. 

8. 6. The Department of State may adopt by rule requirements for incorporating 
materials pursuant to this paragraph. 

 

(2) RULE DEVELOPMENT; WORKSHOPS; NEGOTIATED RULE- MAKING.— 

(a) 1. Except when the intended action is the repeal of a rule, 
 agencies shall provide notice of the development of proposed rules by 
publication of a notice of rule development in the Florida Administrative 
Register at least 7 days before providing notice of a proposed rule as required 
by paragraph (3)(a). The notice of rule development must: 

a. shall Indicate the subject area to be addressed by rule development., 

b. Provide a short, plain explanation of the purpose and effect of the proposed 
rule., 

c. Cite the grant of rulemaking authority for the proposed rule and the law 
being implemented. specific legal authority for the proposed rule, and 

d. Include the proposed rule number and, if available, either the preliminary 
text of the proposed rule and any incorporated documents rules, if available, 
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or a statement of how a person may promptly obtain, without cost, a copy of 
any preliminary draft of such rule or documents, if available. 

2. A notice of a proposed rule must be published in the Florida Administrative 
Register within 180 days after the most recent notice of rule development, 
unless the Legislature expressly provides a different date. The agency may only 
exceed this timeframe if it submits to the committee, at least 7 business days 
before the end of the 180-day timeframe, a concise statement that identifies the 
reasons for the delay in rulemaking. The agency must update this statement 
each quarter thereafter until it has filed a notice of proposed rule in the 
applicable matter. 

(c) An agency may hold public workshops for purposes of rule development or 
information gathering for the preparation of the statement of estimated 
regulatory costs. An agency must hold public workshops, including workshops 
in various regions of the state or the agency’s service area, for purposes of rule 
development if requested in writing by any affected person, unless the agency 
head explains in writing why a workshop is unnecessary. The explanation is not 
final agency action subject to review pursuant to ss. 120.569 and 120.57. The 
failure to provide the explanation when required may be a material error in 
procedure pursuant to s. 120.56(1)(c). When a workshop or public hearing is 
held, the agency must ensure that the persons responsible for preparing the 
proposed rule and the statement of estimated regulatory costs, if applicable, are 
available to explain the agency’s proposal and to respond to questions or 
comments regarding the rule being developed. The workshop may be facilitated 
or mediated by a neutral third person, or the agency may employ other types of 
dispute resolution alternatives for the workshop that are appropriate for rule 
development. Notice of a workshop for rule development or for information 
gathering for the preparation of a statement of estimated regulatory costs must 
workshop shall be by publication in the Florida Administrative Register not 
less than 14 days before prior to the date on which the workshop is scheduled to 
be held and must indicate the subject area that will be addressed; the agency 
contact person; and theplace, date, and time of the workshop. 

(3) ADOPTION PROCEDURES.— 

(a) Notices.— 

2. The notice must be published in the Florida Administrative Register at least 7 
days after the notice of rule development and at least not less than 28 days 
before the intended action. The proposed rule, including all material proposed 
to be incorporated by reference, must be available for inspection and copying 
by the public at the time of the publication of notice. Material proposed to be 
incorporated by reference in the notice must be made available in the manner 
prescribed by subsubparagraph (1)(i)3.a. or sub-subparagraph (1)(i)3.b.. 

3. The notice must be mailed or delivered electronically to all persons named in 
the proposed rule and mailed or delivered electronically to all persons who, at 
least 14 days before publication of the notice prior to such mailing, have 
made requests of the agency for advance notice of its proceedings. The 
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agency shall also give such notice as is prescribed by rule to those particular 
classes of persons to whom the intended action is directed. 

5. If any of the information that is required to be included in the notice under 
subparagraph 1., other than substantive changes to the rule text, is omitted or 
is incorrect, the agency must publish a notice of correction in the Florida 
Administrative Register at least 7 days before the intended agency action. The 
publication of a notice of correction does not affect the timeframes for filing 
the rule for adoption as set forth in paragraph (e). Technical changes must be 
published as a notice of correction. 

(b)  Special matters to be considered in rule adoption.— 

The agency must make available any information created or used by the 
agency in determining whether a proposed rule meets the factors listed in sub-
subparagraphs a. and b. and such information shall be a part of the 
rulemaking record. The agency must consider in this determination the 
factors outlined in s. 120.541(2); however, the agency is not required to 
estimate the proposed rule’s impact to these factors as part of this 
determination. 

2. Small businesses, small counties, and small cities.— 

a.  Each agency, before the adoption, amendment, or repeal of a rule, shall 
consider the impact of the rule on small businesses as defined by s. 
288.703 and the impact of the rule on small counties or small cities as 
defined by s. 120.52. Whenever practicable, an agency shall tier its rules to 
reduce disproportionate impacts on small businesses, small counties, or 
small cities to avoid regulating small businesses, small counties, or small 
cities that do not contribute significantly to the problem the rule is 
designed to address. An agency may define “small business” to include 
businesses employing more than 200 persons, may define “small county” 
to include those with populations of more than 75,000, and may define 
“small city” to  include those with populations of more than 10,000, if it 
finds that such a definition is necessary to adapt a rule to the needs and 
problems of small businesses, small counties, or small cities. The agency 
shall consider each of the following methods for reducing the impact of the 
proposed rule on small businesses, small counties, and small cities, or any 
combination of these entities: 

(I)  Establishing less stringent compliance or reporting requirements in the 
rule. 

(II)  Establishing less stringent schedules or deadlines in the rule for 
compliance or reporting requirements. 

(III) Consolidating or simplifying the rule’s compliance or reporting 
requirements. 

(IV) Establishing performance standards or best management practices to 
replace design or operational standards in the rule. 
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(V) Exempting small businesses, small counties, or small cities from any 
or all requirements of the rule. 

b.   (I) If the agency determines that the proposed action will affect small 
businesses as defined by the agency as provided in sub-subparagraph 
a., the agency shall send written notice of the rule to the rules 
ombudsman in the Executive Office of the Governor at least 28 days 
before the intended action.  

(II) Each agency shall adopt those regulatory alternatives offered by 
therules ombudsman in the Executive Office of the Governor and 
provided to the agency no later than 21 days after the rules 
ombudsman’s receipt of the written notice of the rule which it finds are 
feasible and consistent with the stated objectives of the proposed rule 
and which would reduce the impact on small businesses. When 
regulatory alternatives are offered by the rules ombudsman in the 
Executive Office of the Governor, the 90-day period for filing the rule 
in subparagraph (e)2. is extended for a period of 21 days. An agency 
shall provide the committee a copy of any regulatory alternative 
offered to the agency within 7 days after its delivery to the agency. The 
agency may not file a rule for adoption before such regulatory 
alternative, if applicable, has been provided to the committee. 

(d) Modification or withdrawal of proposed rules.— 

1. After the final public hearing on the proposed rule, or after the time for 
requesting a hearing has expired, if the proposed rule has not been changed 
from the rule as previously filed with the committee, or contains only 
technical changes, the adopting agency must file a notice to that effect with 
the committee at least 7 days before filing the proposed rule for adoption. 
Any change, other than a technical change that does not affect the substance 
of the rule, must be supported by the record of public hearings held on the 
proposed rule, must be in response to written material submitted to the 
agency within 21 days after the date of publication of the notice of intended 
agency action or submitted to the agency between the date of publication of 
the notice and the end of the final public hearing, or must be in response to a 
proposed objection by the committee. Any change, other than a technical 
change, to a statement of estimated regulatory costs requires a notice of 
change. In addition, when any change, other than a technical change, to is 
made in a proposed rule text or any material incorporated by reference 
requires, other than a technical change, the adopting agency to provide a 
copy of a notice of change by certified mail or actual delivery  to any person 
who requests it in writing no later than 21 days after the notice required in 
paragraph (a). The agency shall file the notice of change with the committee, 
along with the reasons for the change, and provide the notice of change to 
persons requesting it, at least 21 days before filing the rule for adoption. The 
notice of change must be published in the Florida Administrative Register at 
least 21 days before filing the proposed rule for adoption. The notice of 
change must include a summary of any revision to the statement of estimated 
regulatory costs required by s. 120.541(1)(c). This subparagraph does not 
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apply to emergency rules adopted pursuant to subsection (4). Material 
proposed to be incorporated by reference in the notice of change must be 
made available in the manner prescribed by sub-subparagraph (1)(i)3.a. or 
sub-subparagraph (1)(i)3.b. and include a summary of substantive revisions 
to any material proposed to be incorporated by reference in the proposed 
rule. 

2. After the notice required by paragraph (a) and before adoption, the agency 
may withdraw the proposed rule in whole or in part. 

3. After the notice required by paragraph (a), the agency must withdraw the 
proposed rule if the agency has either failed to adopt it within the prescribed 
timeframes in this chapter or failed to submit the concise statement required 
under subparagraph (2)(a)2. If, 30 days after notice by the committee that the 
agency has failed to either adopt the proposed rule within the prescribed 
timeframes in this chapter or submit the required statement, the agency has 
not given notice of the withdrawal of the proposed rule, the committee must 
notify the Department of State that the date for adoption of the rule or 
submission of the required statement has expired, and the Department of 
State must publish a notice of withdrawal of the proposed rule. Within 30 
days after the withdrawal, the agency must initiate rulemaking again if the 
mandatory grant of rulemaking authority the agency relied upon as authority 
to pursue the original rule action is still in effect at the time of the original 
rule’s withdrawal.  

4.3. After adoption and before the rule becomes effective, a rule may be 
modified or withdrawn only in the following circumstances: 

a. When the committee objects to the rule;  

b. When a final order, which is not subject to further appeal, is entered in a rule 
challenge brought pursuant to s. 120.56 after the date of adoption but before 
the rule becomes effective pursuant to subparagraph (e)6. 

c. If the rule requires ratification, when more than 90 days have passed since the 
rule was filed for adoption without the Legislature does not ratify ratifying 
the rule by the adjournment sine die of the regular session immediately 
following the timely filing for adoption of the rule, in which case the rule must 
may be withdrawn, and within 90 days after adjournment sine die, the agency: 

(I) May initiate rulemaking again by publishing the notice required by 
paragraph (3)(a); or 

(II) Must initiate rulemaking again by publishing the notice required by 
paragraph (3)(a), if the mandatory grant of rulemaking authority the agency 
relied upon as authority to pursue the original rule action is still in effect at 
the time of the original rule’s withdrawal but may not be modified; or 

d. When the committee notifies the agency that an objection to the rule is being 
considered, in which case the rule may be modified to extend the effective 
date by not more than 60 days. 
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5.4. The agency shall give notice of its decision to withdraw or modify a rule in the 
first available issue of the publication in which the original notice of rulemaking 
was published, shall notify those persons described in subparagraph (a)3. in 
accordance with the requirements of that subparagraph, and must shall notify the 
Department of State if the rule is required to be filed with the Department of 
State. 

6.5. After a rule has become effective, it may be repealed or amended only through 
the rulemaking procedures specified in this chapter. 

  7. The committee must, within 15 days after the end of each calendar quarter, 
compile and post on its website a list of each failure by an agency to file a notice 
of proposed rule within the timeframe prescribed by subparagraph (2)(a)2. that 
has occurred within the last quarter. The committee’s list must provide the 
following: 

a The name of the agency that failed to timely file a notice of proposed rule. 

b . The website address where the relevant notice of rule development may be 
found. 

c .  A citation to the applicable grant of rulemaking authority for the proposed 
rule and the law being implemented. 

d .  If the timeframe for filing a notice of proposed rule prescribed in 
subparagraph (2)(a)2. has been exceeded but a notice of proposed rule has not 
been filed, the length of time since the filing of the notice of rule development. 

e . If the timeframe for filing a notice of proposed rule in subparagraph (2)(a)2. 
has been exceeded and a notice of proposed rule has been filed, the length of 
time between the agency filing the notice of rule development and the filing of 
the notice of proposed rule. 

f . A copy of the agency’s concise statement required under subparagraph (2)(a)2. 

(e) Filing for final adoption; effective date.— 

6. The proposed rule is shall be adopted upon on being filed with the Department of 
State and becomes become effective 20 days after being filed, on a later date 
specified in the notice required by subparagraph (a)1., on a date required by 
statute, or upon ratification by the Legislature pursuant to s. 120.541(3). Rules 
not required to be filed with the Department of State shall become effective 
when adopted by the agency head, on a later date specified by rule or statute, or 
upon ratification by the Legislature pursuant to s. 120.541(3). If the committee 
notifies an agency that an objection to a rule is being considered, the agency may 
postpone the adoption of the rule to accommodate review of the rule by the 
committee. When an agency postpones adoption of a rule to accommodate 
review by the committee, the 90-day period for filing the rule is tolled until the 
committee notifies the agency that it has completed its review of the rule. 

For the purposes of this paragraph, the term “administrative determination” does not 
include subsequent judicial review. 

(4)  EMERGENCY RULES 
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(a)  If an agency finds that an immediate danger to the public health, safety, or welfare 
requires emergency action, or if the Legislature authorizes the agency to adopt 
emergency rules and finds that all conditions specified in this paragraph are met, the 
agency may, within the authority granted to the agency under the State Constitution 
or delegated to it by the Legislature, adopt any rule necessitated by the immediate 
danger or legislative finding. The agency may adopt a rule by any procedure which 
is fair under the circumstances if: 

1. The procedure provides at least the procedural protection given by other statutes, 
the State Constitution, or the United States Constitution. 

2. The agency takes only that action necessary to protect the public interest under 
the emergency procedure. 

3. The agency publishes in writing at the time of, or prior to, its action the specific 
facts and reasons for finding an immediate danger to the public health, safety, or 
welfare and its reasons for concluding that the procedure used is fair under the 
circumstances. In any event, notice of emergency rules, other than those of 
educational units or units of government with jurisdiction in only one or a part of 
one county, including the full text of the rules and the agency’s findings of 
immediate danger, necessity, and procedural fairness or a citation to the grant of 
emergency rulemaking authority, must shall be published in the first available 
issue of the Florida Administrative Register and provided to the committee along 
with any material incorporated by reference in the rules. The agency’s findings 
of immediate danger, necessity, and procedural fairness are shall be judicially 
reviewable. 

(c)  1. An emergency rule adopted under this subsection may not be effective for a 
period longer than 90 days and may not be renewable, except when the agency 
has initiated rulemaking to adopt rules addressing the subject of the emergency 
rule and either: 

a.1. A challenge to the proposed rules has been filed and remains pending; or 
b.2. The proposed rules are awaiting ratification by the Legislature pursuant to 

s. 120.541(3). If the proposed rule is not ratified during the next regular 
legislative session, the emergency rule shall expire at adjournment sine 
die of that regular legislative session. The proposed rule must be 
withdrawn from ratification in accordance with s. 120.54(3)(d). 

2. Nothing in This paragraph does not prohibit prohibits the agency from adopting 
a rule or rules identical to the emergency rule through the rulemaking 
procedures specified in subsection (3). 

(d) Notice of the renewal of an emergency rule must be published in the Florida 
Administrative Register before the expiration of the existing emergency rule. The 
notice of renewal must state the specific facts and reasons for such renewal. 

(e) For emergency rules with an effective period greater than 90 days which are intended 
to replace existing rules, a note must be added to the history note of the existing rule 
which specifically identifies the emergency rule that is intended to supersede the 
existing rule and includes the date that the emergency rule was filed with the 
Department of State. 
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(f) Emergency rules must be published in the Florida Administrative Code. 

( g ) An agency may supersede an emergency rule in effect through adoption of another 
emergency rule before the superseded rule expires. The reason for adopting the 
superseding rule must be stated in accordance with the procedures set forth in 
paragraph (a). The superseding rule may not be in effect longer than the duration of the 
effective period of the superseded rule. 

(h) An agency may make technical changes to an emergency rule within the first 7 days 
after the rule is adopted, and such changes must be published in the Florida 
Administrative Register as a notice of correction. 

(7)  PETITION TO INITIATE RULEMAKING.— 

(a) Any person regulated by an agency or having substantial interest in an agency rule 
may petition an agency to adopt, amend, or repeal a rule or to provide the minimum 
public information required by this chapter. The petition must shall specify the 
proposed rule and action requested. The agency shall provide to the committee a copy 
of the petition within 7 days after its receipt. No Not later than 30 calendar days 
following the date of filing a petition, the agency shall initiate rulemaking proceedings 
under this chapter, otherwise comply with the requested action, or deny the petition 
with a written statement of its reasons for the denial. The agency shall notify the 
committee of its intended action or response within 7 days. 

120.541 Statement of estimated regulatory costs.— 

(1)(a) Within 21 days after publication of the notice required under s. 120.54(3)(a), a 
substantially affected person may submit to an agency a good faith written proposal for a 
lower cost regulatory alternative to a proposed rule which substantially accomplishes the 
objectives of the law being implemented. The proposal may include the alternative of not 
adopting any rule if the proposal explains how the lower costs and objectives of the law will be 
achieved by not adopting any rule. If submitted after a notice of change, a proposal for a 
lower cost regulatory alternative is deemed to be made in good faith only if the person 
reasonably believes, and the proposal states the person’s reasons for believing that the 
proposed rule, as changed by the notice of change, increases the regulatory costs or creates an 
adverse impact on small businesses which was not created by the previously proposed rule. If 
such a proposal is submitted, the 90-day period for filing the rule is extended 21 days. Upon 
the submission of the lower cost regulatory alternative, the agency shall prepare a statement 
of estimated regulatory costs as provided in subsection (2), or shall revise its prior statement 
of estimated regulatory costs, and either adopt the alternative or provide a statement of the 
reasons for rejecting the alternative in favor of the proposed rule. The agency shall provide to 
the committee, within 7 days after its receipt, a copy of any proposal for a lower cost regulatory 
alternative, and within 7 days after its release, a copy of the agency’s response thereto. The 
agency may not file a rule for adoption before such documents, if applicable, have been 
provided to the committee. 

(2) A statement of estimated regulatory costs shall include: 

(d) A good faith estimate of the transactional costs likely to be incurred by individuals 
and entities, including local government entities, required to comply with the 
requirements of the rule. As used in this section, “transactional costs” are direct 
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costs that are readily ascertainable by the agency based upon standard business 
practices, and may include: 

1. Filing fees. 

2. Expenses to obtain a license. 

3. Necessary equipment. 

4. Installation, utilities for, and maintenance of necessary equipment. 

5. Necessary operations or procedures. 

6.  Accounting, financial, information management, and other administrative 
processes. 

7. Labor, based on relevant wages, salaries, and benefits. 

8. Materials and supplies. 

9. Capital expenditures, including financing costs. 

10.  Professional and technical services, including contracted services necessary 
to implement and maintain compliance. 

11. Monitoring and reporting. 

12. Qualifying and recurring education, training, and testing. 

13. Travel. 

14. Insurance and surety requirements. 

15.  A fair and reasonable allocation of administrative costs and other overhead. 

16. Reduced sales or other revenue. 

17. Other items suggested by the rules ombudsman in the Executive Office of the 
Governor or by any interested person, business organization, or business 
representative filing fees, the cost of obtaining a license, the cost of equipment 
required to be installed or used or procedures required to be employed in 
complying with the rule, additional operating costs incurred, the cost of 
monitoring and reporting, and any other costs necessary to comply with the rule. 

(e) An analysis of the impact on small businesses as defined by s. 288.703, and an 
analysis of the impact on small counties and small cities as defined in s. 120.52. The 
impact analysis for small businesses must include the basis for the agency’s decision 
not to implement alternatives that would reduce adverse impacts on small businesses. 

(f) In evaluating the impacts described in paragraphs (a) and (e), an agency must include, 
if applicable, the market impacts likely to result from compliance with the proposed 
rule, including: 

1. Changes to customer charges for goods or services. 
2. Changes to the market value of goods or services produced, provided, or sold. 
3. Changes to costs resulting from the purchase of substitute or alternative goods or 
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services. 
4. The reasonable value of time to be spent by owners, officers, operators, and 

managers to understand and comply with the proposed rule, including, but not 
limited to, time to be spent completing requiring education, training, or testing. 

(g) Any additional information that the agency determines may be useful. 

(h)(g) In the statement or revised statement, whichever applies, a description of any 
regulatory alternatives submitted under paragraph (1)(a) and a statement adopting 
the alternative or a statement of the reasons for rejecting the alternative in favor of 
the proposed rule. 

(3) If the adverse impact or regulatory costs of the rule exceed any of the criteria established in 
paragraph (2)(a), the rule must shall be submitted to the President of the Senate and 
Speaker of the House of Representatives no later than 30 days before prior to the next 
regular legislative session, and the rule may not take effect until it is ratified by the 
Legislature. The agency shall notify the committee of its submission of the rule to the 
Legislature for ratification within 3 business days after submittal. 

   Subsection (3) does not apply to the adoption of: 

(d)  Emergency rules adopted pursuant to s. 120.54(4). 

(6) (a) The Department of State shall include on the Florida Administrative Register 
website the agency website addresses where statements of estimated regulatory 
costs can be viewed in their entirety. 

(b) An agency that prepares a statement of estimated regulatory costs must provide, as 
part of the notice required under s. 120.54(3)(a), the agency website address where 
the statement of estimated regulatory costs can be read in its entirety to the 
Department of State for publication in the Florida Administrative Register. 

(c) If an agency revises its statement of estimated regulatory costs, the agency must 
provide notice that a revision has been made in the manner provided under s. 
120.54(3)(d)1. Such notice must also include the agency website address where the 
revision can be viewed in its entirety. 

(7) The rules ombudsman in the Executive Office of the Governor must prescribe and post 
on a publicly accessible website a form that incorporates the factors in subsection (2). 
Agencies must use this form to prepare a statement of estimated regulatory costs as 
required by this section. 

120.5435 Agency review of rules.— 

(1) For the purposes of this section, the term “rule” means the rule number assigned by the 
Department of State. 

(2)  (a) By July 1, 2030, each agency, in coordination with the committee, shall review all 
existing rules adopted by the agency before July 1, 2025, in accordance with this 
section. 

(b) Beginning October 1, 2025, each agency shall include a list of its existing rules in its 
annual regulatory plan, prepared and submitted pursuant to s. 120.74. The agency shall 
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include a schedule of the rules it will review each year during the 5-year rule review 
period. The agency may amend its yearly schedule in subsequent regulatory plans, but must 
provide for the completed review of at least 20 percent of the agency’s rules per year, until 
all of its subject rules have been reviewed. 

(c) This subsection stands repealed July 1, 2032. 

(3) Any rule initially adopted after July 1, 2025, must be reviewed in accordance with this 
section in the fifth year following adoption. Such review must be completed before the 
day that marks the sixth year since the adoption of the rule. 

(4) The agency rule review must determine whether each rule: 

(a) Is a valid exercise of delegated legislative authority; 

(b) Has current statutory authority; 

(c) Reiterates or paraphrases statutory material; 

(d) Is in proper form; 

(e) Is consistent with expressed legislative intent pertaining to the specific provisions of 
law which the rule implements; 

(f) Requires a technical or substantive update to reflect current use; and 

(g) Requires updated references to statutory citations and incorporated materials. 

(5) By January 1 of each year, the agency shall submit to the President of the Senate, the 
Speaker of the House of Representatives, and the committee a report that summarizes the 
agency’s intended action on each rule under review during the current fiscal year. 

(6) The agency shall take one of the following actions during its rule review: 

(a) Make no change to the rule. If the agency determines that no change is necessary, the 
agency must submit to the committee by April 1 a copy of the reviewed rule, a 
written statement of its intended action, and its assessment of factors specified in 
subsection (4). This determination is not subject to a challenge as a proposed rule 
pursuant to s. 120.56(2). 

(b) Make a technical change to the rule. If the agency determines that one or more 
technical changes are necessary, the agency must submit to the committee by April 1 a 
copy of the reviewed rule and the recommended technical change or changes coded 
by underlining new text and striking through deleted text, a written statement of its 
intended action, its assessment of the factors specified in subsection (4), and the facts 
and circumstances justifying the technical change or changes to the reviewed rule. 
This determination is not subject to a challenge as a proposed rule pursuant to s. 
120.56(2). 

(c) Make a substantive change to the rule. If the agency determines that the rule requires 
a substantive change, the agency must make all changes, including any technical 
changes, to the rule in accordance with this chapter. The agency shall publish a 
notice of rule development in the Florida Administrative Register by April 1. The 
agency shall also submit to the committee by April 1 a copy of the reviewed rule 
and the recommended change or changes coded by underlining new text and 
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striking through deleted text, a written statement of its intended action, and its 
assessment of factors specified in subsection (4). This submission to the committee 
does not constitute a notice of rule development as contemplated by s. 120.54(2)(a) 
and is not required to be in the same form as the rule that will be proposed by the 
agency. 

(d) Repeal the rule. If an agency determines that the rule should be repealed, the 
agency must repeal the rule in accordance with this chapter and publish the 
required notice in the Florida Administrative Register by April 1. The agency shall 
also submit to the committee by April 1 a written statement of its intended action 
and its assessment of factors specified in subsection (4). This submission to the 
committee does not constitute a notice of proposed rule as contemplated by s. 
120.54(3)(a). 

(7)  (a)  By July 1, the committee shall examine each agency’s rule review submissions. 
The committee may request from an agency any information that is reasonably 
necessary for examination of a rule as required by subsections (2) and (3). 

(b) If the agency recommends no change or a technical change to a rule, the committee 
must certify whether the agency has responded in writing to all material and timely 
written comments or inquiries made on behalf of the committee. 

(8) The rule review is completed upon: 

(a) The agency, upon approval of the agency head or his or her designee, electronically 
filing a certified copy of the reviewed rule to which no changes or only technical 
changes were made, and the committee’s certification granted pursuant to 
subsection (7), with the Department of State; or 

(b) The agency, for a reviewed rule subject to substantive change or repeal, timely 
filing the appropriate notice pursuant to s. 120.54. 

(9) The Department of State shall publish in the Florida Administrative Register a notice of 
the completed rule review and shall update the history note of the rule in the Florida 
Administrative Code to reflect the date of completion, if applicable. 

 

120.545 Committee review of agency rules.— 

(1) As a legislative check on legislatively created authority, the commit- tee shall examine 
each proposed rule, except for those proposed rules exempted by s. 120.81(1)(e) and 
(2), and its accompanying material, and each emergency rule, each rule reviewed under 
s. 120.5435, and may examine any existing rule, and any accompanying material or 
associated documents used to interpret a proposed or existing rule, for the purpose 
of determining whether: 

(a) The rule is an invalid exercise of delegated legislative authority. 

(b) The statutory authority for the rule has been repealed. 

(c) The rule reiterates or paraphrases statutory material. 

(d) The rule is in proper form. 
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(e) The notice given before prior to its adoption was sufficient to give adequate notice of 
the purpose and effect of the rule. 

(f) The rule is consistent with expressed legislative intent pertaining to the specific 
provisions of law which the rule implements. 

(g) The rule is necessary to accomplish the apparent or expressed objectives of the 
specific provision of law which the rule implements. 

(h) The rule is a reasonable implementation of the law as it affects the convenience of the 
general public or persons particularly affected by the rule. 

(i) The rule could be made less complex or more easily comprehensible to the general 
public. 

(j) The rule’s statement of estimated regulatory costs complies with the requirements of 
s. 120.541 and whether the rule does not impose regulatory costs on the regulated 
person, county, or city which could be reduced by the adoption of less costly 
alternatives that substantially accomplish the statutory objectives. 

(k) The rule will require additional appropriations. 

(l) If the rule is an emergency rule, there exists an emergency justifying the adoption of 
such rule, the agency is within its statutory authority, and the rule was adopted in 
compliance with the requirements and limitations of s. 120.54(4). 

(m)The rule includes a provision not authorized by statute, whereby the entire rule, or a 
provision thereof, automatically expires or is repealed on a specific date or at the end 
of a specified period. 

120.55  Publication.— 

(1) The Department of State shall: 

(a)  1. Through a continuous revision and publication system, compile and publish 
electronically, on a website managed by the department, the “Florida 
Administrative Code.” The Florida Administrative Code must shall contain all 
rules adopted by each agency, citing the grant of rulemaking authority and the 
specific law implemented pursuant to which each rule was adopted, all history 
notes as authorized in ss. 120.5435 and 120.545(7) s. 120.545(7), complete 
indexes to all rules and any material incorporated by reference contained in the 
code, and any other material required or authorized by law or deemed useful by 
the department. The electronic code must shall display each rule chapter 
currently in effect in browse mode and allow full text search of the code and each 
rule chapter. The department may contract with a publishing firm for a printed 
publication; however, the department retains shall retain responsibility for the 
code as provided in this section. The electronic publication is shall be the 
official compilation of the administrative rules of this state. The Department of 
State retains shall retain the copyright over the Florida Administrative Code. 

2. Rules general in form but applicable to only one school district, community 
college district, or county, or a part thereof, or state university rules relating to 
internal personnel or business and finance may shall not be published in the 
Florida Administrative Code. Exclusion from publication in the Florida 
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Administrative Code does shall not affect the validity or effectiveness of such 
rules. 

3. At the beginning of the section of the code dealing with an agency that files 
copies of its rules with the department, the department shall publish the address 
and telephone number of the executive offices of each agency, the manner by 
which the agency indexes its rules, a listing of all rules of that agency excluded 
from publication in the code, a listing of all forms and material incorporated by 
reference adopted by rule which are used by the agency, and a statement as to 
where those rules may be inspected. 

4. Forms may shall not be published in the Florida Administrative Code; but any 
form which an agency uses in its dealings with the public, along with any 
accompanying instructions, must shall be filed with the committee before it is 
used. Any form or instruction which meets the definition of the term “rule” 
provided in s. 120.52 must shall be incorporated by reference into the appropriate 
rule. The reference must shall specifically state that the form is being 
incorporated by reference and shall include the number, title, and effective date 
of the form and an explanation of how the form may be obtained. Each form 
created by an agency which is incorporated by reference in a rule notice of 
which is given under s. 120.54(3)(a) after December 31, 2007, must clearly 
display the number, title, and effective date of the form and the number of the 
rule in which the form is incorporated. 

5. After December 31, 2025, the department shall require any material incorporated 
by reference in allow adopted rules and material incorporated by reference to be 
filed in the manner prescribed by s. 120.54(1)(i)3.a. or b. electronic form as 
prescribed by department rule. When a proposed rule is filed for adoption with 
incorporated material in electronic form, the department’s publication of the 
Florida Administrative Code on its website must contain a hyperlink from the 
incorporating reference in the rule directly to that material. The department may 
not allow hyperlinks from rules in the Florida Administrative Code to any 
material other than that filed with and maintained by the department, but may 
allow hyperlinks to incorporated material maintained by the department from the 
adopting agency’s website or other sites. 

6.  The department shall include the date of any technical changes in the history note 
of the rule in the Florida Administrative Code. A technical change does not affect 
the effective date of the rule. A technical change made after the adoption of a rule 
must be published as a notice of correction. 

(a) Electronically publish on a website managed by the department a continuous 
revision and publication entitled the “Florida Administrative Register,” 
which serves shall serve as the official publication and must contain: 

1. All notices required by s. 120.54(2) and (3)(a), showing the text of all 
rules proposed for consideration. 

2. All notices of public meetings, hearings, and workshops conducted in 
accordance with s. 120.525, including a statement of the manner in which a 
copy of the agenda may be obtained. 

3. A notice of each request for authorization to amend or repeal an existing 
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uniform rule or for the adoption of new uniform rules. 

4. Notice of petitions for declaratory statements or administrative 
determinations. 

5.  A list of all rules that were not timely reviewed by their respective 
agency, pursuant to s. 120.5435, updated at least annually. 

6. 5. A summary of each objection to any rule filed by the Administrative 
Procedures Committee. 

7. 6. A list of rules filed for adoption in the previous 7 days. 

8. 7. A list of all rules filed for adoption pending legislative ratification 
under s. 120.541(3). A rule shall be removed from the list once notice of 
ratification or withdrawal of the rule is received. 

9. The full text of each emergency rule in effect on the date of publication. 

10.8. Any other material required or authorized by law or deemed useful by 
the department. 

The department may contract with a publishing firm for a printed publication of the Florida 
Administrative Register and make copies available on an annual subscription basis. 

(c) Prescribe by rule the style and form required for rules, notices, and other materials 
submitted for filing, including any rule requiring that documents created by an 
agency which are proposed to be incorporated by reference in notices published 
pursuant to s. 120.54(3)(a) and (d) be coded as required in s. 120.54(1)(i)7. 

(d) Charge each agency using the Florida Administrative Register a space rate to cover 
the costs related to the Florida Administrative Register and the Florida 
Administrative Code. 

(e) Maintain a permanent record of all notices published in the Florida Administrative 
Register. 

 

120.74 Agency annual rulemaking and regulatory plans; reports.— 

(1) REGULATORY PLAN.—By October 1 of each year, each agency shall 
prepare a regulatory plan. 

(c) The plan must include any desired update to the prior year’s regulatory plan or 
supplement published pursuant to subsection (5) (7). If, in a prior year, a law 
was identified under this paragraph or under subparagraph (a)1. as a law 
requiring rulemaking to implement but a notice of proposed rule has not been 
published: 

1. The agency shall identify and again list such law, noting the applicable notice of rule 

development by citation to the Florida Administrative Register; or 

2. If the agency has subsequently determined that rulemaking is not necessary to 

implement the law, the agency shall identify such law, reference the citation to the 
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applicable notice of rule development in the Florida Administrative Register, and 

provide a concise written explanation of the reason why the law may be implemented 

without rulemaking. 

(e) The plan also includes all of the following: 

1. A list of the agency’s existing rules scheduled for review pursuant to  

s. 120.5435. 

2. A 5-year schedule for the review of all existing rules as of July 1, 2025. 

3. A yearly schedule for the rules it will review each year during the 5- year rule review. 

The agency may amend this schedule, if necessary. 

(f) The plan must include any desired update to the prior year’s regulatory plan or 
supplement thereof, published pursuant to subsection (5). If, in a prior year, 
the agency identified a rule under this paragraph as one requiring review 
pursuant to s. 120.5435, but the agency has not yet completed an action 
described in s. 120.5435(5):  

1. The agency must identify and list such rule in its regulatory plan as an untimely 
rule review and notify the committee of such action; or 

2 .  If the agency subsequently determined that the rule review is not necessary, the 
agency must identify the rule and provide a concise written explanation of the 
reason why the rule does not require a rule review. 

(g) 1. Beginning October 1, 2025, each agency issuing licenses in accordance with s. 
120.60 shall track the agency’s compliance with the licensing timeframes 
established in s. 120.60, and beginning October 1, 2026, must include in the 
regulatory plan required by subsection (1), all of the following information 
regarding its licensing activities of the prior fiscal year, categorized by type of 
license: 

a. The number of license applications submitted to the agency. 

b. The number of license applications that required one or more requests for 

additional information. 

c. The number of license applications for which the applicant was nonresponsive to 

one or more requests for additional information. 

d. The number of license applications that were not completed by the applicant. 

e. The number of license applications for which the agency requested that the 

applicant grant an extension of time for the agency to issue a request for 

additional information, determine that an application is complete, or issue a 

decision to approve or deny an application. 

f. The number of license applications for which an extension was requested by the 

applicant and for which an extension was required by the state agency or 

judicial branch. 

g. The number of license applications that were not approved or denied within the 

statutory timeframe. 

h. The average and median number of days it takes the agency to approve or deny an 
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application after receipt of a completed application. 

i. The number of license applications for which final agency action was appealed 

and the number of informal and formal hearings requested. 

j. The number of employees dedicated to processing license applications, if 

available. 

2. No later than December 31 of each year, the committee must submit a 
consolidated annual agency licensing performance report that provides all of the 
information required by subparagraph 1. The Department of State must publish a 
hyperlink to these reports in the first available issue of the Florida Administrative 
Register. 

(4) DEADLINE FOR RULE DEVELOPMENT.—By November 1 of each year, 
each agency shall publish a notice of rule development under s. 120.54(2) for each 
law identified in the agency’s regulatory plan pursuant to subparagraph (1)(a)1. 
for which rulemaking is necessary to implement but for which the agency did not 
report the publication of a notice of rule development under subparagraph (1)(a)2. 

(4) (5) CORRECTING THE REGULATORY PLAN.—DEADLINE TO PUBLISH 
PROPOSED RULE.—For each law for which implementing rulemaking is 
necessary as identified in the agency’s plan pursuant to subparagraph (1)(a)1. or 
subparagraph (1)(c)1., the agency shall publish a notice of proposed rule pursuant 
to s. 120.54(3)(a) by April 1 of the year following the deadline for the regulatory 
plan. This deadline may be extended if the agency publishes a notice of extension 
in the Florida Administrative Register identifying each rulemaking proceeding for 
which an extension is being noticed by citation to the applicable notice of rule 
development as published in the Florida Administrative Register. The agency 
shall include a concise statement in the notice of extension identifying any issues 
that are causing the delay in rulemaking. An extension shall expire on October 1 
after the April 1 deadline, provided that the regulatory plan due on October 1 may 
further extend the rulemaking proceeding by identification pursuant to 
subparagraph (1)(c)1. or conclude the rulemaking proceeding by identification 
pursuant to subparagraph (1)(c)2. A published regulatory plan may be corrected at 
any time to accomplish the purpose of extending or concluding an affected 
rulemaking proceeding by identifying the applicable rule pursuant to 
subparagraph (1)(c)2. The regulatory plan is deemed corrected as of the October 1 
due date. Upon publication of a correction, the agency shall publish in the Florida 
Administrative Register a notice of the date of the correction identifying the 
affected rulemaking proceeding by applicable citation to the Florida 
Administrative Register. 

(5)(7) SUPPLEMENTING THE REGULATORY PLAN.—After publication of the 
regulatory plan, the agency shall supplement the plan within 30 days after a bill 
becomes a law if the law is enacted before the next regular session of the 
Legislature and the law substantively modifies the agency’s specifically delegated 
legal duties, unless the law affects all or most state agencies as identified by letter 
to the committee from the Governor or the Attorney General. The supplement 
must include the information required in paragraph (1)(a) and shall be published 
as required in subsection (2), but no certification or delivery to the committee is 
required. The agency shall publish in the Florida Administrative Register notice 
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of publication of the supplement and include a hyperlink on its website or web 
address for direct access to the published supplement. For each law reported in the 
supplement, if rulemaking is necessary to implement the law, the agency shall 
publish a notice of rule development no later than 30 by the later of the date 
provided in subsection (4) or 60 days after the effective date of the act that 
requires rulemaking and provides a grant of rulemaking authority bill becomes a 
law, and a notice of proposed rule shall be published no later than 180 days after 
the publication of the applicable notice of rule development by the later of the 
date provided in subsection (5) or 120 days after the bill becomes a law. The 
proposed rule deadline may be extended to the following October 1 by notice as 
provided in subsection (5). If such proposed rule has not been filed by October 1, 
a law included in a supplement shall also be included in the next annual plan 
pursuant to subsection (1). 

(6)(8) FAILURE TO COMPLY.—If an agency fails to comply with a requirement 
of paragraph (2)(a) or subsection (5), within 15 days after written demand from 
the committee or from the chair of any other legislative committee, the agency 
shall deliver a written explanation of the reasons for noncompliance to the 
committee, the President of the Senate, the Speaker of the House of 
Representatives, and the chair of any legislative committee requesting the 
explanation of the reasons for noncompliance. 

. 
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Senate Bill No. 472. An act relating to education in 

correctional facilities for professional licensure 

 

 Fred’s explanation of Senate Bill No. 472. 
Purpose: This bill provides for approving education completed in correctional facilities for 
certain license education requirements. 

944.801 Education for state prisoners.—  

(3) The responsibilities of the Correctional Education Program shall be to: 
(m) Design and implement a plan, in coordination with the relevant 
professional boards regulated by the Department of Business and 

Professional Regulation, or the Department of Business and Professional 
Regulation when there is no board, to ensure that inmates in a correctional 

institution who take classes that meet the necessary curriculum 
requirements as determined by the applicable laws and rules for those 
professions shall receive credit toward licensure requirements for the 

successful completion of those classes. 
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Senate Bill 948 – An act relating to flood disclosures 

 
 

 Fred’s explanation of Senate Bill 948 

SB 948 establishes enhanced flood-risk disclosure requirements for landlords, residential sellers, 

condominium/co-op developers, and mobile-home park owners. It mandates that landlords provide a 

standalone flood-disclosure form to prospective tenants before executing a lease of one year or more. 

Sellers and developers must also disclose specified flood-related information before a sales or rental 

contract is signed. If the required disclosure is not provided or is false and the tenant or buyer suffers 

substantial flood-related loss, the agreement may be terminated and refunds issued. The law takes effect 

October 1, 2025. 

83.512 Disclosure of flood risks to prospective tenant of residential real 

property.— 

(1) A landlord must complete and provide a flood disclosure to a prospective 
tenant of residential real property at or before the execution of a rental 

agreement for a term of 1 year or longer. The flood disclosure must be in a 
separate document. The flood disclosure must be made in substantially the 

following form:  
FLOOD DISCLOSURE 

Flood Insurance: Renters’ insurance policies do not include coverage for damage resulting from 

floods. Tenant is encouraged to discuss the need to purchase separate flood insurance coverage 

with Tenant’s insurance agent.  

1. Landlord has ...... has no ...... knowledge of any flooding that has damaged the dwelling 

unit during Landlord’s ownership of the dwelling unit.  

2. Landlord has ...... has not ...... filed a claim with an insurance provider relating to flood 

damage in the dwelling unit, including, but not limited to, a claim with the National Flood 

Insurance Program.  

3. Landlord has ...... has not ...... received assistance for flood damage to the dwelling unit, 

including, but not limited to, assistance from the Federal Emergency Management 

Agency.  

4. For the purposes of this disclosure, the term “flooding” means a general or temporary 

condition of partial or complete inundation of the dwelling unit caused by any of the 

following:  
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a. The overflow of inland or tidal waters.  

b. The unusual and rapid accumulation of runoff or surface waters from any established 

water source, such as a river, stream, or drainage ditch.  

c. Sustained periods of standing water resulting from rainfall. 

(2) If a landlord violates this section and a tenant suffers a substantial loss or damage to the 

tenant’s personal property as a result of flooding, the tenant may terminate the rental 

agreement by giving a written notice of termination and surrendering possession of the 

premises to the landlord no later than 30 days after the date of the damage or loss. 

Termination of a rental agreement under this section is effective upon the tenant surrendering 

possession of the dwelling unit. For the purpose of this section, the term “substantial loss or 

damage” means the total cost of repairs to or replacement of the personal property is 50 

percent or more of the personal property’s market value on the date the flooding occurred.  

(3)  A landlord shall refund the tenant all rent or other amounts paid in advance under the rental 

agreement for any period after the effective date of the termination of the rental agreement.  

(4)  This section does not affect a tenant’s liability for delinquent, unpaid rent or other sums owed 

to the landlord before the date the rental agreement was terminated by the tenant under this 

section. 

689.302 Disclosure of flood risks to prospective purchaser.— 

A seller must complete and provide a flood disclosure to a purchaser of residential real property 

at or before the time the sales contract is executed. The flood disclosure must be made in the 

following form: 

FLOOD DISCLOSURE 

Flood Insurance: Homeowners’ insurance policies do not include coverage for damage resulting 

from floods. Buyer is encouraged to discuss the need to purchase separate flood insurance 

coverage with Buyer’s insurance agent.  

(1) Seller has no knowledge of any flooding that has damaged the property during Seller’s 

ownership of the property.  

(2) Seller has not filed a claim with an insurance provider relating to flood damage on the 

property, including, but not limited to, a claim with the National Flood Insurance Program.  

(3) Seller has s not received federal assistance for flood damage to the property, including, but 

not limited to, assistance from the Federal Emergency Management Agency.  

(4) For the purposes of this disclosure, the term “flooding” means a general or temporary 

condition of partial or complete inundation of the property caused by any of the following:  

(a) The overflow of inland or tidal waters.  

(b) The unusual and rapid accumulation of runoff or surface waters from any established 

water source, such as a river, stream, or drainage ditch.  

(c) Sustained periods of standing water resulting from rainfall.  

 

718.503 Developer disclosure prior to sale; nondeveloper unit owner disclosure prior 

to sale; voidability.— 

(1) DEVELOPER DISCLOSURE.—  

(a) Contents of contracts.—Any contract for the sale of a residential unit or a lease thereof for 

an unexpired term of more than 5 years shall:  

1. Contain the following legend in conspicuous type:  
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THIS AGREEMENT IS VOIDABLE BY BUYER BY DELIVERING WRITTEN 

NOTICE OF THE BUYER’S INTENTION TO CANCEL WITHIN 15 DAYS 

AFTER THE DATE OF EXECUTION OF THIS AGREEMENT BY THE BUYER, 

AND RECEIPT BY BUYER OF ALL OF THE ITEMS REQUIRED TO BE 

DELIVERED TO HIM OR HER BY THE DEVELOPER UNDER SECTION 

718.503, FLORIDA STATUTES. THIS AGREEMENT IS ALSO VOIDABLE BY 

BUYER BY DELIVERING WRITTEN NOTICE OF THE BUYER’S INTENTION 

TO CANCEL WITHIN 15 DAYS AFTER THE DATE OF RECEIPT FROM THE 

DEVELOPER OF ANY AMENDMENT WHICH MATERIALLY ALTERS OR 

MODIFIES THE OFFERING IN A MANNER THAT IS ADVERSE TO THE 

BUYER. ANY PURPORTED WAIVER OF THESE VOIDABILITY RIGHTS 

SHALL BE OF NO EFFECT. BUYER MAY EXTEND THE TIME FOR CLOSING 

FOR A PERIOD OF NOT MORE THAN 15 DAYS AFTER THE BUYER HAS 

RECEIVED ALL OF THE ITEMS REQUIRED. BUYER’S RIGHT TO VOID THIS 

AGREEMENT SHALL TERMINATE AT CLOSING. FIGURES CONTAINED IN 

ANY BUDGET DELIVERED TO THE BUYER PREPARED IN ACCORDANCE 

WITH THE CONDOMINIUM ACT ARE ESTIMATES ONLY AND REPRESENT 

AN APPROXIMATION OF FUTURE EXPENSES BASED ON FACTS AND 

CIRCUMSTANCES EXISTING AT THE TIME OF THE PREPARATION OF THE 

BUDGET BY THE DEVELOPER. ACTUAL COSTS OF SUCH ITEMS MAY 

EXCEED THE ESTIMATED COSTS. SUCH CHANGES IN COST DO NOT 

CONSTITUTE MATERIAL ADVERSE CHANGES IN THE OFFERING.  

 

2.  Contain the following caveat in conspicuous type on the first page of the contract:  

 

ORAL REPRESENTATIONS CANNOT BE RELIED UPON AS CORRECTLY 

STATING THE REPRESENTATIONS OF THE DEVELOPER. FOR CORRECT 

REPRESENTATIONS, REFERENCE SHOULD BE MADE TO THIS CONTRACT 

AND THE DOCUMENTS REQUIRED BY SECTION 718.503, FLORIDA 

STATUTES, TO BE FURNISHED BY A DEVELOPER TO A BUYER OR 

LESSEE.  

 

3.  If the unit has been occupied by someone other than the buyer, contain a statement 

that the unit has been occupied.  

4.  If the contract is for the sale or transfer of a unit subject to a lease, include as an 

exhibit a copy of the executed lease and shall contain within the text in conspicuous 

type: “THE UNIT IS SUBJECT TO A LEASE (OR SUBLEASE).”  

5.  If the contract is for the lease of a unit for a term of 5 years or more, include as an 

exhibit a copy of the proposed lease.  

6.  If the contract is for the sale or lease of a unit that is subject to a lien for rent payable 

under a lease of a recreational facility or other commonly used facility, contain within 

the text the following statement in conspicuous type:  

 

THIS CONTRACT IS FOR THE TRANSFER OF A UNIT THAT IS SUBJECT TO 

A LIEN FOR RENT PAYABLE UNDER A LEASE OF COMMONLY USED 

FACILITIES. FAILURE TO PAY RENT MAY RESULT IN FORECLOSURE OF 
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THE LIEN. 

7.  State the name and address of the escrow agent required by s. 718.202 and state that 

the purchaser may obtain a receipt for his or her deposit from the escrow agent upon 

request. 

8.  If the contract is for the sale or transfer of a unit in a condominium in which 

timeshare estates have been or may be created, contain within the text in conspicuous 

type: “UNITS IN THIS CONDOMINIUM ARE SUBJECT TO TIMESHARE 

ESTATES.” The contract for the sale of a fee interest in a timeshare estate shall also 

contain, in conspicuous type, the following: 

 

 FOR THE PURPOSE OF AD VALOREM TAXES OR SPECIAL ASSESSMENTS 

LEVIED BY TAXING AUTHORITIES AGAINST A FEE INTEREST IN A 

TIMESHARE ESTATE, THE MANAGING ENTITY IS GENERALLY 

CONSIDERED THE TAXPAYER UNDER FLORIDA LAW. YOU HAVE THE 

RIGHT TO CHALLENGE AN ASSESSMENT BY A TAXING AUTHORITY 

RELATING TO YOUR TIMESHARE ESTATE PURSUANT TO THE 

PROVISIONS OF CHAPTER 194, FLORIDA STATUTES. 

 

9.  Contain within the text the following statement in conspicuous type: 

 

HOMEOWNERS’ INSURANCE POLICIES DO NOT INCLUDE COVERAGE 

FOR DAMAGE RESULTING FROM FLOODING. BUYER IS ENCOURAGED 

TO DISCUSS THE NEED TO PURCHASE SEPARATE FLOOD INSURANCE 

COVERAGE WITH BUYER’S INSURANCE AGENT.  

 

DEVELOPER HAS ...... HAS NO ...... KNOWLEDGE OF ANY FLOODING THAT 

HAS DAMAGED THE PROPERTY DURING DEVELOPER’S OWNERSHIP OF 

THE PROPERTY.  

 

DEVELOPER HAS ...... HAS NOT ...... FILED A CLAIM WITH AN INSURANCE 

PROVIDER RELATING TO FLOOD DAMAGE ON THE PROPERTY OR 

COMMON ELEMENTS, INCLUDING, BUT NOT LIMITED TO, A CLAIM WITH 

THE NATIONAL FLOOD INSURANCE PROGRAM.  

 

DEVELOPER HAS ...... HAS NOT ...... RECEIVED ASSISTANCE FOR FLOOD 

DAMAGE TO THE PROPERTY OR COMMON ELEMENTS, INCLUDING, BUT 

NOT LIMITED TO, ASSISTANCE FROM THE FEDERAL EMERGENCY 

MANAGEMENT AGENCY.  

 

FOR THE PURPOSES OF THIS DISCLOSURE, THE TERM “FLOODING” 

MEANS A GENERAL OR TEMPORARY CONDITION OF PARTIAL OR 

COMPLETE INUNDATION OF THE PROPERTY OR_COMMON ELEMENTS 

CAUSED BY THE OVERFLOW OF INLAND OR TIDAL WATERS; THE 

UNUSUAL AND RAPID ACCUMULATION OF RUNOFF OR SURFACE 

WATERS FROM ANY ESTABLISHED WATER SOURCE, SUCH AS A RIVER, 

STREAM, OR DRAINAGE DITCH; OR SUSTAINED PERIODS OF STANDING 
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WATER RESULTING FROM RAINFALL. 

 

723.011 Disclosure prior to rental of a mobile home lot; prospectus, filing, 

approval.— 

(6)(a) A mobile home park owner must complete and provide a flood disclosure to a prospective 

lessee of a mobile home lot. Delivery must be made prior to execution of the lot rental 

agreement or at the time of occupancy, whichever occurs first. The flood disclosure must 

be in a separate document. The flood disclosure must be made in substantially the 

following form: FLOOD DISCLOSURE Flood Insurance: Homeowners’ and renters’ 

insurance policies do not include coverage for damage resulting from floods. You are 

encouraged to discuss the need to purchase separate flood insurance coverage with your 

insurance agent.  

1.  The park owner has ...... has no ...... knowledge of any flooding that has damaged the 

property during park owner’s ownership of the property.  

2.  The park owner has ...... has not ...... filed a claim with an insurance provider relating to 

flood damage on the property, including, but not limited to, a claim with the National 

Flood Insurance Program.  

3.  The park owner has ...... has not ...... received assistance for flood damage to the 

property, including, but not limited to, assistance from the Federal Emergency 

Management Agency.  

4.  For the purposes of this disclosure, the term “flooding” means a general or temporary 

condition of partial or complete inundation of the property caused by any of the 

following:  

a. The overflow of inland or tidal waters.  

b. The unusual and rapid accumulation of runoff or surface waters from any 

established water source, such as a river, stream, or drainage ditch.  

c. Sustained periods of standing water resulting from rainfall.  

(b) If a park owner violates this section and a lessee suffers a substantial loss or damage to 

the lessee’s mobile home or personal property as a result of flooding, the lessee may 

terminate the rental agreement by giving a written notice of termination to the park owner 

no later than 30 days after the date of the damage or loss. Termination of a rental 

agreement under this section is effective when the requirements of s. 723.023(5) are met. 

For the purpose of this paragraph, the term “substantial loss or damage” means the total 

cost of repairs to or replacement of the mobile home and personal property is 50 percent 

or more of the mobile home and personal property’s market value on the date the flooding 

occurred.  

(c) A park owner shall refund the lessee all rent or other amounts paid in advance under the 

rental agreement for any period after the effective date of the termination of the rental 

agreement.  

(d) This subsection does not affect a lessee’s liability for delinquent, unpaid rent or other 

sums owed to the park owner before the date the rental agreement was terminated by the 

lessee under this subsection. 
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House Bill 897 – An act relating to timeshare management. 

 

 Fred’s explanation of House Bill 897 
HB 897 revises how certain restrictions on conflicts of interest apply when a community-association 

manager or firm oversees a timeshare plan. It places timeshare management firms and their licensed 

CAMs under the specific provisions of the Timeshare Act rather than the general community-association 

law. The law requires duties to be performed in good faith, limits liability for monetary damages absent 

misconduct, mandates the board of a timeshare condominium meet at least once yearly, and mandates 

annual disclosure if related-party goods or services are used.  

468.4334 Professional practice standards; liability; community association manager 

requirements; return of records after termination of contract. 

(4) A community association manager or a community association management firm shall 

return all community association official records within its possession to the community 

association within 20 business days after termination of a contractual agreement to 

provide community association management services to the community association or 

receipt of a written request for return of the official records, whichever occurs first. A 

notice of termination of a contractual agreement to provide community association 

management services must be sent by certified mail, return receipt requested, or in the 

manner required under such contractual agreement. The community association manager 

or community association management firm may retain, for up to 20 business days, those 

records necessary to complete an ending financial statement or report. If an association 

fails to provide access to or retention of the accounting records to prepare an ending 

financial statement or report, the community association manager or community 

association management firm is relieved from any further responsibility or liability 

relating to the preparation of such ending financial statement or report. Failure of a 

community association manager or a community association management firm to timely 

return all of the official records within its possession to the community association 

creates a rebuttable presumption that the community association manager or community 

association management firm willfully failed to comply with this subsection. A 

community association manager or a community association management firm that fails 

to timely return community association records is subject to suspension of its license 

under s. 468.436, and a civil penalty of $1,000 per day for up to 10 business days, 

assessed beginning on the 21st business day after termination of a contractual agreement 
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to provide community association management services to the community association or 

receipt of a written request from the association for return of the records, whichever 

occurs first. However, for a timeshare plan governed by created under chapter 721, s. 

721.14(4) applies the time periods provided in s. 721.14(4)(b) apply. 

468.4335 Conflicts of interest.— 

(7) This section does not apply to a community association manager or a community association 

management firm that manages a timeshare plan governed by chapter 721 and provides 

disclosure under s. 721.13(13)(c)1. 

468.438 Timeshare management firms.— 

(3) A timeshare management firm and any individual licensed under this part who is employed 

by a timeshare management firm are governed by s. 721.13 and not by s. 468.4335. 

721.13 Management.— 

(1)(e) Any managing entity performing community association management must comply with 

part VIII of chapter 468.  

(4) The managing entity shall maintain among its records and provide to the division upon 

request a complete list of the names and addresses of all purchasers and owners of timeshare 

units in the timeshare plan. The managing entity shall update this list no less frequently than 

quarterly. Pursuant to paragraph (3)(d), the managing entity may not publish this owner’s list 

or provide a copy of it to any purchaser or to any third party other than the division. 

However, the managing entity shall mail to those persons listed on the owner’s list materials 

provided by any purchaser, upon the written request of that purchaser, if the purpose of the 

mailing is to advance legitimate owners’ association business, such as a proxy solicitation for 

any purpose, including the recall of one or more board members elected by the owners or the 

discharge of the manager or management firm. The use of any proxies solicited in this 

manner must comply with the provisions of the timeshare instrument and this chapter. A 

mailing requested for the purpose of advancing legitimate owners’ association business shall 

occur within 30 days after receipt of a request from a purchaser. The board of administration 

of the owners’ association shall be responsible for determining the appropriateness of any 

mailing requested pursuant to this subsection. The purchaser who requests the mailing must 

reimburse the owners’ association in advance for the owners’ association’s actual costs in 

performing the mailing. It is a violation of this chapter and, if applicable, of part VIII of 

chapter 468, for the board of administration or the manager or management firm to refuse to 

mail any material requested by the purchaser to be mailed, provided the sole purpose of the 

materials is to advance legitimate owners’ association business. If the purpose of the mailing 

is a proxy solicitation to recall one or more board members elected by the owners or to 

discharge the manager or management firm and the managing entity does not mail the 

materials within 30 days after receipt of a request from a purchaser, the circuit court in the 

county where the timeshare plan is located may, upon application from the requesting 

purchaser, summarily order the mailing of the materials solely related to the recall of one or 

more board members elected by the owners or the discharge of the manager or management 

firm. The court shall dispose of an application on an expedited basis. In the event of such an 

order, the court may order the managing entity to pay the purchaser’s costs, including 

attorney’s fees reasonably incurred to enforce the purchaser’s rights, unless the managing 
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entity can prove it refused the mailing in good faith because of a reasonable basis for doubt 

about the legitimacy of the mailing. 

(10) Any failure of the managing entity to faithfully discharge the fiduciary duty to purchasers 

imposed by this section or to otherwise comply with the provisions of this section is a 

violation of this chapter and of part VIII of chapter 468.  

(13) (a) Notwithstanding any provisions of chapter 607, chapter 617, or chapter 718, an officer, 

director, or agent of an owners’ association, including a timeshare management firm and 

any individual licensed under part VIII of chapter 468 employed by the timeshare 

management firm, shall discharge its duties in good faith, with the care an ordinarily 

prudent person in a like position would exercise under similar circumstances, and in a 

manner it reasonably believes to be in the interests of the owners’ association. An officer, 

director, or agent of an owners’ association, including a timeshare management firm and 

any individual licensed under part VIII of chapter 468 employed by the timeshare 

management firm, are exempt from liability for monetary damages in the same manner 

as provided in s. 617.0834 unless such officer, director, agent, or firm breached or failed 

to perform its duties and the breach of, or failure to perform, its duties constitutes a 

violation of criminal law as provided in s. 617.0834; constitutes a transaction from which 

the officer or director derived an improper personal benefit, either directly or indirectly; 

or constitutes recklessness or an act or omission that was in bad faith, with malicious 

purpose, or in a manner exhibiting wanton and willful disregard of human rights, safety, 

or property.  

(b) Notwithstanding chapter 718, the board of administration of a timeshare condominium is 

required to meet only once each year, unless additional board meetings are called 

pursuant to a timeshare instrument.  

(c)  1. If a timeshare management firm or an owners’ association provides goods or services 

through a parent, affiliate, or subsidiary of the timeshare management firm, the fact 

that a related party is providing goods or services must be disclosed annually to the 

members of that owners’ association in any of the following ways:  

a.  As an explanatory note to the annual budget pursuant to subparagraph (3)(c)1.;  

b.  In the management contract;  

c.  By mail sent to each owner’s address on file for providing notice;  

d.  In the notice of an annual or special meeting of the owners;  

e.  By posting notice on the website of the applicable timeshare plan; or  

f.  By any owner communication used by the managing entity.  

2. A timeshare management firm and any individual licensed under part VIII of chapter 

468 employed by the timeshare management firm are governed by this section and s. 

468.438. 

For the purpose of incorporating the amendment made by this act to section 721.13, Florida 

Statutes, in a reference thereto, subsection (2)of section 721.14, Florida Statutes, is reenacted to 

read: 

721.14 Discharge of managing entity.— 

(2) In the event the manager or management firm is discharged, the board of administration of 

the owners’ association shall remain responsible for operating and maintaining the timeshare 

plan pursuant to the timeshare instrument and s. 721.13(1). If the board of administration 

fails to do so, any timeshare owner may apply to the circuit court within the jurisdiction of 
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which the accommodations and facilities lie for the appointment of a receiver to manage the 

affairs of the owners’ association and the timeshare plan. At least 30 days before applying to 

the circuit court, the timeshare owner shall mail to the owners’ association and post in a 

conspicuous place on the timeshare property a notice describing the intended action. If a 

receiver is appointed, the owners’ association shall be responsible as a common expense of 

the timeshare plan, for payment of the salary and expenses of the receiver, relating to the 

discharge of her or his duties and obligations as receiver, together with the receiver’s court 

costs, and reasonable attorney’s fees. The receiver shall have all powers and duties of a duly 

constituted board of administration and shall serve until discharged by the circuit court. 
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House Bill 913 – An act relating to community association 

management, condominiums and cooperatives. 

 
 

 Fred’s explanation of House Bill No.913.  
 

This legislative act addresses various aspects of community associations in Florida, particularly 

focusing on the responsibilities and regulations surrounding community association managers 

and management firms, as well as the rights and obligations of unit owners. Below is a summary 

of the key provisions: 

House Bill 913 amends the laws governing condominiums, cooperatives and homeowners’ 

associations, with several key areas of focus: licensing of community association managers, 

structural safety oversight, governance modernization and financial transparency. It prohibits 

individuals whose community-association-manager license has been revoked from owning or 

being otherwise involved in a management firm for a defined period, and mandates that licensed 

managers and management firms maintain and update online licensure accounts with the Florida 

Department of Business and Professional Regulation (DBPR).  

The bill clarifies and adjusts requirements around structural integrity reserve studies (SIRS) and 

milestone inspections for buildings of three or more habitable stories, extends initial deadlines, 

raises funding flexibility (e.g., allowing loans or lines of credit for reserves), and imposes stricter 

conflict-of-interest disclosure for professionals bidding on repair work. It also enhances 

governance provisions such as electronic voting by unit owners (triggered when 25 % petition) 

and extends rescission rights for non-developer sales from 3 to 7 days.  

Effective July 1, 2025, HB 913 seeks to balance stronger safety and oversight mandates with 

greater flexibility for associations struggling with funding and compliance burdens.  

 

468.432 Licensure of community association managers and community 

association management firms; exceptions.— 

(2) A community association management firm or other similar organization responsible for the 

management of more than 10 units or a budget of $100,000 or greater shall not engage or 

hold itself out to the public as being able to engage in the business of community association 
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management in this state unless it is licensed by the department as a community association 

management firm in accordance with the provisions of this part. 

(h) A person who has had his or her community association manager license revoked may 

not have an indirect or direct ownership interest in, or be an employee, a partner, an 

officer, a director, or a trustee of, a community association management firm during the 

10-year period after the effective date of the revocation. Such person is ineligible to 

reapply for certification or registration under this part for a period of 10 years after the 

effective date of a revocation. 

(3) A licensee must create and maintain an online licensure account with the department. Each 

community association manager must identify on his or her online licensure account the 

community association management firm for which he or she provides management services 

and identify each community association for which he or she is the designated onsite 

community association manager. A licensee must update his or her online licensure account 

with this information within 30 days after any change to the required information. A 

community association management firm must identify on its online licensure account the 

community association managers that it employs to provide community association 

management services. If a community association manager has his or her license suspended 

or revoked, the department must give written notice of such suspension or revocation to the 

community association management firm and the community association for which the 

manager performs community management services. 

468.4334 Professional practice standards; liability; community association 

manager requirements; return of records after termination of contract.— 

(1)  (a) A community association manager or a community association management firm is 

deemed to act as agent on behalf of a community association as principal within the 

scope of authority authorized by a written contract or under this chapter. A community 

association manager or a community association management firm may not knowingly 

perform any act directed by the community association if such an act violates any state or 

federal law. A community association manager and a community association 

management firm shall discharge duties performed on behalf of the association as 

authorized by this chapter loyally, skillfully, and diligently; dealing honestly and fairly; 

in good faith; with care and full disclosure to the community association; accounting for 

all funds; and not charging unreasonable or excessive fees. 

(b)  If a community association manager or a community association management firm has a 

contract with a community association that is subject to the milestone inspection 

requirements in s. 553.899, or the structural integrity reserve study requirements in s. 

718.112(2)(g) and 719.106(1)(k), the community association manager or the community 

association management firm must comply with those sections as directed by the board. 

(c)  Each contract between a community association and a community association manager 

or community association management firm for community association management 

services must include the following written statement in at least 12-point type, if 

applicable to the type of management services provided in the contract: 

The community association manager shall abide by all professional standards and record 

keeping requirements imposed pursuant to part VIII of chapter 468, Florida Statutes. 

(d) contract between a community association manager or community association 

management firm and a community association may not waive or limit the professional 
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practice standards required pursuant to this part. 

(3)  A community association manager or community association management firm that is 

authorized by contract to provide community association management services to a 

community association shall do all of the following: 

(a)  Attend in person at least one member meeting or board meeting of the community 

association annually. 

(b)  Provide to the members of the community association the name and contact information 

for each community association manager or representative of a community association 

management firm assigned to the community  association, the manager’s or 

representative’s hours of availability, and a summary of the duties for which the manager 

or representative is responsible. The community  association shall also post this 

information on the association’s website or mobile application, if the association is 

required to maintain official records on a website or application required under s. 

720.303(4)(b). The community association manager or community association 

management firm shall update the community association and its members within 14 

business days after any change to such information. 

(c)  Provide to any member upon request a copy of the contract between the community 

association manager or community association management firm and the community 

association and include such contract with the association’s official records. 

468.4335 Conflicts of interest.— 

(1)  A community association manager or a community association management firm, including 

directors, officers, and persons with a financial interest in a community association 

management firm, or a relative of such persons, must disclose to the board of a community 

association any activity that may reasonably be construed to be a conflict of interest. A 

rebuttable presumption of a conflict of interest exists if any of the following occurs without 

prior notice: 

(a) A community association manager or a community association management firm, 

including directors, officers, and persons with a financial interest in a community 

association management firm, or a relative of such persons, proposes to enter into a 

contract or other transaction with the association, or enters into a contract for goods or 

services with the association, for services other than community association management 

services. 

(b) A community association manager or a community association management firm, 

including directors, officers, and persons with a financial interest in a community 

association management firm, or a relative of such persons, holds an interest in or 

receives compensation or any thing of value from a person as defined in s. 1.01(3) which 

corporation, limited liability corporation, partnership, limited liability partnership, or 

other business entity that conducts business with the association or proposes to enter into 

a contract or other transaction with the association. As used in this paragraph, the term 

“compensation” means any referral fee or other monetary benefit derived from a person 

as defined in s. 1.01(3) which provides products or services to the association, and any 

ownership interests or profit-sharing arrangements with product or service providers 

recommended to or used by the association. 

(2) If the association receives and considers a bid that exceeds $2,500 to provide a good or 

service, other than community association management services which is or may reasonably 
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be construed to be a conflict of interest under subsection (1), from a community association 

manager or a community association management firm, including directors, officers, and 

persons with a financial interest in a community association management firm, or a relative 

of such persons, the association must solicit multiple bids from other third-party providers of 

such goods or services. This subsection does not apply to any activities or the provision of 

goods or services that are disclosed in the management services contract as a conflict of 

interest within the meaning of subsection (1). 

(3) If a community association manager or a community association management firm, 

including directors, officers, and persons with a financial interest in a community association 

management firm, or a relative of such persons, proposes to engage in an activity that is a 

conflict of interest as described in subsection (1), the proposed activity must be listed on, and 

all contracts and transactional documents related to the proposed activity must be attached to, 

the meeting agenda of the next board of administration meeting. The notice for the meeting at 

which the proposed activity will be considered by the board must include a description of the 

proposed activity, disclose the possible conflict of interest, and include a copy of all contracts 

and transactional documents related to the proposed activity. The disclosures of a possible 

conflict of interest must be entered into the written minutes of the meeting. Approval of the 

contract, including a management contract between the community association and the 

community association manager or community association management firm, or other 

transaction requires an affirmative vote of two-thirds of all directors present. At the next 

regular or special meeting of the members, the existence of the conflict of interest and the 

contract or other transaction must be disclosed to the members. If a community association 

manager or community association management firm has previously disclosed a conflict of 

interest in an existing management contract entered into between the board of directors and 

the community association manager or community association management firm, the conflict 

of interest does not need to be additionally noticed and voted on during the term of such 

management contract, but, upon renewal, must be noticed and voted on in accordance with 

this subsection. 

(4) If the board finds that a community association manager or a community association 

management firm, including directors, officers, and persons with a financial interest in a 

community association management firm, or a relative of such persons, has violated this 

section, the contract is voidable and the association may terminate its community association 

management contract with the community association manager or the community association 

management firm by delivery of a written notice terminating the contract. If the contract is 

terminated, the association is liable only for the reasonable value of the management services 

provided up to the time of cancellation and is not liable for any termination fees, liquidated 

damages, or other form of penalty for such cancellation. 

(5) If an association enters into a contract with a community association manager or a 

community association management firm, including directors, officers, and persons with a 

financial interest in a community association management firm, or a relative of such persons, 

which is a party to or has an interest in an activity that is a possible conflict of interest as 

described in subsection (1) and such activity has not been properly disclosed as a conflict of 

interest or potential conflict of interest as required by this section, the contract is voidable 

and terminates upon the association filing a written notice terminating the contract with its 

board of directors which contains the consent of at least 20 percent of the voting interests of 

the association. 
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(6) As used in this section, the term “relative” means a relative within the third degree of 

consanguinity by blood or marriage. 

553.899 Mandatory structural inspections for condominium and cooperative 

buildings.— 

(3)(a) An owner or owners of a building that is three habitable stories or more in height as 

determined by the Florida Building Code and that is subject, in whole or in part, to the 

condominium or cooperative form of ownership as a residential condominium under 

chapter 718 or a residential cooperative under chapter 719 must have a milestone 

inspection performed 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 a building reached 30 years of age before July 1, 2022, the 

building’s initial milestone inspection must be performed before December 31, 2024. If a 

building reaches 30 years of age on or after July 1, 2022, and before December 31, 2024, 

the building’s initial milestone inspection must be performed before December 31, 2025. 

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. 

 
(11) A board of county commissioners or municipal governing body shall adopt an ordinance 

requiring that a condominium or cooperative association and any other owner that is subject 

to this section 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 owner of the building 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) A licensed architect or engineer who bids to perform a milestone inspection must disclose 

in writing to the association his or her intent to bid on any services related to any 

maintenance, repair, or replacement which may be recommended by the milestone 

inspection. Any design professional as defined in s. 558.002 or contractor licensed under 

chapter 489 who submits a bid to the association for performing any services recommended 

by the milestone inspection may not have an interest, directly or indirectly, in the firm or 

entity providing the milestone inspection or be a relative of any person having a direct or 

indirect interest in such firm, unless such relationship is disclosed to the association in 

writing. As used in this section, the term “relative” means a relative within the third degree of 

consanguinity by blood or marriage. A contract for services is voidable and terminates upon 

the association filing a written notice terminating the contract if the design professional or 

licensed contractor failed to provide the written disclosure of the relationship required under 

this subsection. A design professional or licensed contractor may be subject to discipline 

under the applicable practice act for his or her profession for failure to provide the written 

disclosure of the relationship, as required under this subsection. 
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(13)(a) On or before December 31, 2025, and on or before each December 31 thereafter, the 

local enforcement agency responsible for milestone inspections shall provide the department, 

in an electronic format determined by the department, information that must include, but is 

not limited to: 

1. The number of buildings required to have a milestone inspection within the agency’s 

jurisdiction. 

2. The number of buildings for which a phase one milestone inspection has been 

completed. 

3. The number of buildings granted an extension under paragraph (3)(c). 

4. The number of buildings required to have a phase two milestone inspection. 

5. The number of buildings for which a phase two milestone inspection has been 

completed. 

6. The number, type, and value of permit applications received to complete repairs 

required by a phase two milestone inspection. 

7. A list of buildings deemed to be unsafe or uninhabitable as determined by a milestone 

inspection. 

8. The license number of the building code administrator responsible for milestone 

inspections for the local enforcement agency. 

(b) The department shall provide to the Office of Program Policy Analysis and Government 

Accountability (OPPAGA) all information obtained from the local enforcement agencies 

under paragraph (a) by the date specified and in a manner prescribed by OPPAGA. OPPAGA 

may request from a local enforcement agency any additional information necessary to 

compile the information and provide a report to the President of the Senate and the Speaker 

of the House of Representatives. 

718.103 Definitions.—As used in this chapter, the term: 

(1) “Alternative funding method” means a method approved by the division for funding the 

capital expenditures and deferred maintenance obligations for a multicondominium 

association operating at least 25 condominiums which may reasonably be expected to fully 

satisfy the association’s reserve funding obligations by the allocation of funds in the annual 

operating budget. 

 
(33) “Video conference” means a real-time audio and video-based meeting between two or 

more people in different locations using video-enabled and audio-enabled devices. The notice 

for any meeting that will be conducted by video conference must have a hyperlink and call-in 

conference telephone number for unit owners to attend the meeting and must have a physical 

location where unit owners can also attend the meeting in person. All meetings conducted by 

video conference must be recorded, and such recording must be maintained as an official 

record of the association. 

718.110 Amendment of declaration; correction of error or omission in declaration 

by circuit court.— 

(4)(a) Subject to paragraph (b), unless otherwise provided in the declaration as originally 

recorded, an amendment may not change the configuration or size of any unit in any 

material fashion, materially alter or modify the appurtenances to the unit, or change the 

proportion or percentage by which the unit owner shares the common expenses of the 
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condominium and owns the common surplus of the condominium unless the record 

owner of the unit and all record owners of liens on the unit join in the execution of the 

amendment and unless all the record owners of all other units in the same condominium 

approve the amendment. The acquisition of property by the association and material 

alterations or substantial additions to such property or the common elements by the 

association in accordance with s. 718.111(7) or s. 718.113, and amendments providing 

for the transfer of use rights in limited common elements pursuant to s. 718.106(2)(b), 

may not be considered shall not be deemed to constitute a material alteration or 

modification of the appurtenances to the units. Except as provided in paragraph (b), a 

declaration recorded after April 1, 1992, may not require the approval of less than a 

majority of total voting interests of the condominium for amendments under this 

subsection, unless otherwise required by a governmental entity. 

(b) Notwithstanding subsection (14), the declaration of a nonresidential condominium 

formed on or after July 1, 2025, may be amended to change the configuration or size of a 

unit in any material fashion, materially alter or modify the appurtenances to the unit, or 

change the proportion or percentage by which the unit owner shares the common 

expenses of the condominium and owns the common surplus of the condominium, if the 

record owners of all affected units and all record owners of liens on the affected units join 

in the execution of the amendment. The approval of the record owners of the nonaffected 

units in such condominium is not required. 

All unit owners, the association, and the mortgagees of a first mortgage of record must be 

joined as parties to the action. Service of process on unit owners may be by publication, but 

the plaintiff must furnish every unit owner not personally served with process with a copy of 

the petition and final decree of the court by certified mail, return receipt requested, at the unit 

owner’s last known residence address as reflected in the association’s official records.  

 

718.111 The association.— 

(3) POWER TO MANAGE CONDOMINIUM PROPERTY AND TO CONTRACT, 

SUE, AND BE SUED; CONFLICT OF INTEREST.— 

(g) If an association contracts with a community association manager or a community 

association management firm, the community association manager or community 

association management firm must possess all applicable licenses required by part VIII of 

chapter 468. All board members or officers of an association that contracts with a 

community association manager or a community association management firm have a 

duty to ensure that the community association manager or community association 

management firm is properly licensed before entering into a contract. 

(h) If a contract is between a community association manager and the association, and the 

community association manager has his or her license suspended or revoked during the 

term of a contract with the association, the association may terminate the contract upon 

delivery of a written notice to the community association manager whose license has 

been revoked or suspended, effective on the date the community association manager 

became unlicensed. 

(i) If a community association management firm has its license suspended or revoked 

during the term of a contract with the association, the association may terminate the 

contract upon delivery of a written notice to the community association management firm 
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whose license has been revoked or suspended, effective on the date the community 

association management firm became unlicensed. 

(11) INSURANCE.— In order to protect the safety, health, and welfare of the people of this 

state of the state of Florida and to ensure consistency in the provision of insurance coverage 

to condominiums and their unit owners, this subsection applies to every residential 

condominium in this state, regardless of the date of its declaration of condominium. It is the 

intent of the Legislature to encourage lower or stable insurance premiums for associations 

described in this subsection. 

 (a) Every condominium association shall have adequate property insurance as 

determined under this paragraph, regardless of any requirement in the declaration of 

condominium for certain coverage by the association for full insurable value, replacement 

cost, or similar coverage, must be based on the replacement cost of the property to be 

insured as determined by an independent insurance appraisal or update of a prior 

appraisal. The replacement cost must be determined at least once every 36 months. 

1. An association or group of associations may provide adequate property insurance as 

determined under this paragraph through a self-insurance fund that complies with the 

requirements of ss. 624.460-624.488. 

2. The amount of adequate insurance coverage for full insurable value, replacement 

cost, or similar coverage may be based on the replacement cost of the property to be 

insured, as determined by an independent insurance appraisal or an update of a 

previous appraisal. The replacement cost must be determined at least once every 3 

years, at minimum. 

3. The association’s obligation to obtain and association may also adequate property 

insurance coverage for a group of at least three communities created and operating 

under this chapter, chapter 719, chapter 720, or chapter 721 may be satisfied by 

obtaining and maintaining for such communities insurance coverage sufficient to 

cover an amount equal to the probable maximum loss for the communities for a 250-

year windstorm event. 

(12) OFFICIAL RECORDS.— 

(a) From the inception of the association, the association shall maintain each of the following 

items, if applicable, which constitutes the official records of the association: 

1. A copy of the plans, permits, warranties, and other items provided by the developer 

under s. 718.301(4). 

2. A copy photocopy of the recorded declaration of condominium of each condominium 

operated by the association and each amendment to each declaration. 

3. A copy photocopy of the recorded bylaws of the association and each amendment to 

the bylaws. 

4. A certified copy of the articles of incorporation of the association, or other documents 

creating the association, and each amendment thereto. 

5. A copy of the current rules of the association. 

6. A book or books or electronic records that contain the minutes of all meetings of the 

association, the board of administration, any committee, and the unit owners, and a 

recording of all such meetings that are conducted by video conference. If there are 

approved minutes for a meeting held by video conference, recordings of meetings that 

are conducted by video conference must be maintained for at least 1 year after the 

date the video recording is posted as required under paragraph (g). 
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9. Accounting records for the association and separate accounting records for each 

condominium that the association operates. Any person who knowingly or 

intentionally defaces or destroys such records, or who knowingly or intentionally fails 

to create or maintain such records, with the intent of causing harm to the association 

or one or more of its members, is personally subject to a civil penalty pursuant to s. 

718.501(1)(e). The accounting records must include, but are not limited to:  

a. Accurate, itemized, and detailed records of all receipts and expenditures, 

including all bank statements and ledgers.  

b. All invoices, transaction receipts, or deposit slips that substantiate any receipt 

or expenditure of funds by the association.  

c. A current account and a monthly, bimonthly, or quarterly statement of the 

account for each unit designating the name of the unit owner, the due date and 

amount of each assessment, the amount paid on the account, and the balance 

due. 

d. All audits, reviews, accounting statements, structural integrity reserve studies, 

and financial reports of the association or condominium. Structural integrity 

reserve studies must be maintained for at least 15 years after the study is 

completed. 

e. All contracts for work to be performed. Bids for work to be performed are also 

considered official records and must be maintained by the association for at 

least 1 year after receipt of the bid. 

20. A copy of all affidavits required by this chapter. 

21. All other written records of the association not specifically included in the foregoing 

which are related to the operation of the association. 

2.  A director or member of the board or association or a community association 

manager who willfully and knowingly or intentionally knowingly, willfully, and 

repeatedly violates subparagraph 1. commits a misdemeanor of the second degree, 

punishable as provided in s. 775.082 or s. 775.083, and must be removed from office 

and a vacancy declared. For purposes of this subparagraph, the term “repeatedly” 

means two or more violations within a 12-month period. 

(g)  1. By January 1, 2019, an association managing a condominium with 150 or more units 

which does not contain timeshare units shall post digital copies of the documents 

specified in subparagraph 2. on its website or make such documents available through an 

application that can be downloaded on a mobile device. Unless a shorter period is 

otherwise required, a document must be made available on the association’s website or 

made available for download through an application on a mobile device within 30 days 

after the association receives or creates an official record specified in subparagraph 2. 

e.  The approved minutes of all board of administration meetings over the preceding 12 

months. 

f.  The video recording or a hyperlink to the video recording for all meetings of the 

association, the board of administration, any committee, and the unit owners which 

are conducted by video conference over the preceding 12 months. 

r. A copy of all affidavits required by this chapter. 

(13) FINANCIAL REPORTING.—Within 90 days after the end of the fiscal year, or 

annually on a date provided in the bylaws, the association shall prepare and complete, 

or contract for the preparation and completion of, a financial report for the preceding 
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fiscal year. Within 21 days after the final financial report is completed by the 

association or received from the third party, but not later than 180 120 days after the 

end of the fiscal year or other date as provided in the bylaws, the association shall 

deliver to each unit owner by United States mail or personal delivery at the mailing 

address, property address, e-mail address, or facsimile number provided to fulfill the 

association’s notice requirements, a copy of the most recent financial report, or a 

notice that a copy of the most recent financial report will be, as requested by the 

owner, mailed, hand delivered, or electronically delivered via the Internet to the unit 

owner, without charge, within 5 business days after receipt of a written request from 

the unit owner. Evidence of compliance with this delivery requirement must be made 

by an affidavit executed by an officer or director of the association. The division shall 

adopt rules setting forth uniform accounting principles and standards to be used by all 

associations and addressing the financial reporting requirements for 

multicondominium associations. The rules must include, but not be limited to, 

standards for presenting a summary of association reserves, including a good faith 

estimate disclosing the annual amount of reserve funds that would be necessary for 

the association to fully fund reserves for each reserve item based on the straight-line 

accounting method. This disclosure is not applicable to reserves funded via the 

pooling method. In adopting such rules, the division shall consider the number of 

members and annual revenues of an association.  

(16)  INVESTMENT OF ASSOCIATION FUNDS.— 

(a) A board shall, in fulfilling its duty to manage operating and reserve funds of its 

association, use best efforts to make prudent investment decisions that carefully consider 

risk and return in an effort to maximize returns on invested funds. 

(b) An association, including a multicondominium association, may invest reserve funds in 

one or any combination of certificates of deposit or in depository accounts at a 

community bank, savings bank, commercial bank, savings and loan association, or credit 

union without a vote of the unit owners. 
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718.112 Bylaws.— 

(2)  REQUIRED PROVISIONS.—The bylaws shall provide for the following and, if they do not 

do so, shall be deemed to include the following:  

1.   Adequate notice of all board meetings, which must specifically identify all agenda 

items, must be posted conspicuously on the condominium property at least 48 

continuous hours before the meeting except in an emergency. If the board meeting is 

to be conducted via video conference, the notice must state that such meeting will be 

via video conference and must include a hyperlink and a conference telephone 

number for unit owners to attend the meeting via video conference, as well as the 

address of the physical location where the unit owners can attend the meeting in 

person. If the meeting is conducted via video conference, it must be recorded and 

such recording must be maintained as an official record of the association. If 20 

percent of the voting interests petition the board to address an item of business, the 

board, within 60 days after receipt of the petition, shall place the item on the agenda 

at its next regular board meeting or at a special meeting called for that purpose. An 

item not included on the notice may be taken up on an emergency basis by a vote of 

at least a majority plus one of the board members. Such emergency action must be 

noticed and ratified at the next regular board meeting. Written notice of a meeting at 

which a nonemergency special assessment or an amendment to rules regarding unit 

use will be considered must be mailed, delivered, or electronically transmitted to the 

unit owners and posted conspicuously on the condominium property at least 14 days 

before the meeting. Evidence of compliance with this 14-day notice requirement must 

be made by an affidavit executed by the person providing the notice and filed with the 

official records of the association. 

(d) Unit owner meetings.— 

1. An annual meeting of the unit owners must be held at the location provided in the 

association bylaws and, if the bylaws are silent as to the location, the meeting must be 

held within 15 45 miles of the condominium property or within the same county as the 

condominium property. However, such distance requirement does not apply to an 

association governing a timeshare condominium. If a unit owner meeting is conducted 

via video conference, a unit owner may vote electronically in the manner provided in s. 

718.128. 

2. Unit owner meetings, including the annual meeting of the unit owners, may be conducted 

in person or via video conference. If the annual meeting of the unit owners is conducted 

via video conference, a quorum of the members of the board of administration must be 

physically present at the physical location where unit owners can attend the meeting. The 

location must be provided in the association bylaws and, if the bylaws are silent as to the 

location, the meeting must be held within 15 miles of the condominium property or 

within the same county as the condominium property. If the unit owner meeting is 

conducted via video conference, the video conference must be recorded and such 

recording must be maintained as an official record of the association. The division shall 

adopt rules pursuant to ss. 120.536 and 120.54 governing the requirements for meetings. 

4. The bylaws must provide the method of calling meetings of unit owners, including 

annual meetings. Written notice of an annual meeting must include an agenda; be 

mailed, hand delivered, or electronically transmitted to each unit owner at least 14 

days before the annual meeting; and be posted in a conspicuous place on the 



© Gray Systems, Incorporated 2026 Update Seminar Page 44 of 81 

condominium property or association property at least 14 continuous days before the 

annual meeting. Written notice of a meeting other than an annual meeting must 

include an agenda; be mailed, hand delivered, or electronically transmitted to each 

unit owner; and be posted in a conspicuous place on the condominium property or 

association property within the timeframe specified in the bylaws. If the bylaws do 

not specify a timeframe for written notice of a meeting other than an annual meeting, 

notice must be provided at least 14 continuous days before the meeting. Upon notice 

to the unit owners, the board shall, by duly adopted rule, designate a specific location 

on the condominium property or association property at which all notices of unit 

owner meetings must be posted. This requirement does not apply if there is no 

condominium property for posting notices. In lieu of, or in In addition to, the physical 

posting of meeting notices, the association may, by reasonable rule, adopt a procedure 

for conspicuously posting and repeatedly broadcasting the notice and the agenda on a 

closed-circuit cable television system serving the condominium association. 

However, if broadcast notice is used in lieu of a notice posted physically on the 

condominium property, the notice and agenda must be broadcast at least four times 

every broadcast hour of each day that a posted notice is otherwise required under this 

section. If broadcast notice is provided, the notice and agenda must be broadcast in a 

manner and for a sufficient continuous length of time so as to allow an average reader 

to observe the notice and read and comprehend the entire content of the notice and the 

agenda. In addition to any of the authorized means of providing notice of a meeting of 

the board, the association may, by rule, adopt a procedure for conspicuously posting 

the meeting notice and the agenda on a website serving the condominium association 

for at least the minimum period of time for which a notice of a meeting is also 

required to be physically posted on the condominium property. Any rule adopted 

shall, in addition to other matters, include a requirement that the association send an 

electronic notice in the same manner as a notice for a meeting of the members, which 

must include a hyperlink to the website at which the notice is posted, to unit owners 

whose e-mail addresses are included in the association’s official records. Unless a 

unit owner waives in writing the right to receive notice of the annual meeting, such 

notice must be hand delivered, mailed, or electronically transmitted to each unit 

owner. Notice for meetings and notice for all other purposes must be mailed to each 

unit owner at the address last furnished to the association by the unit owner, or hand 

delivered to each unit owner. However, if a unit is owned by more than one person, 

the association must provide notice to the address that the developer identifies for that 

purpose and thereafter as one or more of the owners of the unit advise the association 

in writing, or if no address is given or the owners of the unit do not agree, to the 

address provided on the deed of record. An officer of the association, or the manager 

or other person providing notice of the association meeting, must provide an affidavit 

or United States Postal Service certificate of mailing, to be included in the official 

records of the association affirming that the notice was mailed or hand delivered in 

accordance with this provision. 

(e) Budget meeting.— 

 

1. Any meeting at which a proposed annual budget of an association will be considered 

by the board or unit owners shall be open to all unit owners. A meeting of the board 
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or unit owners at which a proposed annual association budget will be considered may 

be conducted by video conference. The division shall adopt rules pursuant to ss. 

120.536 and 120.54 governing the requirements for such meetings. A sound 

transmitting device must be used so that the conversation of such members may be 

heard by the board or committee members attending in person, as well as any unit 

owners present at the meeting. At least 14 days before such a meeting, the board shall 

hand deliver to each unit owner, mail to each unit owner at the address last furnished 

to the association by the unit owner, or electronically transmit to the location 

furnished by the unit owner for that purpose a notice of such meeting and a copy of 

the proposed annual budget. An officer or manager of the association, or other person 

providing notice of such meeting, shall execute an affidavit evidencing compliance 

with such notice requirement, and such affidavit shall be filed among the official 

records of the association. 

2.a. If a board proposes in any fiscal year an annual budget which requires assessments 

against unit owners which exceed 115 percent of assessments for the preceding fiscal 

year, the board shall simultaneously propose a substitute budget that does not include 

any discretionary expenditures that are not required to be in the budget. The substitute 

budget must be proposed at the budget meeting before the board conducts a special 

meeting of the unit owners to consider a substitute budget if the board receives, 

within 21 days after adoption of the annual budget, a written request for a special 

meeting from at least 10 percent of all voting interests. The special meeting shall be 

conducted within 60 days after adoption of the annual budget. At least 14 days before 

such budget meeting in which a substitute budget will be proposed prior to such 

special meeting, the board shall hand deliver to each unit owner, or mail to each unit 

owner at the address last furnished to the association, a notice of the meeting. An 

officer or manager of the association, or other person providing notice of such 

meeting shall execute an affidavit evidencing compliance with this notice 

requirement, and such affidavit shall be filed among the official records of the 

association. Unit owners must consider and may adopt a substitute budget at the 

special meeting. A substitute budget is adopted if approved by a majority of all voting 

interests unless the bylaws require adoption by a greater percentage of voting 

interests. If there is not a quorum at the special meeting or a substitute budget is not 

adopted, the annual budget previously initially proposed adopted by the board may be 

adopted shall take effect as scheduled. 

b. Any determination of whether assessments exceed 115 percent of assessments for the 

prior fiscal year shall exclude any authorized provision for required reasonable 

reserves for repair or replacement of the condominium property, anticipated expenses 

of the association which the board does not expect to be incurred on a regular or 

annual basis for the repair, maintenance, or replacement of the items listed in 

paragraph (g), and insurance premiums, or assessments for betterments to the 

condominium property. 

c. If the developer controls the board, assessments may not exceed 115 percent of 

assessments for the prior fiscal year unless approved by a majority of all voting 

interests. 

(f) Annual budget.— 
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1. The proposed annual budget of estimated revenues and expenses must be detailed and 

must show the amounts budgeted by accounts and expense classifications, including, at a 

minimum, any applicable expenses listed in s. 718.504(21). The board shall adopt the 

annual budget at least 14 days before the start of the association’s fiscal year. In the event 

that the board fails to timely adopt the annual budget a second time, it is deemed a minor 

violation and the prior year’s budget shall continue in effect until a new budget is 

adopted. A multicondominium association must adopt a separate budget of common 

expenses for each condominium the association operates and must adopt a separate 

budget of common expenses for the association. In addition, if the association maintains 

limited common elements with the cost to be shared only by those entitled to use the 

limited common elements as provided for in s. 718.113(1), the budget or a schedule 

attached to it must show the amount budgeted for this maintenance. If, after turnover of 

control of the association to the unit owners, any of the expenses listed in s. 718.504(21) 

are not applicable, they do not need to be listed. 

2.a. In addition to annual operating expenses, the budget must include reserve accounts 

for capital expenditures and deferred maintenance. These accounts must include, but 

are not limited to, roof replacement, building painting, and pavement resurfacing, 

regardless of the amount of deferred maintenance expense or replacement cost, and 

any other item that has a deferred maintenance expense or replacement cost that 

exceeds $25,000 or the inflation-adjusted amount determined by the division under 

subparagraph 6., whichever is greater $10,000. The amount to be reserved must be 

computed using a formula based upon estimated remaining useful life and estimated 

replacement cost or deferred maintenance expense of the reserve item. In a budget 

adopted by an association that is required to obtain a structural integrity reserve study, 

reserves must be maintained for the items identified in paragraph (g) for which the 

association is responsible pursuant to the declaration of condominium, and the reserve 

amount for such items must be based on the findings and recommendations of the 

association’s most recent structural integrity reserve study. If an association votes to 

terminate the condominium in accordance with s. 718.117, the members may vote to 

waive the maintenance of reserves recommended by the association’s most recent 

structural integrity reserve study. With respect to items for which an estimate of 

useful life is not readily ascertainable or with an estimated remaining useful life of 

greater than 25 years, an association is not required to reserve replacement costs for 

such items, but an association must reserve the amount of deferred maintenance 

expense, if any, which is recommended by the structural integrity reserve study for 

such items. The association may adjust replacement reserve assessments annually to 

take into account an inflation adjustment and any changes in estimates or extension of 

the useful life of a reserve item caused by deferred maintenance. 

b. The members of a unit-owner-controlled association may determine, by a majority 

vote of the total voting interests of the association, to provide no reserves or less 

reserves than required by this subsection. For a budget adopted on or after December 

31, 2024, the members of a unit-owner-controlled association that must obtain a 

structural integrity reserve study may not determine to provide no reserves or less 

reserves than required by this subsection for items listed in paragraph (g), except that 

members of an association operating a multicondominium may determine to provide 

no reserves or less reserves than required by this subsection if an alternative funding 
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method has been approved by the division. 

c.(I) Reserves for the items listed in paragraph (g) may be funded by regular 

assessments, special assessments, lines of credit, or loans. A special assessment, a 

line of credit, or a loan under this sub-subparagraph requires the approval of a 

majority vote of the total voting interests of the association. 

(II) A unit-owner-controlled association that must have a structural integrity reserve 

study may secure a line of credit or a loan to fund capital expenses required by a 

milestone inspection under s. 553.899 or a structural integrity reserve study. The line 

of credit or loan must be sufficient to fund the cumulative amount of any previously 

waived or unfunded portions of the reserve funding amount required by this 

paragraph and the most recent structural integrity reserve study. Funding from the 

line of credit or loan must be immediately available for access by the board to fund 

required repair, maintenance, or replacement expenses without further approval by 

the members of the association. A special assessment, a line of credit, or a loan 

secured under this sub-subparagraph and related details must be included in the 

annual financial statement that is required under s. 718.111(13) to be delivered to unit 

owners and required under s. 718.503 to be provided to prospective purchasers of a 

unit. 

(III) This sub-subparagraph does not apply to associations controlled by a developer as 

defined in s. 718.103, an association in which the nondeveloper unit owners have 

been in control for less than 1 year, or an association controlled by one or more bulk 

assignees or bulk buyers as those terms are defined in s. 718.703. 

d. If the local building official, as defined in s. 468.603, determines that the entire 

condominium building is uninhabitable due to a natural emergency, as defined in s. 

252.34, the board, upon the approval of a majority of its members, may pause the 

contribution to its reserves or reduce reserve funding until the local building official 

determines that the condominium building is habitable. Any reserve account funds 

held by the association may be expended, pursuant to the board’s determination, to 

make the condominium building and its structures habitable. Upon the determination 

by the local building official that the condominium building is habitable, the 

association must immediately resume contributing funds to its reserves. 

e. For a budget adopted on or before December 31, 2028, if the association has 

completed a milestone inspection pursuant to s. 553.899 within the previous 2 

calendar years, the board, upon the approval of a majority of the total voting interests 

of the association, may temporarily pause, for a period of no more than two 

consecutive annual budgets, reserve fund contributions or reduce the amount of 

reserve funding for the purpose of funding repairs recommended by the milestone 

inspection. This sub-subparagraph does not apply to an association controlled by a 

developer as defined in s. 718.103, an association in which the nondeveloper unit 

owners have been in control for less than 1 year, or an association controlled by one 

or more bulk assignees or bulk buyers as those terms are defined in s. 718.703. An 

association that has paused reserve contributions under this subparagraph must have a 

structural integrity reserve study performed before the continuation of reserve 

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

recommend a reserve funding plan. 

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

components listed in paragraph (g). The reserve funding indicated in the proposed annual 

budget must be sufficient to ensure that available funds meet or exceed projected 

expenses for all components in the reserve pool based on the reserve funding plan or 

schedule of the most recent structural integrity reserve study. 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. 

5. The only voting interests that are eligible to vote on questions that involve waiving or 

reducing the funding of reserves, or using existing reserve funds for purposes other 

than purposes for which the reserves were intended, are the voting interests of the 

units subject to assessment to fund the reserves in question. Proxy questions relating 

to waiving or reducing the funding of reserves or using existing reserve funds for 

purposes other than purposes for which the reserves were intended must contain the 

following statement in capitalized, bold letters in a font size larger than any other 

used on the face of the proxy ballot: 

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. 

6.  The division shall annually adjust for inflation, based on the Consumer Price Index 

for All Urban Consumers released in January of each year, the minimum $25,000 

threshold amount for required reserves. By February 1, 2026, and annually thereafter, 

the division must conspicuously post on its website the inflation-adjusted minimum 

threshold amount for required reserves. 

(g) Structural integrity reserve study.— 

1. A residential condominium association must have a structural integrity reserve study 

completed at least every 10 years after the condominium’s creation for each building 

on the condominium property that is three habitable stories or higher in height, as 

determined by the Florida Building Code, which includes, at a minimum, a study of 

the following items as related to the structural integrity and safety of the building: 

a. Roof. 

b. Structure, including load-bearing walls and other primary structural members and 

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

c. Fireproofing and fire protection systems. 

d. Plumbing. 

e. Electrical systems. 

f. Waterproofing and exterior painting. 

g. Windows and exterior doors. 

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

exceeds $25,000 or the inflation-adjusted amount determined by the division under 

subparagraph (f)6., whichever is greater, $10,000 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. 

2.  A structural integrity reserve study is based on a visual inspection of the condominium 

property. 

3.a. A structural integrity reserve study may be performed by any person qualified to 
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perform such study. However, including the visual inspection portion of the 

structural integrity reserve study, must be performed or verified by 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. 

b.  Any design professional as defined in s. 558.002 or any contractor licensed under 

chapter 489 who bids to perform a structural integrity reserve study must disclose 

in writing to the association his or her intent to bid on any services related to any 

maintenance, repair, or replacement that may be recommended by the structural 

integrity reserve study. Any design professional as defined in s. 558.002 or 

contractor licensed under chapter 489 who submits a bid to the association for 

performing any services recommended by the structural integrity reserve study 

may not have an interest, directly or indirectly, in the firm or entity providing the 

association’s structural integrity reserve study or be a relative of any person 

having a direct or indirect interest in such firm, unless such relationship is 

disclosed to the association in writing. As used in this section, the term “relative” 

means a relative within the third degree of consanguinity by blood or marriage. A 

contract for services is voidable and terminates upon the association filing a 

written notice terminating the contract if the design professional or licensed 

contractor failed to provide the written disclosure of the interests or relationships 

required under this paragraph. A design professional or licensed contractor may 

be subject to discipline under the applicable practice act for his or her profession 

for failure to provide the written disclosure of the interests or relationships 

required under this paragraph. 

4.    a.  At a minimum, a structural integrity reserve study must identify each item of the 

condominium property being visually inspected, state the estimated remaining 

useful life and the estimated replacement cost or deferred maintenance expense 

of each item of the condominium property being visually inspected, and provide 

a reserve funding plan or schedule with a recommended annual reserve amount 

that achieves the estimated replacement cost or deferred maintenance expense of 

each item of condominium property being visually inspected by the end of the 

estimated remaining useful life of the item. At a minimum, the structural 

integrity reserve study must include a recommendation for a reserve funding 

schedule based on a baseline funding plan that provides a reserve funding goal in 

which the reserve funding for each budget year is sufficient to maintain the 

reserve cash balance above zero. The study may recommend other types of 

reserve funding schedules, provided that each recommended schedule is 

sufficient to meet the association’s maintenance obligation. 

b. The structural integrity reserve study may recommend that reserves do not need 

to be maintained for any item for which an estimate of useful life and an estimate 

of replacement cost cannot be determined, or the study may recommend a 

deferred maintenance expense amount for such item. The structural integrity 

reserve study may recommend that reserves for replacement costs do not need to 

be maintained for any item with an estimated remaining useful life of greater 

than 25 years, but the study may recommend a deferred maintenance expense 

amount for such item. If the structural integrity reserve study recommends 
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reserves for any item for which reserves are not required under this paragraph, 

the amount of the recommended reserves for such item must be separately 

identified in the structural integrity reserve study as an item for which reserves 

are not required under this paragraph. 

c. The structural integrity reserve study must take into consideration the funding 

method or methods used by the association to fund its maintenance and reserve 

funding obligations through regular assessments, special assessments, lines of 

credit, or loans. If the structural integrity reserve study is performed before the 

association has approved a special assessment or secured a line of credit or a 

loan, the structural integrity reserve study 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. 

c. The structural integrity reserve study must take into consideration the funding 

method or methods used by the association to fund its maintenance and reserve 

funding obligations through regular assessments, special assessments, lines of 

credit, or loans. If the structural integrity reserve study is performed before the 

association has approved a special assessment or secured a line of credit or a 

loan, the structural integrity reserve study 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 

structural integrity reserve study may be updated to reflect any changes to the 

useful life of the reserve items after such items are repaired or replaced, and the 

effect such repair or replacement will have on the reserve funding schedule. The 

association must obtain an updated structural integrity reserve study before 

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

special assessments, lines of credit, or loans do not align with the funding plan 

from the most recent version of the structural integrity reserve study. 

5. This paragraph does not apply to buildings less than three stories in height; single-

family, two-family, or three-family, or four-family dwellings with three or fewer 

habitable stories above ground; any portion or component of a building that has not 

been submitted to the condominium form of ownership; or any portion or component 

of a building that is maintained by a party other than the association. 

6. Before a developer turns over control of an association to unit owners other than the 

developer, the developer must have a turnover inspection report in compliance with s. 

718.301(4)(p) and (q) for each building on the condominium property that is three 

stories or higher in height. 

7. Associations existing on or before July 1, 2022, which are controlled by unit owners 

other than the developer, must have a structural integrity reserve study completed by 

December 31, 2025, for each building on the condominium property that is three 

stories or higher in height. An association that is required to complete a milestone 

inspection in accordance with s. 553.899 on or before December 31, 2026, may 

complete the structural integrity reserve study simultaneously with the milestone 

inspection. In no event may the structural integrity reserve study be completed after 

December 31, 2026. 

8. If the milestone inspection required by s. 553.899, or an inspection completed for a 

similar local requirement, was performed within the past 5 years and meets the 
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requirements of this paragraph, such inspection may be used in place of the visual 

inspection portion of the structural integrity reserve study. 

9. If the association completes a milestone inspection required by s. 553.899, or an 

inspection completed for a similar local requirement, the association may delay 

performance of a required structural integrity reserve study for no more than the 2 

consecutive budget years immediately following the milestone inspection in order to 

allow the association to focus its financial resources on completing the repair and 

maintenance recommendations of the milestone inspection. 

10. If the officers or directors of an association willfully and knowingly fail to complete a 

structural integrity reserve study pursuant to this paragraph, such failure is a breach of 

an officer’s or a and director’s fiduciary relationship to the unit owners under s. 

718.111(1). An officer or a director of an association must sign an affidavit 

acknowledging receipt of the completed structural integrity reserve study. 

11.Within 45 days after receiving the structural integrity reserve study, the association 

must distribute a copy of the study to each unit owner or deliver to each unit owner a 

notice that the completed study is available for inspection and copying upon a written 

request. Distribution of a copy of the study or notice must be made by United States 

mail or personal delivery to the mailing address, property address, or any other 

address of the owner provided to fulfill the association’s notice requirements under 

this chapter, or by electronic transmission to the e-mail address or facsimile number 

provided to fulfill the association’s notice requirements to unit owners who 

previously consented to receive notice by electronic transmission. 

12.Within 45 days after receiving the structural integrity reserve study, the association 

must provide the division with a statement indicating that the study was completed 

and that the association provided or made available such study to each unit owner in 

accordance with this section. The statement must be provided to the division in the 

manner established by the division using a form posted on the division’s website. 

13. The division shall adopt by rule the form for the structural integrity reserve study in 

coordination with the Florida Building Commission. 

718.113 Maintenance; limitation upon improvement; display of flag; hurricane 

protection; display of religious decorations.— 

(5) To protect the health, safety, and welfare of the people of the state and to ensure uniformity 

and consistency in the hurricane protections installed by condominium associations and unit 

owners, this subsection applies to all residential and mixed-use condominiums in the state, 

regardless of when the condominium is created pursuant to the declaration of condominium. 

Each board of administration of a residential condominium or mixed-use condominium must 

adopt hurricane protection specifications for each building within each condominium 

operated by the association which may include color, style, and other factors deemed relevant 

by the board. All specifications adopted by the board must comply with the applicable 

building code. The installation, maintenance, repair, replacement, and operation of hurricane 

protection in accordance with this subsection is not considered a material alteration or 

substantial addition to the common elements or association property within the meaning of 

this section. 

(d) Unless otherwise provided in the declaration as originally recorded, or as amended, a unit 

owner is not responsible for the cost of any removal or reinstallation of hurricane 
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protection, including exterior windows, doors, or other apertures, if its removal is 

necessary for the maintenance, repair, or replacement of other condominium property or 

association property for which the association is responsible. The board shall determine if 

the removal or reinstallation of hurricane protection must be completed by the unit owner 

or the association if the declaration as originally recorded, or as amended, does not specify 

who is responsible for such costs. If such removal or reinstallation is completed by the 

association, the costs incurred by the association may not be charged to the unit owner. If 

such removal or reinstallation is completed by the unit owner, the association must 

reimburse the unit owner for the cost of the removal or reinstallation or the association 

must apply a credit toward future assessments in the amount of the unit owner’s cost to 

remove or reinstall the hurricane protection. 

(e) If the removal or reinstallation of hurricane protection, including exterior windows, doors, 

or other apertures, is the responsibility of the unit owner and the association completes 

such removal or reinstallation and then charges the unit owner for such removal or 

reinstallation, such charges are enforceable as an assessment and may be collected in the 

manner provided under s. 718.116. 

718.128 Electronic voting.— 

The association may conduct elections and other unit owner votes through an Internet-based 

online voting system if a unit owner consents, electronically or in writing, to online voting and if 

the following requirements are met: 

(4)  This section applies to an association that provides for and authorizes an online voting 

system pursuant to this section by a board resolution. If the board authorizes online voting, 

the board must honor a unit owner’s request to vote electronically at all subsequent elections, 

unless such unit owner opts out of online voting. The board resolution must provide that unit 

owners receive notice of the opportunity to vote through an online voting system, must 

establish reasonable procedures and deadlines for unit owners to consent, electronically or in 

writing, to online voting, and must establish reasonable procedures and deadlines for unit 

owners to opt out of online voting after giving consent. Written notice of a meeting at which 

the resolution will be considered must be mailed, delivered, or electronically transmitted to 

the unit owners and posted conspicuously on the condominium property or association 

property at least 14 days before the meeting. Evidence of compliance with the 14-day notice 

requirement must be made by an affidavit executed by the person providing the notice and 

filed with the official records of the association. 

(6) If at least 25 percent of the voting interests of a condominium petition the board to adopt a 

resolution for electronic voting for the next scheduled election, the board must hold a 

meeting within 21 days after receipt of the petition to adopt such resolution. The board must 

receive the petition within 180 days after the date of the last scheduled annual meeting. 

(7)  (a) Unless the association has adopted electronic voting in accordance with subsections (1)-

(6), the association must designate an e-mail address for receipt of electronically 

transmitted ballots. Electronically transmitted ballots must meet all the requirements of 

this subsection. 

(b) A unit owner may electronically transmit a ballot to the e-mail address designated by the 

association without complying with s. 718.112(2)(d)4. or the rules providing for the 

secrecy of ballots adopted by the division. The association must count completed ballots 

that are electronically transmitted to the designated e-mail address, provided the 
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completed ballots comply with the requirements of this subsection. 

(c) A ballot that is electronically transmitted to the association must include all of the 

following: 

1. A space for the unit owner to type in his or her unit number. 

2. A space for the unit owner to type in his or her first and last name, which also 

functions as the signature of the unit owner for purposes of signing the ballot. 

3. The following statement in capitalized letters and in a font size larger than any other 

font size used in the e-mail from the association to the unit owner: 

 WAIVING THE SECRECY OF YOUR BALLOT IS YOUR CHOICE. YOU DO 

NOT HAVE TO WAIVE THE SECRECY OF YOUR BALLOT IN ORDER TO 

VOTE. BY TRANSMITTING YOUR COMPLETED BALLOT THROUGH E-

MAIL TO THE ASSOCIATION, YOU WAIVE THE SECRECY OF YOUR 

COMPLETED BALLOT. IF YOU DO NOT WISH TO WAIVE YOUR SECRECY 

BUT WISH TO PARTICIPATE IN THE VOTE THAT IS THE SUBJECT OF THIS 

BALLOT, PLEASE ATTEND THE IN-PERSON MEETING DURING WHICH 

THE MATTER WILL BE VOTED ON. 

(d) A unit owner must transmit his or her completed ballot to the e-mail address designated 

by the association no later than the scheduled date and time of the meeting during which 

the matter is being voted on. 

(e) There is a rebuttable presumption that an association has reviewed all folders associated 

with the e-mail address designated by the association to receive ballots if a board 

member, an officer, or an agent of the association, or a manager licensed under part VIII 

of chapter 468, provides a sworn affidavit attesting to such review. 

718.203 Warranties.— 

(7)  Residential Condominiums may be covered by an insured warranty program underwritten by 

a licensed insurance company registered in this state, provided that such warranty program 

meets the minimum requirements of this chapter; to the degree that such warranty program 

does not meet the minimum requirements of this chapter, such requirements shall apply. 

718.301 Transfer of association control; claims of defect by association. 

(1)  If unit owners other than the developer own 15 percent or more of the units in a 

condominium that will be operated ultimately by an association, the unit owners other than 

the developer are entitled to elect at least one-third of the members of the board of 

administration of the association. Unit owners other than the developer are entitled to elect at 

least a majority of the members of the board of administration of an association, upon the 

first to occur of any of the following events: 

(a) Three years after 50 percent of the units that will be operated ultimately by the association 

have been conveyed to purchasers; 

(b) Three months after 90 percent of the units that will be operated ultimately by the 

association have been conveyed to purchasers; 

(c) When all the units that will be operated ultimately by the association have been 

completed, some of them have been conveyed to purchasers, and none of the others are 

being offered for sale by the developer in the ordinary course of business; 

(d) When some of the units have been conveyed to purchasers and none of the others are 

being constructed or offered for sale by the developer in the ordinary course of business; 
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(e)  When the developer files a petition seeking protection in bankruptcy; 

(f)  When a receiver for the developer is appointed by a circuit court and is not discharged 

within 30 days after such appointment, unless the court determines within 30 days after 

appointment of the receiver that transfer of control would be detrimental to the 

association or its members; or 

(g)  Seven years after the date of the recording of the certificate of a surveyor and mapper 

pursuant to s. 718.104(4)(e) or the recording of an instrument that transfers title to a unit 

in the condominium which is not accompanied by a recorded assignment of developer 

rights in favor of the grantee of such unit, whichever occurs first; or, in the case of an 

association that may ultimately operate more than one condominium, 7 years after the 

date of the recording of the certificate of a surveyor and mapper pursuant to s. 

718.104(4)(e) or the recording of an instrument that transfers title to a unit which is not 

accompanied by a recorded assignment of developer rights in favor of the grantee of such 

unit, whichever occurs first, for the first condominium it operates; or, in the case of an 

association operating a phase condominium created pursuant to s. 718.403, 7 years after 

the date of the recording of the certificate of a surveyor and mapper pursuant to s. 

718.104(4)(e) or the recording of an instrument that transfers title to a unit which is not 

accompanied by a recorded assignment of developer rights in favor of the grantee of such 

unit, whichever occurs first. 

The developer is entitled to elect at least one member of the board of administration of an 

association as long as the developer holds for sale in the ordinary course of business at 

least 5 percent, in condominiums with fewer than 500 units, and 2 percent, in 

condominiums with more than 500 units, of the units in a condominium operated by the 

association. After the developer relinquishes control of the association, the developer 

may exercise the right to vote any developer-owned units in the same manner as any 

other unit owner except for purposes of reacquiring control of the association or selecting 

the majority members of the board of administration. Beginning July 1, 2025, paragraphs 

(a), (c), (d), and (g) do not apply to nonresidential condominiums consisting of 10 or 

fewer units. 

718.302 Agreements entered into by the association.— 

(1) Any grant or reservation made by a declaration, lease, or other document, and any contract 

made by an association before prior to assumption of control of the association by unit 

owners other than the developer, that provides for operation, maintenance, or management of 

a condominium association or property serving the unit owners of a condominium shall be 

fair and reasonable, and such grant, reservation, or contract may be canceled by unit owners 

other than the developer: 

(a)  If the association operates only one condominium and the unit owners other than the 

developer have assumed control of the association, or if unit owners other than the 

developer own at least not less than 75 percent of the voting interests in the condominium 

or own at least 90 percent of the voting interests if the condominium is a nonresidential 

condominium consisting of 10 or fewer units, the cancellation must be by concurrence of 

the owners of at least 75 percent of the voting interests other than the voting interests 

owned by the developer. If a grant, reservation, or contract is so canceled and the unit 

owners other than the developer have not assumed control of the association, the 

association must make a new contract or otherwise provide for maintenance, 
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management, or operation in lieu of the canceled obligation, at the direction of the 

owners of not less than a majority of the voting interests in the condominium other than 

the voting interests owned by the developer. 

(b)  If the association operates more than one condominium and the unit owners other than 

the developer have not assumed control of the association, and if unit owners other than 

the developer own at least 75 percent of the voting interests in the condominiums a 

condominium operated by the association or, beginning July 1, 2025, own at least 90 

percent of the voting interests if the condominium is a nonresidential condominium 

consisting of 10 or fewer units, any grant, reservation, or contract for maintenance, 

management, or operation of buildings containing the units in that condominium or of 

improvements used only by unit owners of that condominium may be canceled by 

concurrence of the owners of at least 75 percent, or the owners of at least 90 percent if 

the condominium is a nonresidential condominium consisting of 10 or fewer units, of the 

voting interests in the condominium other than the voting interests owned by the 

developer. A grant, reservation, or contract for maintenance, management, or operation of 

recreational areas or any other property serving more than one condominium, and 

operated by more than one association, may not be canceled except pursuant to paragraph 

(d). 

(c)  If the association operates more than one condominium and the unit owners other than 

the developer have assumed control of the association, the cancellation shall be by 

concurrence of the owners of not less than 75 percent of the total number of voting 

interests in all condominiums operated by the association other than the voting interests 

owned by the developer. 

(d)  If the owners of units in a condominium have the right to use property in common with 

owners of units in other condominiums and those condominiums are operated by more 

than one association, no grant, reservation, or contract for maintenance, management, or 

operation of the property serving more than one condominium may be canceled until unit 

owners other than the developer have assumed control of all of the associations operating 

the condominiums that are to be served by the recreational area or other property, after 

which cancellation may be effected by concurrence of the owners of not less than 75 

percent of the total number of voting interests in those condominiums other than voting 

interests owned by the developer. 

718.407 Condominiums created within a portion of a building or within a multiple 

parcel building.— 

(4) (a) The association of a condominium subject to this section may inspect and copy the books 

and records upon which the costs for maintaining and operating the shared facilities are 

based, and must receive an annual budget with respect to such costs. 

(b) Within 60 days after the end of each fiscal year, the owner of a portion of a building that 

is not subject to the condominium form of ownership shall provide to the association a 

complete financial report of all costs for maintaining and operating the shared facilities. 

Such report must include copies of all receipts and invoices. If such owner fails to 

provide the report and copies of the receipts and invoices to the condominium association 

within the 60-day period, the division may impose penalties and otherwise enforce and 

ensure compliance with this subsection. 

(c) Within 60 days after receipt of the complete financial report, the association may 
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challenge any apportionment of costs for the maintenance and operation of the shared 

facilities. A challenge under this paragraph is governed by s. 720.311. 

718.501 Authority, responsibility, and duties of Division of Florida Condominiums, 

Timeshares, and Mobile Homes.— 

(1)  The division may enforce and ensure compliance with this chapter and rules relating to the 

development, construction, sale, lease, ownership, operation, and management of residential 

condominium units and complaints related to the procedural completion of milestone 

inspections under s. 553.899. In performing its duties, the division has complete jurisdiction 

to investigate complaints and enforce compliance with respect to associations that are still 

under developer control or the control of a bulk assignee or bulk buyer pursuant to part VII 

of this chapter and complaints against developers, bulk assignees, or bulk buyers involving 

improper turnover or failure to turnover, pursuant to s. 718.301. However, after turnover has 

occurred, the division has jurisdiction to review records and investigate complaints related 

only to: 

(a)  1. Procedural aspects and records relating to financial issues, including annual financial 

reporting under s. 718.111(13); assessments for common expenses, fines, and 

commingling of reserve and operating funds under s. 718.111(14); use of debit cards 

for unintended purposes under s. 718.111(15); the annual operating budget and the 

allocation of reserve funds under s. 718.112(2)(f); financial records under s. 

718.111(12)(a)11.; and any other record necessary to determine the revenues and 

expenses of the association. 

2. Elections, including election and voting requirements under s. 718.112(2)(b) and (d), 

recall of board members under s. 718.112(2)(l), electronic voting under s. 718.128, 

and elections that occur during an emergency under s. 718.1265(1)(a). 

3. The maintenance of and unit owner access to association records under s. 

718.111(12). 

4. The procedural aspects of meetings, including unit owner meetings, quorums, voting 

requirements, proxies, board of administration meetings, and budget meetings under 

s. 718.112(2). 

5. The disclosure of conflicts of interest under ss. 718.111(1)(a) and 718.3027, 

including limitations contained in s. 718.111(3)(f). 

6. The removal of a board director or officer under ss. 718.111(1)(a) and (15) and 

718.112(2)(p) and (q). 

7. The procedural completion of structural integrity reserve studies under s. 

718.112(2)(g) and the milestone inspections under s. 553.899. 

8.  Completion of repairs required by a milestone inspection under s. 553.899. 

9.  Any written inquiries by unit owners to the association relating to such matters, 

including written inquiries under s. 718.112(2)(a)2. 

10. The requirement for associations to maintain an insurance policy or fidelity bonding 

for all persons who control or disperse funds of the association under s. 

718.111(11)(h). 

11.  Board member education requirements under s. 718.112(2)(d)5.b. 

12.  Reporting requirements for structural integrity reserve studies under subsection (3) 

and under s. 718.112(2)(g)12. 

(2)  (d)  Each condominium association must create and maintain an online account with the 
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division, as required in subsection (3). 

(3) On or before October 1, 2025, all condominium associations must create and maintain an 

online account with the division and provide information requested by the division in an 

electronic format determined by the division. The division shall adopt rules to implement this 

subsection. The division may require condominium associations to provide such information 

no more than once per year, except that the division may require condominium associations 

to update the contact information in paragraph (a) within 30 days after any change. The 

division shall provide a condominium association at least a 45-day notice of any requirement 

to provide any information after the condominium association initially creates an online 

account. The information that the division may require from condominium associations is 

limited to: 

(a)  Contact information for the association that includes: 

1. Name of the association. 

2. The physical address of the condominium property. 

3. Mailing address and county of the association. 

4. E-mail address and telephone number for the association. 

5. Name and board title for each member of the association’s board. 

6. Name and contact information of the association’s community association manager or 

community association management firm, if applicable. 

7. The hyperlink or website address of the association’s website, if applicable. 

(b) Total number of buildings and for each building in the association: 

1. Total number of stories, including both habitable and uninhabitable stories. 

2. Total number of units. 

3. Age of each building based on the certificate of occupancy. 

4. Any construction commenced within the common elements within the calendar year. 

(c) The association’s assessments, including the: 

1. Amount of assessment or special assessment by unit type, including reserves. 

2. Purpose of the assessment or special assessment. 

3. Name of the financial institution or institutions with which the association maintains 

accounts. 

(d) A copy of any structural integrity reserve study and any associated materials requested by 

the department within 5 business days after such request, in a manner prescribed by the 

department. 

(a) On or before January 1, 2023, condominium associations existing on or before July 1, 

2022, must provide the following information to the division in writing, by e-mail, United 

States Postal Service, commercial delivery service, or hand delivery, at a physical address 

or e-mail address provided by the division and on a form posted on the division’s 

website: 

1. The number of buildings on the condominium property that are three stories or higher in 

height. 

2. The total number of units in all such buildings. 

3. The addresses of all such buildings. 

4. The counties in which all such buildings are located. 

(b) The division must compile a list of the number of buildings on condominium 

property that are three stories or higher in height, which is searchable by county, and 

must post the list on the division’s website. This list must include all of the following 
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information: 

1. The name of each association with buildings on the condominium property that are three 

stories or higher in height. 

2. The number of such buildings on each association’s property. 

3. The addresses of all such buildings. 

4. The counties in which all such buildings are located. 

(c) An association must provide an update in writing to the division if there are any 

changes to the information in the list under paragraph (b) within 6 months after the 

change. 

718.503 Developer disclosure prior to sale; nondeveloper unit owner disclosure prior 

to sale; voidability.— 

(1) DEVELOPER DISCLOSURE.— 

(d) Milestone inspection, turnover inspection report, or structural integrity reserve study.—If 

the association is required to have completed a milestone inspection as described in s. 

553.899, a turnover inspection report for a turnover inspection performed on or after July 

1, 2023, or a structural integrity reserve study, and the association has not completed the 

milestone inspection, the turnover inspection report, or the structural integrity reserve 

study, each contract entered into after December 31, 2024, for the sale of a residential 

unit shall contain in conspicuous type a statement indicating that the association is 

required to have a milestone inspection, a turnover inspection report, or a structural 

integrity reserve study and has not completed such inspection, report, or study, as 

appropriate. If the association is not required to have a milestone inspection as described 

in s. 553.899 or a structural integrity reserve study, each contract entered into after 

December 31, 2024, for the sale of a residential unit shall contain in conspicuous type a 

statement indicating that the association is not required to have a milestone inspection or 

a structural integrity reserve study, as appropriate. If the association has completed a 

milestone inspection as described in s. 553.899, a turnover inspection report for a 

turnover inspection performed on or after July 1, 2023, or a structural integrity reserve 

study, each contract entered into after December 31, 2024, for the sale of a residential 

unit shall contain in conspicuous type: 

1. A clause which states: THE BUYER HEREBY ACKNOWLEDGES THAT BUYER 

HAS BEEN PROVIDED A CURRENT COPY OF THE INSPECTOR-PREPARED 

SUMMARY OF THE MILESTONE INSPECTION REPORT AS DESCRIBED IN 

SECTION 553.899, FLORIDA STATUTES, IF APPLICABLE; A COPY OF THE 

TURNOVER INSPECTION REPORT DESCRIBED IN SECTION 718.301(4)(p) 

AND (q), FLORIDA STATUTES, IF APPLICABLE; AND A COPY OF THE 

ASSOCIATION’S MOST RECENT STRUCTURAL INTEGRITY RESERVE 

STUDY DESCRIBED IN SECTIONS 718.103(26) AND 718.112(2)(g), FLORIDA 

STATUTES, IF APPLICABLE, MORE THAN 15 DAYS, EXCLUDING 

SATURDAYS, SUNDAYS, AND LEGAL HOLIDAYS, BEFORE PRIOR TO 

EXECUTION OF THIS CONTRACT; and 

2. A clause which states: THIS AGREEMENT IS VOIDABLE BY BUYER BY 

DELIVERING WRITTEN NOTICE OF THE BUYER’S INTENTION TO CANCEL 

WITHIN 15 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL 

HOLIDAYS, AFTER THE DATE OF EXECUTION OF THIS AGREEMENT BY 
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THE BUYER AND RECEIPT BY BUYER OF A CURRENT COPY OF THE 

INSPECTOR-PREPARED SUMMARY OF THE MILESTONE INSPECTION 

REPORT AS DESCRIBED IN SECTION 553.899, FLORIDA STATUTES, IF 

APPLICABLE; A COPY OF THE TURNOVER INSPECTION REPORT 

DESCRIBED IN SECTION 718.301(4)(p) AND (q), FLORIDA STATUTES, IF 

APPLICABLE; AND A COPY OF THE ASSOCIATION’S MOST RECENT 

STRUCTURAL INTEGRITY RESERVE STUDY DESCRIBED IN SECTIONS 

718.103(26) AND 718.112(2)(g), FLORIDA STATUTES, IF APPLICABLE. ANY 

PURPORTED WAIVER OF THESE VOIDABILITY RIGHTS SHALL BE OF NO 

EFFECT. BUYER MAY EXTEND THE TIME FOR CLOSING FOR A PERIOD 

OF NOT MORE THAN 15 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND 

LEGAL HOLIDAYS, AFTER THE BUYER RECEIVES A CURRENT COPY OF 

THE INSPECTOR-PREPARED SUMMARY OF THE MILESTONE INSPECTION 

REPORT AS DESCRIBED IN SECTION 553.899, FLORIDA STATUTES; A 

COPY OF THE TURNOVER INSPECTION REPORT DESCRIBED IN SECTION 

718.301(4)(p) AND (q), FLORIDA STATUTES; OR A COPY OF THE 

ASSOCIATION’S MOST RECENT STRUCTURAL INTEGRITY RESERVE 

STUDY DESCRIBED IN SECTIONS 718.103(26) AND 718.112(2)(g), FLORIDA 

STATUTES, IF REQUESTED IN WRITING. BUYER’S RIGHT TO VOID THIS 

AGREEMENT SHALL TERMINATE AT CLOSING. 

A contract that does not conform to the requirements of this paragraph is voidable at the 

option of the purchaser before prior to closing. 

718.111 The association.— 

(12) OFFICIAL RECORDS.— 

(g)   1. An association managing a condominium with 25 or more units which does not 

contain timeshare units shall post digital copies of the documents specified in 

subparagraph 2. on its website or make such documents available through an 

application that can be downloaded on a mobile device. Unless a shorter period is 

otherwise required, a document must be made available on the association’s website 

or made available for download through an application on a mobile device within 30 

days after the association receives or creates an official record specified in 

subparagraph 2. 

a. The association’s website or application must be: 

(I) An independent website, application, or web portal wholly owned and operated by 

the association; or 

(II) A website, application, or web portal operated by a third-party provider with 

whom the association owns, leases, rents, or otherwise obtains the right to operate a 

web page, subpage, web portal, collection of subpages or web portals, or an 

application which is dedicated to the association’s activities and on which required 

notices, records, and documents may be posted or made available by the association. 

b. The association’s website or application must be accessible through the Internet and 

must contain a subpage, web portal, or other protected electronic location that is 

inaccessible to the general public and accessible only to unit owners and employees 

of the association. 

c. Upon a unit owner’s written request, the association must provide the unit owner with 
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a username and password and access to the protected sections of the association’s 

website or application which contain any notices, records, or documents that must be 

electronically provided. 

2. A current copy of the following documents must be posted in digital format on the 

association’s website or application: 

a. The recorded declaration of condominium of each condominium operated by the 

association and each amendment to each declaration. 

b. The recorded bylaws of the association and each amendment to the bylaws. 

c. The articles of incorporation of the association, or other documents creating the 

association, and each amendment to the articles of incorporation or other documents. 

The copy posted pursuant to this sub-subparagraph must be a copy of the articles of 

incorporation filed with the Department of State. 

d. The rules of the association. 

e. The approved minutes of all board of administration meetings over the preceding 12 

months. 

f. The video recording or a hyperlink to the video recording for all meetings of the 

association, the board of administration, any committee, and the unit owners which 

are conducted by video conference over the preceding 12 months. 

g. A list of all executory contracts or documents to which the association is a party or 

under which the association or the unit owners have an obligation or responsibility 

and, after bidding for the related materials, equipment, or services has closed, a list of 

bids received by the association within the past year. Summaries of bids for materials, 

equipment, or services which exceed $500 must be maintained on the website or 

application for 1 year. In lieu of summaries, complete copies of the bids may be 

posted. 

h.The annual budget required by s. 718.112(2)(f) and any proposed budget to be 

considered at the annual meeting. 

i. The financial report required by subsection (13) and any monthly income or expense 

statement to be considered at a meeting. 

j. The certification of each director required by s. 718.112(2)(d)4.b. 

k. All contracts or transactions between the association and any director, officer, 

corporation, firm, or association that is not an affiliated condominium association or 

any other entity in which an association director is also a director or officer and 

financially interested. 

l. Any contract or document regarding a conflict of interest or possible conflict of 

interest as provided in ss. 468.4335, 468.436(2)(b)6., and 718.3027(3). 

m. The notice of any unit owner meeting and the agenda for the meeting, as required by 

s. 718.112(2)(d)3., no later than 14 days before the meeting. The notice must be 

posted in plain view on the front page of the website or application, or on a separate 

subpage of the website or application labeled “Notices” which is conspicuously 

visible and linked from the front page. The association must also post on its website 

or application any document to be considered and voted on by the owners during the 

meeting or any document listed on the agenda at least 7 days before the meeting at 

which the document or the information within the document will be considered. 

n. Notice of any board meeting, the agenda, and any other document required for the 

meeting as required by s. 718.112(2)(c), which must be posted no later than the date 
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required for notice under s. 718.112(2)(c). 

o. The inspection reports described in ss. 553.899 and 718.301(4)(p) and any other 

inspection report relating to a structural or life safety inspection of condominium 

property. 

p. The association’s most recent structural integrity reserve study, if applicable. 

q. Copies of all building permits issued for ongoing or planned construction. 

r. A copy of all affidavits required by this chapter. 

3. The association shall ensure that the information and records described in paragraph (c), 

which are not allowed to be accessible to unit owners, are not posted on the association’s 

website or application. If protected information or information restricted from being 

accessible to unit owners is included in documents that are required to be posted on the 

association’s website or application, the association shall ensure the information is 

redacted before posting the documents. Notwithstanding the foregoing, the association or 

its agent is not liable for disclosing information that is protected or restricted under this 

paragraph unless such disclosure was made with a knowing or intentional disregard of the 

protected or restricted nature of such information. 

4. The failure of the association to post information required under subparagraph 2. is not in 

and of itself sufficient to invalidate any action or decision of the association’s board or its 

committees. 

 

Section 19. Section 31 of chapter 2024-244, Laws of Florida, is amended to read: 

Section 31. The amendments made to ss. 718.103(14) and 718.202(3) and 718.407(1), 

(2), and (6), Florida Statutes, as created by this act, may not are intended to clarify 

existing law and shall apply retroactively and shall only apply to condominiums for 

which declarations were initially recorded on or after October 1, 2024. However, such 

amendments do not revive or reinstate any right or interest that has been fully and 

finally adjudicated as invalid before October 1, 2024. 

719.104 Cooperatives; access to units; records; financial reports; assessments; 

purchase of leases.— 

(13) INVESTMENT OF ASSOCIATION FUNDS.— 

(a) A board shall, in fulfilling its duty to manage operating and reserve funds of its 

association, use best efforts to make prudent investment decisions that carefully consider 

risk and return in an effort to maximize returns on invested funds. 

(b) An association may invest reserve funds in one or any combination of certificates of 

deposit or in depository accounts at a community bank, savings bank, commercial bank, 

savings and loan association, or credit union without a vote of the unit owners. 

719.106 Bylaws; cooperative ownership.— 

(1)  MANDATORY PROVISIONS.—The bylaws or other cooperative documents shall provide 

for the following, and if they do not, they shall be deemed to include the following: 

(j)  Annual budget.— 

1. The proposed annual budget of common expenses must be detailed and must show 

the amounts budgeted by accounts and expense classifications, including, if 

applicable, but not limited to, those expenses listed in s. 719.504(20). The board of 

administration shall adopt the annual budget at least 14 days before the start of the 
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association’s fiscal year. In the event that the board fails to timely adopt the annual 

budget a second time, it is deemed a minor violation and the prior year’s budget shall 

continue in effect until a new budget is adopted. 

2.  a.  In addition to annual operating expenses, the budget must include reserve 

accounts for capital expenditures and deferred maintenance. These accounts must 

include, but not be limited to, roof replacement, building painting, and pavement 

resurfacing, regardless of the amount of deferred maintenance expense or 

replacement cost, and for any other items for which the deferred maintenance 

expense or replacement cost exceeds $25,000 or the inflation-adjusted amount 

determined by the division under subparagraph 6., whichever amount is greater 

$10,000. The amount to be reserved must be computed by means of a formula 

which is based upon estimated remaining useful life and estimated replacement 

cost or deferred maintenance expense of the reserve item. In a budget adopted by 

an association that is required to obtain a structural integrity reserve study, 

reserves must be maintained for the items identified in paragraph (k) for which 

the association is responsible pursuant to the declaration, and the reserve amount 

for such items must be based on the findings and recommendations of the 

association’s most recent structural integrity reserve study. With respect to items 

for which an estimate of useful life is not readily ascertainable or with an 

estimated remaining useful life of greater than 25 years, an association is not 

required to reserve replacement costs for such items, but an association must 

reserve the amount of deferred maintenance expense, if any, which is 

recommended by the structural integrity reserve study for such items. The 

association may adjust replacement reserve assessments annually to take into 

account an inflation adjustment and any changes in estimates or extension of the 

useful life of a reserve item caused by deferred maintenance. 

b. The members of a unit-owner-controlled association may determine, by a majority 

vote of the total voting interests of the association, for a fiscal year to provide no 

reserves or reserves less adequate than required by this subsection. Before 

turnover of control of an association by a developer to unit owners other than a 

developer under s. 719.301, the developer-controlled association may not vote to 

waive the reserves or reduce funding of the reserves. 

c.  For a budget adopted on or after December 31, 2024, a unit-owner-controlled 

association that must obtain a structural integrity reserve study may not determine 

to provide no reserves or reserves less adequate than required by this paragraph 

for items listed in paragraph (k). If a meeting of the unit owners has been called to 

determine to provide no reserves, or reserves less adequate than required, and 

such result is not attained or a quorum is not attained, the reserves as included in 

the budget shall go into effect. 

d.  If the local building official as defined in s. 468.603, determines that the entire 

cooperative building is uninhabitable due to a natural emergency as defined in s. 

252.34, the board may pause the contribution to its reserves or reduce reserve 

funding until the local building official determines that the cooperative building is 

habitable. Any reserve account funds held by the association may be expended, 

pursuant to the board’s determination, to make the cooperative building and its 

structures habitable. Upon the determination by the local building official that the 
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cooperative building is habitable, the association must immediately resume 

contributing funds to its reserves. 

3.  a. (I) Reserves for the items identified in paragraph (g) may be funded by regular 

assessments, special assessments, lines of credit, or loans. A special 

assessment, a line of credit, or a loan under this sub-subparagraph requires the 

approval of a majority vote of the total voting interests of the association. 

(II) A unit-owner-controlled association that is required to have a structural 

reserve study may secure a line of credit or a loan to fund capital expenses 

required by a milestone inspection under s. 553.899 or a structural integrity 

reserve study. The lines of credit or loans must be sufficient to fund the 

cumulative amount of any previously waived or unfunded portion of the 

reserve funding amount required by this paragraph and the most recent 

structural integrity reserve study. Funding from the line of credit or loans must 

be immediately available for access by the board to fund required repair, 

maintenance, or replacement expenses without further approval by the 

members of the association. A special assessment, a line of credit, or a loan 

secured under this sub-subparagraph and related details must be included in 

the annual financial statement required under s. 719.104(4) to be delivered to 

unit owners and required under s. 718.503 to be provided to prospective 

purchasers of a unit. 

b.  For a budget adopted on or before December 31, 2028, if the association has 

completed a milestone inspection pursuant to s. 553.899 within the previous 2 

calendar years, the board, upon the approval of a majority of the total voting 

interests of the association, may temporarily pause, for a period of no more than 

two consecutive annual budgets, reserve fund contributions or reduce the amount 

of reserve funding for the purpose of funding repairs recommended by the 

milestone inspection. This sub-subparagraph does not apply to a developer-

controlled association and an association in which the nondeveloper unit owners 

have been in control for less than 1 year. An association that has paused reserve 

contributions under this sub-subparagraph must have a structural integrity reserve 

study performed before the continuation of reserve contributions in order to 

determine the association’s reserve funding needs and to recommend a reserve 

funding plan. 

4. Reserve funds and any interest accruing thereon shall remain in the reserve account or 

accounts, and shall be used only for authorized reserve expenditures unless their use 

for other purposes is approved in advance by a vote of the majority of the total voting 

interests of the association. Before turnover of control of an association by a 

developer to unit owners other than the developer under s. 719.301, the developer 

may not vote to use reserves for purposes other than that for which they were 

intended. For a budget adopted on or after December 31, 2024, members of a unit-

owner-controlled association that must obtain a structural integrity reserve study may 

not vote to use reserve funds, or any interest accruing thereon, for purposes other than 

the replacement or deferred maintenance costs of the components listed in paragraph 

(k). 

5.  An association’s reserve accounts may be pooled for two or more required 

components. Reserve funding for components identified in paragraph (g) may only be 
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pooled with other components identified in paragraph (g). The reserve funding 

indicated in the proposed annual budget must be sufficient to ensure that available 

funds meet or exceed projected expenses for all components in the reserve pool based 

on the reserve funding plan or schedule of the most recent structural integrity reserve 

study. 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. 

6.  The division shall annually adjust for inflation, based on the Consumer Price Index 

for All Urban Consumers released in January of each year, the minimum $25,000 

threshold amount for required reserves. By February 1, 2026, and annually thereafter, 

the division must conspicuously post on its website the inflation-adjusted minimum 

threshold amount for required reserves. 

(k) Structural integrity reserve study.— 

1. A residential cooperative association must have a structural integrity reserve study 

completed at least every 10 years for each building on the cooperative property that is 

three habitable stories or higher in height, as determined by the Florida Building 

Code, that includes, at a minimum, a study of the following items as related to the 

structural integrity and safety of the building: 

a. Roof. 

b. Structure, including load-bearing walls and other primary structural members and 

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

c. Fireproofing and fire protection systems. 

d. Plumbing. 

e. Electrical systems. 

f. Waterproofing and exterior painting. 

g. Windows and exterior doors. 

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

exceeds $25,000 or the inflation-adjusted amount determined by the division under 

subparagraph (j)6., whichever is greater, 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. 

2. A structural integrity reserve study is based on a visual inspection of the cooperative 

property. 

3.  a.  A structural integrity reserve study may be performed by any person qualified to 

perform such study. However, the visual inspection portion of the structural 

integrity reserve study must be performed or verified by 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. 

b.  Any design professional as defined in s. 558.002(7) or contractor licensed under 

chapter 489 who bids to perform a structural integrity reserve study must disclose 

in writing to the association his or her intent to bid on any services related to any 

maintenance, repair, or replacement that may be recommended by the structural 

integrity reserve study. Any design professional as defined in s. 558.002 or 

contractor licensed under chapter 489 who submits a bid to the association for 

performing any services recommended by the structural integrity reserve study 
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may not have an interest, directly or indirectly, in the firm or entity providing the 

association’s structural integrity reserve study or be a relative of any person 

having a direct or indirect interest in such firm, unless such relationship is 

disclosed to the association in writing. As used in this section, the term “relative” 

means a relative within the third degree of consanguinity by blood or marriage. A 

contract for services is voidable and terminates upon the association filing a 

written notice terminating the contract if the design professional or licensed 

contractor failed to provide the written disclosure of the relationship required 

under this paragraph. A design professional or licensed contractor may be subject 

to discipline under the applicable practice act for his or her profession for failure 

to provide the written disclosure of the relationship required under this 

subparagraph. 

4.   a.  At a minimum, a structural integrity reserve study must identify each item of the 

cooperative property being visually inspected, state the estimated remaining 

useful life and the estimated replacement cost or deferred maintenance expense of 

each item of the cooperative property being visually inspected, and provide a 

reserve funding schedule with a recommended annual reserve amount that 

achieves the estimated replacement cost or deferred maintenance expense of each 

item of cooperative property being visually inspected by the end of the estimated 

remaining useful life of the item. The structural integrity reserve study may 

recommend that reserves do not need to be maintained for any item for which an 

estimate of useful life and an estimate of replacement cost cannot be determined, 

or the study may recommend a deferred maintenance expense amount for such 

item. At a minimum, the structural integrity reserve study must include a 

recommendation for a reserve funding schedule based on a baseline funding plan 

that provides a reserve funding goal in which the reserve funding for each budget 

year is sufficient to maintain the reserve cash balance above zero. The study may 

recommend other types of reserve funding schedules, provided that each 

recommended schedule is sufficient to meet the association’s maintenance 

obligation. 

b. The structural integrity reserve study may recommend that reserves for replacement 

costs do not need to be maintained for any item with an estimated remaining useful 

life of greater than 25 years, but the study may recommend a deferred maintenance 

expense amount for such item. If the structural integrity reserve study recommends 

reserves for any item for which reserves are not required under this paragraph, the 

amount of the recommended reserves for such item must be separately identified in 

the structural integrity reserve study as an item for which reserves are not required 

under this paragraph. 

c. The structural integrity reserve study must take into consideration the funding method 

or methods used by the association to fund its maintenance and reserve funding 

obligations through regular assessments, special assessments, lines of credit, or loans. 

If the structural integrity reserve study is performed before the association has 

approved a special assessment or secured a line of credit or a loan, the structural 

integrity reserve study 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 structural integrity reserve study 
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may be updated to reflect any changes to the useful life of the reserve items after such 

items are repaired or replaced, and the effect such repair or replacement will have on 

the reserve funding schedule. The association must obtain an updated structural 

integrity reserve study before adopting any budget in which the reserve funding from 

regular assessments, special assessments, lines of credit, or loans do not align with the 

funding plan from the most recent version of the structural integrity reserve study. 

5. This paragraph does not apply to buildings less than three stories in height; single-family, 

two-family, three-family, or four-family dwellings with three or fewer habitable stories 

above ground; any portion or component of a building that has not been submitted to the 

cooperative form of ownership; or any portion or component of a building that is 

maintained by a party other than the association. 

6. Before a developer turns over control of an association to unit owners other than the 

developer, the developer must have a turnover inspection report in compliance with s. 

719.301(4)(p) and (q) for each building on the cooperative property that is three stories or 

higher in height. 

7. Associations existing on or before July 1, 2022, which are controlled by unit owners 

other than the developer, must have a structural integrity reserve study completed by 

December 31, 2024, for each building on the cooperative property that is three stories or 

higher in height. An association that is required to complete a milestone inspection on or 

before December 31, 2026, in accordance with s. 553.899 may complete the structural 

integrity reserve study simultaneously with the milestone inspection. In no event may the 

structural integrity reserve study be completed after December 31, 2026. 

8. If the milestone inspection required by s. 553.899, or an inspection completed for a 

similar local requirement, was performed within the past 5 years and meets the 

requirements of this paragraph, such inspection may be used in place of the visual 

inspection portion of the structural integrity reserve study. 

9.  If the association completes a milestone inspection required by s. 553.899, or an 

inspection completed for a similar local requirement, the association may delay 

performance of a required structural integrity reserve study for no more than the 2 

consecutive budget years immediately following the milestone inspection in order to 

allow the association to focus its financial resources on completing the repair and 

maintenance recommendations of the milestone inspection. 

10. If the officers or directors of an association willfully and knowingly fail to complete a 

structural integrity reserve study pursuant to this paragraph, such failure is a breach of an 

officer’s and director’s fiduciary relationship to the unit owners under s. 719.104(9). An 

officer or a director of the association must sign an affidavit acknowledging receipt of the 

completed structural integrity reserve study. 

11. Within 45 days after receiving the structural integrity reserve study, the association must 

distribute a copy of the study to each unit owner or deliver to each unit owner a notice 

that the completed study is available for inspection and copying upon a written request. 

Distribution of a copy of the study or notice must be made by United States mail or 

personal delivery at the mailing address, property address, or any other address of the 

owner provided to fulfill the association’s notice requirements under this chapter, or by 

electronic transmission to the e-mail address or facsimile number provided to fulfill the 

association’s notice requirements to unit owners who previously consented to receive 

notice by electronic transmission. 
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12. Within 45 days after receiving the structural integrity reserve study, the association must 

provide the division with a statement indicating that the study was completed and that the 

association provided or made available such study to each unit owner in accordance with 

this section. Such statement must be provided to the division in the manner established by 

the division using a form posted on the division’s website. 

13. The division shall adopt by rule the form for the structural integrity reserve study in 

coordination with the Florida Building Commission. 

719.128 Association emergency powers.— 

(1)  To the extent allowed by law, unless specifically prohibited by the cooperative documents, 

and consistent with s. 617.0830, the board of administration, in response to damage or injury 

caused by or anticipated in connection with an emergency, as defined in s. 252.34(4), for 

which a state of emergency is declared pursuant to s. 252.36 in the area encompassed by the 

cooperative, may exercise the following powers: 

(i) Require the evacuation of the cooperative property in the event of an evacuation 

order in the area in which the cooperative is located or prohibit or restrict access to 

the cooperative property in the event of a public health threat. If a unit owner or other 

occupant of a cooperative fails or refuses to evacuate the cooperative property for 

which the board has required evacuation, the association is immune from liability for 

injury to persons or property arising from such failure or refusal. 

719.501 Powers and duties of Division of Florida Condominiums, Timeshares, and 

Mobile Homes.— 

(2) 

(c)  A cooperative association shall create and maintain an online account with the division, 

as required in subsection (3). 

(3) On or before October 1, 2025, all cooperative associations shall create and maintain an online 

account with the division and provide information requested by the division in an electronic 

format determined by the division. The division shall adopt rules to implement this 

subsection. The division may require cooperative associations to provide such information no 

more than once per year, except that the division may require cooperative associations to 

update their contact information in paragraph (a) within 30 days after any change. The 

division shall provide a cooperative association at least a 45-day notice of any requirement to 

provide any required information after the cooperative association creates an online account. 

The information that the division may require associations to provide is limited to: 

(a) The contact information for the association that includes all of the following: 

1. The name of the association. 

2. The physical address of the cooperative property. 

3. The mailing address and county of the association. 

4. The e-mail address and telephone number for the association. 

5. The name and board title for each member of the association’s board. 

6. The name and contact information of the association’s community association 

manager or community association management firm, if applicable. 

7. The hyperlink or website address of the association’s website, if applicable. 

(b) The total number of buildings and for each building in the association: 

1. The total number of stories of each building, including both habitable and 
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uninhabitable stories. 

2. The total number of units. 

3. The age of each building based on the certificate of occupancy. 

4. Any construction commenced on the common elements within the previous calendar 

year. 

(c) The association’s assessments, including the: 

1. mount of assessment or special assessment by unit type, including reserves. 

2. Purpose of the assessment or special assessment. 

3. Name of the financial institution or institutions with which the association maintains 

accounts. 

(d) A copy of any structural integrity reserve study and any associated materials requested by 

the department. The association must provide such materials within 5 business days after 

such request, in a manner prescribed by the department. 

(a) On or before January 1, 2023, cooperative associations existing on or before July 1, 

2022, must provide the following information to the division in writing, by e-mail, 

United States Postal Service, commercial delivery service, or hand delivery, at a 

physical address or e-mail address provided by the division and on a form posted on 

the division’s website: 

1. The number of buildings on the cooperative property that are three stories or higher in 

height. 

2. The total number of units in all such buildings. 

3. The addresses of all such buildings. 

4. The counties in which all such buildings are located. 

(b) The division must compile a list of the number of buildings on cooperative property 

that are three stories or higher in height, which is searchable by county, and must post 

the list on the division’s website. This list must include all of the following 

information: 

1. The name of each association with buildings on the cooperative property that are three 

stories or higher in height. 

2. The number of such buildings on each association’s property. 

3. The addresses of all such buildings. 

4. The counties in which all such buildings are located. 

(c) An association must provide an update in writing to the division if there are any 

changes to the information in the list under paragraph (b) within 6 months after the 

change. 

719.503 Disclosure prior to sale.— 

(1) DEVELOPER DISCLOSURE.— 

(d) Milestone inspection, turnover inspection report, or structural integrity reserve study.—If 

the association is required to have completed a milestone inspection as described in s. 

553.899, a turnover inspection report for a turnover inspection performed on or after July 

1, 2023, or a structural integrity reserve study, and the association has not completed the 

milestone inspection, the turnover inspection report, or the structural integrity reserve 

study, each contract entered into after December 31, 2024, for the sale of a residential 

unit shall contain in conspicuous type a statement indicating that the association is 

required to have a milestone inspection, a turnover inspection report, or a structural 
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integrity reserve study and has not completed such inspection, report, or study, as 

appropriate. If the association is not required to have a milestone inspection as described 

in s. 553.899 or a structural integrity reserve study, each contract entered into after 

December 31, 2024, for the sale of a residential unit shall contain in conspicuous type a 

statement indicating that the association is not required to have a milestone inspection or 

a structural integrity reserve study, as appropriate. If the association has completed a 

milestone inspection as described in s. 553.899, a turnover inspection report for a 

turnover inspection performed on or after July 1, 2023, or a structural integrity reserve 

study, each contract entered into after December 31, 2024, for the sale of a residential 

unit shall contain in conspicuous type: 

1. A clause which states: THE BUYER HEREBY ACKNOWLEDGES THAT BUYER 

HAS BEEN PROVIDED A CURRENT COPY OF THE INSPECTOR-PREPARED 

SUMMARY OF THE MILESTONE INSPECTION REPORT AS DESCRIBED IN 

SECTION 553.899, FLORIDA STATUTES, IF APPLICABLE; A COPY OF THE 

TURNOVER INSPECTION REPORT DESCRIBED IN SECTION 719.301(4)(p) 

AND (q), FLORIDA STATUTES, IF APPLICABLE; AND A COPY OF THE 

ASSOCIATION’S MOST RECENT STRUCTURAL INTEGRITY RESERVE 

STUDY DESCRIBED IN SECTIONS 719.103(24) AND 719.106(1)(k), FLORIDA 

STATUTES, IF APPLICABLE, MORE THAN 15 DAYS, EXCLUDING 

SATURDAYS, SUNDAYS, AND LEGAL HOLIDAYS, BEFORE PRIOR TO 

EXECUTION OF THIS CONTRACT; and 

2. A clause which states: THIS AGREEMENT IS VOIDABLE BY BUYER BY 

DELIVERING WRITTEN NOTICE OF THE BUYER’S INTENTION TO CANCEL 

WITHIN 15 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL 

HOLIDAYS, AFTER THE DATE OF EXECUTION OF THIS AGREEMENT BY 

THE BUYER AND RECEIPT BY BUYER OF A CURRENT COPY OF THE 

INSPECTOR-PREPARED SUMMARY OF THE MILESTONE INSPECTION 

REPORT AS DESCRIBED IN SECTION 553.899, FLORIDA STATUTES, IF 

APPLICABLE; A COPY OF THE TURNOVER INSPECTION REPORT 

DESCRIBED IN SECTION 719.301(4)(p) AND (q), FLORIDA STATUTES, IF 

APPLICABLE; AND A COPY OF THE ASSOCIATION’S MOST RECENT 

STRUCTURAL INTEGRITY RESERVE STUDY DESCRIBED IN SECTIONS 

719.103(24) AND 719.106(1)(k), FLORIDA STATUTES, IF APPLICABLE. ANY 

PURPORTED WAIVER OF THESE VOIDABILITY RIGHTS SHALL BE OF NO 

EFFECT. BUYER MAY EXTEND THE TIME FOR CLOSING FOR A PERIOD 

OF NOT MORE THAN 15 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND 

LEGAL HOLIDAYS, AFTER THE BUYER RECEIVES A CURRENT COPY OF 

THE INSPECTOR-PREPARED SUMMARY OF THE MILESTONE INSPECTION 

REPORT AS DESCRIBED IN SECTION 553.899, FLORIDA STATUTES; A 

COPY OF THE TURNOVER INSPECTION REPORT DESCRIBED IN SECTION 

719.301(4)(p) AND (q), FLORIDA STATUTES; OR A COPY OF THE 

ASSOCIATION’S MOST RECENT STRUCTURAL INTEGRITY RESERVE 

STUDY DESCRIBED IN SECTIONS 719.103(24) AND 719.106(1)(k), FLORIDA 

STATUTES, IF REQUESTED IN WRITING. BUYER’S RIGHT TO VOID THIS 

AGREEMENT SHALL TERMINATE AT CLOSING. 

A contract that does not conform to the requirements of this paragraph is voidable at 
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the option of the purchaser before prior to closing. 

(2) NONDEVELOPER DISCLOSURE.— 

(c)  Each contract entered into after July 1, 1992, for the resale of an interest in a cooperative 

shall contain in conspicuous type either: 

1. A clause which states: THE BUYER HEREBY ACKNOWLEDGES THAT BUYER 

HAS BEEN PROVIDED A CURRENT COPY OF THE ARTICLES OF 

INCORPORATION OF THE ASSOCIATION, BYLAWS, RULES OF THE 

ASSOCIATION, AND THE QUESTION AND ANSWER SHEET MORE THAN 7 

3 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL HOLIDAYS, 

BEFORE PRIOR TO EXECUTION OF THIS CONTRACT; or 

2. A clause which states: THIS AGREEMENT IS VOIDABLE BY BUYER BY 

DELIVERING WRITTEN NOTICE OF THE BUYER’S INTENTION TO CANCEL 

WITHIN 7 3 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL 

HOLIDAYS, AFTER THE DATE OF EXECUTION OF THIS AGREEMENT BY 

THE BUYER AND RECEIPT BY BUYER OF A CURRENT COPY OF THE 

ARTICLES OF INCORPORATION, BYLAWS, AND RULES OF THE 

ASSOCIATION, AND QUESTION AND ANSWER SHEET, IF SO REQUESTED 

IN WRITING. ANY PURPORTED WAIVER OF THESE VOIDABILITY RIGHTS 

SHALL BE OF NO EFFECT. BUYER MAY EXTEND THE TIME FOR CLOSING 

FOR A PERIOD OF NOT MORE THAN 7 3 DAYS, EXCLUDING SATURDAYS, 

SUNDAYS, AND LEGAL HOLIDAYS, AFTER THE BUYER RECEIVES THE 

ARTICLES OF INCORPORATION, BYLAWS, RULES, AND QUESTION AND 

ANSWER SHEET, IF REQUESTED IN WRITING. BUYER’S RIGHT TO VOID 

THIS AGREEMENT SHALL TERMINATE AT CLOSING. 

A contract that does not conform to the requirements of this paragraph is voidable at 

the option of the purchaser before  prior to closing. 

(d) If the association is required to have completed a milestone inspection as described 

in s. 553.899, a turnover inspection report for a turnover inspection performed on or 

after July 1, 2023, or a structural integrity reserve study, and the association has not 

completed the milestone inspection, the turnover inspection report, or the structural 

integrity reserve study, each contract entered into after December 31, 2024, for the 

sale of a residential unit shall contain in conspicuous type a statement indicating that 

the association is required to have a milestone inspection, a turnover inspection 

report, or a structural integrity reserve study and has not completed such inspection, 

report, or study, as appropriate. If the association is not required to have a milestone 

inspection as described in s. 553.899 or a structural integrity reserve study, each 

contract entered into after December 31, 2024, for the sale of a residential unit shall 

contain in conspicuous type a statement indicating that the association is not required 

to have a milestone inspection or a structural integrity reserve study, as appropriate. If 

the association has completed a milestone inspection as described in s. 553.899, a 

turnover inspection report for a turnover inspection performed on or after July 1, 

2023, or a structural integrity reserve study, each contract entered into after December 

31, 2024, for the resale of a residential unit shall contain in conspicuous type: 

1. A clause which states: THE BUYER HEREBY ACKNOWLEDGES THAT BUYER 

HAS BEEN PROVIDED A CURRENT COPY OF THE INSPECTOR-PREPARED 

SUMMARY OF THE MILESTONE INSPECTION REPORT AS DESCRIBED IN 
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SECTION 553.899, FLORIDA STATUTES, IF APPLICABLE; A COPY OF THE 

TURNOVER INSPECTION REPORT DESCRIBED IN SECTION 719.301(4)(p) AND 

(q), FLORIDA STATUTES, IF APPLICABLE; AND A COPY OF THE 

ASSOCIATION’S MOST RECENT STRUCTURAL INTEGRITY RESERVE STUDY 

DESCRIBED IN SECTIONS 719.103(24) AND 719.106(1)(k), FLORIDA STATUTES, 

IF APPLICABLE, MORE THAN 7 3 DAYS, EXCLUDING SATURDAYS, 

SUNDAYS, AND LEGAL HOLIDAYS, BEFORE PRIOR TO EXECUTION OF THIS 

CONTRACT; and 

2. A clause which states: THIS AGREEMENT IS VOIDABLE BY BUYER BY 

DELIVERING WRITTEN NOTICE OF THE BUYER’S INTENTION TO CANCEL 

WITHIN 7 3 DAYS, EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL 

HOLIDAYS, AFTER THE DATE OF EXECUTION OF THIS AGREEMENT BY THE 

BUYER AND RECEIPT BY BUYER OF A CURRENT COPY OF THE INSPECTOR-

PREPARED SUMMARY OF THE MILESTONE INSPECTION REPORT AS 

DESCRIBED IN SECTION 553.899, FLORIDA STATUTES, IF APPLICABLE; A 

COPY OF THE TURNOVER INSPECTION REPORT DESCRIBED IN SECTION 

719.301(4)(p) AND (q), FLORIDA STATUTES, IF APPLICABLE; AND A COPY OF 

THE ASSOCIATION’S MOST RECENT STRUCTURAL INTEGRITY RESERVE 

STUDY DESCRIBED IN SECTIONS 719.103(24) AND 719.106(1)(k), FLORIDA 

STATUTES, IF APPLICABLE. ANY PURPORTED WAIVER OF THESE 

VOIDABILITY RIGHTS SHALL BE OF NO EFFECT. BUYER MAY EXTEND THE 

TIME FOR CLOSING FOR A PERIOD OF NOT MORE THAN 7 3 DAYS, 

EXCLUDING SATURDAYS, SUNDAYS, AND LEGAL HOLIDAYS, AFTER THE 

BUYER RECEIVES A CURRENT COPY OF THE INSPECTOR-PREPARED 

SUMMARY OF THE MILESTONE INSPECTION REPORT AS DESCRIBED IN 

SECTION 553.899, FLORIDA STATUTES; A COPY OF THE TURNOVER 

INSPECTION REPORT DESCRIBED IN SECTION 719.301(4)(p) AND (q), FLORIDA 

STATUTES; OR A COPY OF THE ASSOCIATION’S MOST RECENT 

STRUCTURAL INTEGRITY RESERVE STUDY DESCRIBED IN SECTIONS 

719.103(24) AND 719.106(1)(k), FLORIDA STATUTES, IF REQUESTED IN 

WRITING. BUYER’S RIGHT TO VOID THIS AGREEMENT SHALL TERMINATE 

AT CLOSING. 

A contract that does not conform to the requirements of this paragraph is voidable at the 

option of the purchaser before prior to closing. 

f interest as required by s. 468.4335. 8. Violating chapter 718, chapter 719, or chapter 

720 during the course of performing community association management services 

pursuant to a contract with a community association as defined in s. 468.431(1). 

 

914.21 Definitions.—  

(3) “Official investigation” means any investigation instituted by a law enforcement agency or 

prosecuting officer of the state or a political subdivision of the state or the Commission on 

Ethics or the Division of Florida Condominiums, Timeshares, and Mobile Homes of the 

Department of Business and Professional Regulation. 
 

 





 

 
 

 

 

 

 

 

 

 

 

 

Thank You. 

 

 
 

The team at GRAY SYSTEMS, INCORPORATED just wanted to say we’re rooting for 

your success in this journey and your career ahead. If you ever run into any questions or 

challenges down the line, don’t hesitate to reach out! You can give us a call at (800) 

223-5457 or shoot an email to Fred Gray at fgray@graysystems.com. We’re here to help 

with any info you’ve gotten from our educational programs. 

 

We hope you’ll think of us for all your future learning needs. Good luck out there! 

 
 

Thank you for choosing  

 

GRAY SYSTEMS, INCORPORATED WWW.GRAYSYSTEMS.COM 

 

http://www.graysystems.com/

