
IN THE CIRCUIT COURT OF THE SEVENTEENTH JUDICIAL CIRCUIT 
IN AND FOR BROWARD COUNTY, FLORIDA 

IN RE:  CASE NO.: 

HERON POND CONDOMINIUM 
ASSOCIATION, INC. 

Petitioner. 
____________________________________/ 

VERIFIED PETITION FOR APPOINTMENT OF A RECEIVER 

Petitioner, HERON POND CONDOMINIUM ASSOCIATION, INC. (the “Association”), 

by and through its undersigned counsel, petitions this Court for the appointment of a receiver and 

in support thereof states the following: 

JURISDICTION, PARTIES AND VENUE 

1. Pursuant to Florida Statute §26.012, this Honorable Court has jurisdiction over the subject-

matter of this action which is for the appointment of a receiver – an action in equity.

2. HERON POND CONDOMINIUM ASSOCIATION, INC., is an “Association” as defined 

in Chapter 718, Florida Statutes, located within Broward County and is governed by the 

Declaration of Condominium Establishing Heron Pond Condominium (the “Declaration”), 

recorded on June 14, 2006 in Official Records Book 42216, Page 910, in the Public Records 

of Broward County, Florida.  A copy of the recorded Declaration is filed under a 

separate filing as Exhibit “A.”

3. The Association was formed to provide centralized management for the Association, which 

includes maintenance, repair and upkeep of the common elements, operation of the 

Condominium Property owned by the Association, and for the economical discharge of the 

management and maintenance functions of those common elements and limited common 

elements.
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4. The Association is comprised of nineteen (19) separate residential buildings with each 

building containing sixteen (16) units for a total of three hundred and four (304) units, in 

addition to the Association’s Clubhouse. 

5. Venue is proper in Broward County, pursuant to Section 47.011, Florida Statutes as the 

Association is located in Broward County, Florida. 

6. All conditions precedent to this action have occurred through performance, waiver or 

otherwise. 

FACTUAL ALLEGATIONS 

7. The Association is comprised of three hundred and four (304) unit owners which are all 

subject to the Association’s Declaration and members of the Association. 

8. The property that comprises Heron Pond Condominium Association, Inc. was initially 

developed as a garden apartment complex known as Runaway Bay in 1988 by Oxford 

Development. 

9. Runaway Bay was converted into a condominium in late 2006. 

10. Pursuant to the Association’s Declaration, unit owners of the Association are obligated to 

pay monthly maintenance assessments to the Association, the amount of which is 

determined by the annual budget. 

11. Pursuant to Article XIX, Section 19.12 of the Association’s Declaration, “Maintenance and 

repair of the Common Elements, except as otherwise provided herein, is the responsibility 

of the Association.”   

12. The maintenance assessments that are tendered by the unit owners to the Association are 

to be utilized by the Association in order for the Association to fulfill its maintenance 

obligations. 



 

13. On August 14, 2023, the City of Pembroke Pines (the “City”) issued a press release 

concerning the Association wherein the City stated “[i]n the interest of public safety and 

full compliance with Florida Building and Fire & Life Safety Codes, the City of Pembroke 

Pines has issued an Order to the unit owners of Heron Pond Condominium Buildings 3 and 

10 to evacuate occupants from the structures no later than August 24, 2023.  The City’s 

Fire and Building Officials consider Buildings 3 and 10 to be unsafe structures under 

Florida law and have posted a 10-day notice.  The City has given the condominium owners 

of these specific buildings ample time and opportunity to come into compliance with the 

City’s requested corrective measures to ensure the life, health and safety of the Heron Pond 

residential community.  To date, minimal, unsatisfactory actions have been taken by the 

unit owners to address the life, health and safety issues expressed by the City of Pembroke 

Pines and cited under Florida’s Building and Fire regulations.”  A true and correct copy of 

the City’s Heron Pond Press Release is attached hereto as Exhibit “B”.  Copies of the 

Unsafe Structure Notices issued to Buildings 3 and 10 are attached hereto as Exhibit “C.” 

14. On August 16, 2023, the City issued an Unsafe Structure Notice regarding Building 2 

requiring all occupants of Building 2 to vacate the building by August 26, 2024.  A true 

and correct copy of the City’s Unsafe Structure Notice regarding Building 2 is attached 

hereto as Exhibit “D.” 

15. On September 2, 2023, the City issued Unsafe Structure Notices regarding Buildings 5, 14, 

and 16 requiring all occupants of Buildings 5, 14, and 16 to vacate the respective buildings 

by September 12, 2023.  True and correct copies of the City’s Unsafe Structure Notices 

regarding Buildings 5, 14 and 16 are attached hereto as Exhibit “E.” 



 

16. As of September 12, 2023, six (6) out of the nineteen (19) Buildings located within the 

Association have been declared unsafe structures by the City and rendered uninhabitable 

as a result. 

17. On October 12, 2023, the City issued Unsafe Structure Notices to Buildings 91, 112, and 

123, wherein several units within each of these respective buildings were declared unsafe 

by the City, and the occupants of said units were required to vacate the respective Buildings 

by October 22, 2023.  True and correct copies of the City’s Unsafe Structure Notices 

regarding specific units located within Buildings 9, 11 and 12 are attached hereto as 

Exhibit “F.” 

18. On October 25, 2023, the City issued Unsafe Structure Notices to Buildings 44, 135, and 

186, wherein several units within each of these respective buildings were declared unsafe 

by the City, and the occupants of said units were required to vacate the respective Buildings 

by October 22, 2023.  True and correct copies of the City’s Unsafe Structure Notices 

regarding specific units located within Buildings 4, 13, and 18 are attached hereto as 

Exhibit “G.” 

19. On October 31, 2023, the City issued an Unsafe Structure Notice to Building 177, wherein 

several units within the building were declared unsafe by the City and the occupants of said 

units were required to vacate the Building by November 10, 2023.  A true and correct copy 

of the City’s Unsafe Structure Notice to Building 17 is attached hereto as Exhibit “H.” 

 
1 Units 106, 107, 206, and 207 were declared unsafe by the City. 
2 Units 102, 104, 107, 202, 204, and 207 were declared unsafe by the City. 
3 Units 101 and 201 were declared unsafe by the City. 
4 Units 104, 105, 108, 204, 205, and 208 were declared unsafe by the City. 
5 Units 107 and 207 were declared unsafe by the City. 
6 Units 102 and 202 were declared unsafe by the City. 
7 Units 101, 108, 201 and 208 were declared unsafe by the City. 



 

20. Presently, a total of thirteen (13) buildings within the Association have either been declared 

uninhabitable in their entirety or contain multiple units that have been deemed to be 

uninhabitable by the City. 

21. The issues related to the conditions of the buildings located within the Association are of 

such a grave nature that the City has created a webpage devoted entirely to the Association 

that can be accessed by going to https://www.ppines.com/1627/Heron-Pond-Information. 

22. Approximately two (2) years prior to the City declaring any buildings unsafe within the 

Association, a prior Board of Directors acting on behalf of the Association obtained 

structural assessment reports from Akouri Consulting Engineers.  These reports were 

provided to the Association in October of 2021, and the reports for each building concluded 

that every building within the Association was in poor condition.  True and correct copies 

of the structural assessment reports prepared by Akouri Consulting Engineers and provided 

to the Association on October 2, 8, and 20, 2021 are attached hereto as Exhibit “I.” 

23. For approximately 5 years, the Association was constructed of a group of individuals who 

are believed to be the beneficiaries and/or trustees or employees/agents of the owner of 109 

units, Federated Foundation Trust with Kirschbaum Law Office, LLC acting as Trustee 

(“Federated Foundation Trust”). 

24. While under the control of the Federated Foundation Trust, the Association did not 

adequately maintain the buildings, i.e. the Association’s common elements, in accordance 

with Article XIX, Section 19.12 of the Association’s Declaration. 

25. At present, one hundred and twenty-two (122) units out of three hundred and four (304) 

units within the Association are uninhabitable. 

https://www.ppines.com/1627/Heron-Pond-Information


 

26. Additionally, a review of public ownership records show that one singular entity, Federated 

Foundation Trust with Kirschbaum Law Office, LLC acting as Trustee (“Federated 

Foundation Trust”) is the owner of one hundred and nine (109) units located within the 

Association. 

27.  The Federated Foundation Trust represents a total ownership interest by one single entity 

of 35.85 percent of the units within the Association. 

28. It is believed that individuals associated with the Federated Foundation Trust took control 

of a majority interest in the Board of Directors through the Annual Meeting and Election 

that was held in 2017.  

29. It is believed that those individuals elected to the Board of Directors were not representing 

the interests of the Association, but rather their own personal interests wherein they failed 

to perform required maintenance to the Association’s common elements. 

30. It is believed that these individuals may have wanted the Association’s common elements 

to fall into a state of disrepair so that they could acquire more units within the Association 

at a reduced/discounted cost. 

31. It is believed that these prior members of the Board of Directors willfully and intentionally 

mismanaged the Association and failed to perform routine, necessary maintenance 

resulting in the present, deplorable condition of the Association’s common elements. 

32. Given the egregious issues related to the condition of the buildings within the Association, 

it is estimated that well over fifty percent of the membership is presently not submitting 

monthly assessment payments to the Association, including but not limited to, all 109 units 

owned by the Federated Foundation Trust! 



 

33. The membership’s failure to tender monthly assessment payments has hindered the 

Association’s ability to complete substantial repairs that are required to make the unsafe 

units habitable and continue day to day operations of a condominium association in 

compliance with the governing documents and applicable law. 

34. This issue is further complicated by the fact that prior members of the Association’s Board 

of Directors did not maintain official records as required by Florida Statute Section 718.111 

(12), in addition to the requirements set forth in Article IX of the Association’s By-Laws 

entitled “Association Official Records.” 

35. It is believed that former members of the Board of Directors for the Association breached 

their fiduciary duty to the Association by intentionally creating circumstances that have 

rendered the Association’s present Board of Directors incapable of curing the myriad of 

issues created by the prior Board of Director’s mismanagement of the Association. 

36. At present, there are nine (9) separate lawsuits pending against the Association and “Peter 

Patel”, a former member of the Association’s Board of Directors, who is believed to be the 

primary individual operating the units owned by the Federated Foundation Trust. 

37. It is believed that “Peter Patel” is not this individual’s actual name, but rather a fictitious 

name used within the Association.  It is believed that Peter Patel is a fictitious name utilized 

by an individual named Piyush Viradia. Piyush Viradi  also known as Peter Patel shall be 

referred to as “Patel”. 

38. When multiple lawsuits were filed against the Association and Patel individually, 

stemming from the Association’s failure to maintain the common elements, Patel resigned 

from the Association’s Board of Directors. 



 

39. However, before Patel resigned from the Board of Directors, Mr. Patel executed a 

Commercial Lease Agreement on behalf of the Association with EQS Management LLC 

for the rental of an area of the Association’s Clubhouse for a base rent of $450.00 per year 

for a term of five (5) years, It is believed that the sole function of EQS Management LLC 

is to manage the rental of units within the Association that are owned by Federated 

Foundation Trust.  A true and correct copy of the Commercial Lease Agreement between 

the Association and EQS Management LLC is attached hereto as Exhibit “J.” 

40. The execution of the Commercial Lease Agreement by Patel, on behalf of the Association 

to EQS Management LLC was improper, as Section 19.13 of the Association’s Declaration 

expressly states “[t]he Association may acquire, convey, lease or mortgage Association 

real property upon the approval of fifty (50%) percent of the total voting interests in the 

Association.”  No duly noticed meeting of the membership was ever held wherein at least 

fifty percent (50%) of the membership voted in favor of the execution of the Commercial 

Lease Agreement with EQS Management LLC. 

41. The Association is unable to obtain Directors and Officers Liability insurance for the 

current members of the Board of Directors, nor can the Association secure a loan to fund 

the required repairs. 

42.  Due to the overall poor condition of the buildings located within the Association, as well 

as the multitude of lawsuits that have been filed against the Association due to the actions 

and inactions of prior members of the Association’s Board of Directors. 

43. The Board of Directors unanimously approves the appointment of a receiver as it is in the 

best interests of the Association and the Board of Directors authorizes the undersigned to 

file this petition for appointment of a receiver on behalf of the Association. 



 

COUNT I – FOR APPOINTMENT OF RECEIVER 

44. Petitioner repeats and realleges each allegation contained within paragraphs 1 through 43 

above as though more fully set forth herein. 

45. This Honorable Court has broad equitable authority and the inherent right to appoint a 

Receiver herein, and the Court’s power of appointment is within the sound discretion of 

the Court based upon the facts and circumstances detailed herein. 

46. In addition to the above, Section 718.117(7)(a), Florida Statutes, provides that when the 

Board of Directors fail to act or are unable or refuse to act, the Court has the authority to 

appoint a Receiver for the Association to properly manage and operate the affairs of the 

Association in accordance with the requirements set forth in the governing documents for 

the Association, all for the protection of the members’ property and their rights therein. 

47. The Association seeks this remedy not for its own benefit but to prevent a financial collapse 

of the entire Association, to protect the safety and welfare of the Association as a whole, 

its unit owners, lenders, and occupants of the condominium units. 

48. Based on the circumstances set forth herein, and the inability of the Board of Directors of 

the Association to operate and manage the affairs of the Association and Florida Statutes 

due to the actions of former members of the Association’s Board of Directors, this Court 

is authorized to, and the Association respectfully requests that the Court appoint a Receiver 

for the Association to perform as follows: 

a. to act in place of the Board of Directors and Officers of the Association and operate 

and manage the affairs of the Association in accordance with the provisions 

contained within the Association’s Declaration, By-Laws, Articles of 



 

Incorporation, and Rules and Regulations as they may be amended from time to 

time (the “Governing Documents”); 

b. review, take possession and manage all banking and financial accounts of the 

Association and to do what is necessary to evaluate and ascertain the financial 

health of the Association; 

c. Prepare and produce annual and/or amended budgets for the operation of the 

Association; 

d. Conduct and hold all necessary and required elections and meetings; 

e. to ascertain, review and obtain all necessary information as to all contracts between 

the Association and vendors, third parties and any other entity performing services 

for the Association, with the ability to terminate same if the Receiver deems such 

termination in the best interests of the Association; 

f. inspect, review and take any and all actions, make any repairs and/or improvements, 

perform necessary and required maintenance and upkeep, and preserve all common 

areas of the Association; 

g. review and take all needed action to enforce the Governing Documents of the 

Association; 

h. to solicit and hire any professional persons, companies or entities as necessary for 

the operation for the operation of the Association and investigation of alleged theft 

or other criminal or civil matters; 

to evaluate, prepare, and negotiate options for future association and condominium 

buildings, including but not limited to determining whether to terminate the 

condominium form of ownership and/or sell units/land for new development; 



 

i. provide a report to the Court on a periodic basis of efforts expended, work to be 

done and work still needed to be done for the benefit of the Association; and 

j. Exercise any and all powers and duties set forth in the Association’s Governing 

Documents in addition to Chapters 617 and 718, Florida Statutes, respectively on 

behalf of the Association. 

49. Petitioner respectfully submits and proffers that this Honorable Court appoint Daniel J. 

Stermer, Esq., Managing Director of Development Specialists, Inc., who has been 

appointed by State Courts as a Court-appointed fiduciary, including, but not limited to 

acting as a receiver, trustee, and assignee for the benefit of creditors, in carrying out all 

aspects of their duties and responsibilities.  A true and correct copy of Mr. Stermer’s CV 

setting forth his qualifications to serve as Receiver is attached hereto as Exhibit “K.” 

50. Petitioner request’s that the Court provide that the services of the Receiver continue as long 

as it is in the best interests of the Association, and at a minimum until a properly noticed, 

fair and proper election of the Board of Directors of the Association is conducted or upon 

the issuance of an Order from the Court determining that the Receiver is no longer 

necessary. 

WHEREFORE, Petitioner, HERON POND CONDOMINIUM ASSOCIATION, INC., 

respectfully requests that this Court appoint a Receiver to perform the functions and for the 

purposes set forth herein and for such other and further relief that this Court deems just and proper. 

 

 

 

 





VERIFICATION 

Pursuant to §92.525, Fla. Stat., and under penalties of perjw-y, I declare that f have read 

the foregoing Verified Petition for Appointment of a Receiver and that the facts stated in it are 

true to the best of my knowledge and belief. 

er, Vice President of Heron Pond 
Condominium Association, lnc. 

ST A TE OF FLORIDA 
: ss 

COUNTY OF BROW ARD ) 

The foregoing instrwnent was acknowledged, sworn to, and subscribed, by means of i:gl 
physical appearance or □ on line notarization, before me this� day of A 9r; I , 2024, 
by Lilian Nesper, Vice President of Heron Pond Condominium Associati�n, Inc., who is 
personally known to me, or has produced P / 0 c ·, \J ((5 Ii LC\V'S( as identification, and who 
did take an oath. 

Florida .. -·�·;f:1)b;.,,_ • .OSrlUA MICciAEL COLE. 
ff��\ Notary �•Joiic • St3te of Florida 
,��JJf?; Commlrnon ;t HH 230406 
'�o,,-.cf_.. My (:,mm. ;�p1re1 Feb 17, 1026 

......... 8onoec ttlrOJ.gM �at1oncl rfotary Assn. 

r-: \er ;d().. 

CmnmissionJ�Jo.: /-1 H?)QL\o(.,
Expiration: 'J ( I 7 Qn'J./4

I 

Dated: April 16, 2024 

EISINGER LAW 
Attorneys.for Petitioner 

4000 Hollywood Boulevard, Suite 265 South 
Hollywood, Florida 33021 
Telephone: (954) 894-8000 
Bisi ngei-1 iti gation(@,gmaiI.com 
astivelmmv@eisingerluw.cnn1 
aalonsorrueisingerlaw.com 
krodri guez@,eisingerla w .com 

By: Isl� tflt,n-:k)

ALEJANDRO "ALEX" ALONSO II, ESQ. 
Florida Bar No.: 89625 
ALESSANDRA STTVELMAN, ESQ. 
Florida Bar No.: 60084 



CFN # 106163861, OR BK 42216 Page 910, Page 1 of 153, Recorded 06/14/2006 at 
02:09 PM, Broward County Commission, Deputy Clerk 1004 

Prepared by: Richard Bee, Esq. 
Aran, Correa Guarch & Shapiro, P.A. 
255 University Drive 
Coral Gables, FL 33134 

Heron Pond 
Condominium 

HERON POND 
CONDOMINIUM 

EXHIBIT "A"

EXHIBIT "A" FILED UNDER A SEPARATE COVER

EXHIBIT "A" WAS FILED UNDER A SEPARATE FILING
*****DUE TO SIZE******



Heron Pond Condominiums

Pembroke Pines, FL  (August 14, 2023) -- In the interest of public safety and full
compliance with Florida Building and Fire & Life Safety Codes, the City of Pembroke
Pines has issued an Order to the unit owners of Heron Pond Condominium buildings 3
and 10 to evacuate occupants from the structures no later than August 24, 2023.  The
City’s Fire and Building Officials consider Buildings 3 and 10 to be unsafe structures
under Florida law and have posted a 10 day no�ce.  
 
The City has given the condominium owners of these specific buildings ample �me
and opportunity to come into compliance with the City's requested correc�ve
measures to ensure the life, health and safety of the Heron Pond residen�al
community.  To date, minimal, unsa�sfactory ac�ons have been taken by the unit
owners to address the life, health and safety issues expressed by the City of Pembroke
Pines and cited under Florida’s Building and Fire regula�ons.  
 
The Unsafe Structure designa�on of the buildings and Order to evacuate each unit are
being made pursuant to the following sec�ons of the Florida Building Code, and the
 Florida Fire Preven�on Code, which includes Florida Statutes, Broward County Local
Amendments, and NFPA 1. 
 
 

Florida Statute 633.228 Viola�ons; orders to cease and desist, correct hazardous

condi�ons, preclude occupancy, or vacate; enforcement; penal�es.

(1) If it is determined by the department that a viola�on specified in this

subsec�on exists, the State Fire Marshal or her or his deputy may issue and

deliver to the person commi�ng the viola�on an order to cease and desist

from such viola�on, to correct any hazardous condi�on, to preclude occupancy

of the affected building or structure, or to vacate the premises of the affected

building or structure. Such viola�ons are:

(a) Except as set forth in paragraph (b), a viola�on of any provision of this

chapter, of any rule adopted pursuant thereto, of any applicable uniform fire

safety standard adopted pursuant to s. 633.206, which is not adequately

addressed by any alterna�ve requirements adopted on a local level, or of any

minimum fire safety standard adopted pursuant to s. 394.879.

(b) A substan�al viola�on of an applicable minimum fire safety standard

adopted pursuant to s. 633.208, which is not reasonably addressed by any

alterna�ve requirement imposed at the local level, or an unreasonable



interpreta�on of an applicable minimum fire safety standard, and which

viola�on or interpreta�on clearly cons�tutes a danger to life safety.

(c) A building or structure which is in a dilapidated condi�on and, as a result

thereof, creates a danger to life, safety, or property.

 
Broward County Amendments to the Florida Fire Preven�on Code: F-103.2.9 Orders

To Eliminate Dangerous Or Hazardous Condi�ons: Whenever the Fire Chief or their

duly authorized representa�ve shall find in any building or upon any premises,

dangerous or hazardous condi�ons or materials, including, but not limited to

viola�ons of the requirements encompassed in Chapter 633, Florida Statutes, or the

following Paragraphs they shall order such viola�ons and dangerous condi�ons or

materials removed or remedied.

 
Addi�onally, as per NFPA 1, Sec�on 10.1.4.1 - Where structural elements have visible

damage, the Authority Having Jurisdic�on (AHJ) shall be permi�ed to require a

technical analysis prepared in accordance with Sec�on 1.15 to determine if repairs are

necessary to restore structural integrity.

The owner, operator, or occupant of a building that is deemed unsafe by the

AHJ shall abate, through correc�ve ac�on approved by the AHJ, the condi�on

causing the building to be unsafe either by repair, rehabilita�on, demoli�on, or

other correc�ve ac�on approved by the AHJ (NFPA 1:10.2.4).

Please also note: Sec�on 116 Florida Building Code Broward County Amendments

 
Pos�ng to Building #3 
[h�ps://www.ppines.com/DocumentCenter/View/18980/Heron-Pond-Bldg3-Unsafe-
Structure-No�fica�on]
Pos�ng to Building #10
[h�ps://www.ppines.com/DocumentCenter/View/18981/Heron-Pond-Bldg10-Unsafe-
Structure-No�fica�on]

The City understands residents and renters of units at these specific buildings will be
impacted by this public safety ac�on and encourage all to address the situa�on
directly with their land lord/owner.   
 
Media seeking informa�on may reach Marianne Wohlert 954-392-2076.

#   #   #
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UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

August 14, 2023 

  Heron Pond Condominiums – Building 3 

  164 SW 83 Way 

THIS UNIT SHALL BE VACATED BY AUGUST 24, 2023 

   IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 

COMPOSITE EXHIBIT "C"



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

August 14, 2023 

  Heron Pond Condominiums – Building 10 

      8375 SW 5 Street 

THIS UNIT SHALL BE VACATED BY AUGUST 24, 2023 

   IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

August 16, 2023 

  Heron Pond Condominiums – Building 2 

  100 SW 83 Way 

THIS UNIT SHALL BE VACATED BY AUGUST 26, 2023 

   IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 

EXHIBIT "D"



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

September 2, 2023 

  Heron Pond Condominiums – Building 5 

  292 SW 83 Way 

THIS UNIT SHALL BE VACATED BY SEPTEMBER 12, 2023 

   IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 

COMPOSITE EXHIBIT "E"



UNSAFE STRUCTURE 

 

OCCUPANCY IS STRICTLY PROHIBITED 
 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE  
 

                                        By Order Of 

 Steve Pizzillo, CBO, Building Official 

                     Daniel Almaguer, FCO, Fire Marshal 

    September 2, 2023 

            Heron Pond Condominiums – Building 14 

      401 SW 85 Way 

THIS UNIT SHALL BE VACATED BY SEPTEMBER 12, 2023 
 

   IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

September 2, 2023 

  Heron Pond Condominiums – Building 16 

  8340 SW 3 Court 

THIS UNIT SHALL BE VACATED BY SEPTEMBER 12, 2023 

   IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

        October 12, 2023 

  Heron Pond Condominiums – Building 9 

Unit # 106, 107, 206, & 207 

  8343 SW 5 Street 

   THIS UNIT SHALL BE VACATED BY OCTOBER 22, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 

COMPOSITE EXHIBIT "F"



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

        October 12, 2023 

  Heron Pond Condominiums – Building 11 

Unit # 102, 104, 107, 202, 204, & 207 

  8407 SW 5 Street 

   THIS UNIT SHALL BE VACATED BY OCTOBER 22, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

        October 12, 2023 

  Heron Pond Condominiums – Building 12 

  Unit # 101 & 201 

  8439 SW 5 Street 

   THIS UNIT SHALL BE VACATED BY OCTOBER 22, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

        October 25, 2023 

  Heron Pond Condominiums – Building 4 

 Unit # 104, 105, 108, 204, 205 & 208 

  228 SW 83 Way 

   THIS UNIT SHALL BE VACATED BY November 04, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 

COMPOSITE EXHIBIT "G"



UNSAFE STRUCTURE 

 

OCCUPANCY IS STRICTLY PROHIBITED 
 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE  
 

                                        By Order Of 

 Steve Pizzillo, CBO, Building Official 

                     Daniel Almaguer, FCO, Fire Marshal 

           October 25, 2023 

            Heron Pond Condominiums – Building 13 

             Unit # 107 & 207 

      8471 SW 5 Street 

   THIS UNIT SHALL BE VACATED BY November 04, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

        October 25, 2023 

  Heron Pond Condominiums – Building 18 

    Unit # 102 & 202 

 241 SW 84 Avenue 

   THIS UNIT SHALL BE VACATED BY November 04, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 



UNSAFE STRUCTURE
OCCUPANCY IS STRICTLY PROHIBITED 

THIS PROPERTY IS IN VIOLATION OF THE FLORIDA BUILDING & FIRE PREVENTION CODE 

By Order Of

 Steve Pizzillo, CBO, Building Official 

 Daniel Almaguer, FCO, Fire Marshal 

        October 31, 2023 

  Heron Pond Condominiums – Building 17 

Unit # 101, 108, 201, & 208 

  321 SW 84th Avenue 

   THIS UNIT SHALL BE VACATED BY November 10, 2023 
IT IS UNLAWFUL TO REMOVE THIS NOTIFICATION WITHOUT WRITTEN APPROVAL 

EXHIBIT "H"



COMPOSITE EXHIBIT "I"



































































































































































































































































EXHIBIT "K"





































DANIEL J. STERMER 
Professional Background 
DEVELOPMENT SPECIALISTS, INC. 
2009 – Present 
Managing Director 

Appointed by Federal and State Courts as fiduciary to liquidate a variety of businesses and as 
trustee.  Assist and manage Court-appointed fiduciary, including, but not limited to, receivers, 
trustees, and assignees for the benefit of creditors, in carrying out all aspects of their duties and 
responsibilities. Areas of responsibility include, but are not limited to: day to day operation of 
receivership/trusteeship/assignment; coordinate and assist professionals of 
receiver/trustee/assignee, including but not limited to legal counsel, accountants, and other 
professionals; investigate and determine what assets are estate property; recovery and disposition 
of assets of the estate; and coordinate claims process, including but not limited to, creation of 
process and analysis of claims. Consult and strategize with clients with regard to potential/ongoing 
governmental investigations/prosecutions. 

LEWIS B. FREEMAN & PARTNERS, INC. 
2000 - 2009 
Principal 

Appointed by Federal and State Courts as fiduciary to liquidate a variety of businesses and as 
trustee.  Assist and manage Court-appointed fiduciary, including, but not limited to, receivers, 
trustees, and assignees for the benefit of creditors, in carrying out all aspects of their duties and 
responsibilities. Areas of responsibility include, but are not limited to: day to day operation of 
receivership/trusteeship/assignment; coordinate and assist professionals of 
receiver/trustee/assignee, including but not limited to legal counsel, accountants, and other 
professionals; investigate and determine what assets are estate property; recovery and disposition 
of assets of the estate; and coordinate claims process, including but not limited to, creation of 
process and analysis of claims. Consult and strategize with clients with regard to potential/ongoing 
governmental investigations/prosecutions. 

EXHIBIT "K"



 

OFFICE OF THE ATTORNEY GENERAL 
DEPARTMENT OF LEGAL AFFAIRS 
STATE OF FLORIDA 
1996 - 2000 
Assistant Attorney General 
 
Economic Crimes Litigation Unit 
Commence and participate in all facets of civil enforcement pre-complaint investigations and 
litigation related to Florida’s Deceptive and Unfair Trade Practices Act and Racketeering 
Influenced Corrupt Organizations Act, from inception of investigation through trial; coordinate, 
participate, and work with federal/state/local law enforcement actions and prosecutions; 
commence and participate in litigation in the United States Bankruptcy Court for the Southern 
District of Florida. 
 
OFFICE OF THE BRONX COUNTY DISTRICT ATTORNEY 
1988 -1996 
 
Special Assistant United States Attorney - Southern District of New York 
Organized Crime Unit 
Cross-designated for a federal/state investigation/prosecution that has resulted in thirteen pleas of 
guilty and two convictions after trial; initiated original state prosecution. 
 
Assistant District Attorney 
Major Case Narcotics Investigation Unit/Housing Task Force/Narcotics Bureau/Appeals Bureau 
Selected to serve in federally funded task force prosecuting high volume narcotics trafficking and 
related violent crime, including homicide, occurring in public housing projects; authorize and draft 
search warrants; debriefed confidential informants; and investigated street gangs.   
 
Participated in all facets of extensive litigation, from pretrial motions and hearings to felony judge 
and jury trials; including sale of narcotics to undercover police officers and possession of guns and 
drugs; voir dire, witness examination, expert witness testimony, and summations; presentation of 
cases to the Grand Jury; conducted extensive plea bargaining with judges and attorneys; and 
handling of multiple cases simultaneously in an effective, expeditious manner. 
 
Researched, briefed and argued in excess of twenty-five cases before Appellate Division, First 
Department; litigated federal habeas corpus petitions in the Southern District of New York; 
litigated post-judgment motions, extradition and rendition proceedings, Article 78 petitions and 
mental competency law, during which witnesses were often presented. 
 
 



 

Education 
Juris Doctor  1988   
Touro College, Jacob D. Fuchsberg Law Center - Huntington, New York 
 
Bachelor of Arts 1984 
State University of New York at Binghamton - Binghamton, New York 
 
Certifications and Licenses 
Federal:  Southern District of New York 1989 
   Eastern District of New York  1989 
State:   New York    1989 
   Florida     1995 
Mediator:  Florida Certified Circuit Civil  2015 
 
Elected Office 
City of Weston 
Mayor 
November 2012 – November 2020 – Term Limited Out of Office 
November 2016 – November 2020 – Elected Unopposed 
November 2012 – November 2016 – Elected Unopposed 

• Appointed to serve on Broward County Planning Council 
o Elected Chair – 2017/2018, 2018/2019, 2019/2020, and 2020/2021 
o Elected Secretary – 2015/2016 and 2016/2017 

• Served as President – Broward League of Cities – 2019/2020 
• Appointed to serve at Chair – Broward League of Cities Ethics Task Force –  2014/2015, 

2015/2016, 2016/2017 and 2017/2018 
• Appointed to serve on Ad Hoc Committee regarding Affordable Housing comprised of 

representatives from Board of County Commissioners, Broward County Planning Council, 
and Broward League of Cities 

• Appointed to serve on The Oversight Committee for the Implementation of the Interlocal 
Agreement for Public School Facility Planning, Broward County, Florida 

o Elected Chair – 2014/2015, 2015/2016, 2016/2017, 2017/2018, 2018/2019, and 
2019/2020 

• Appointed to serve on the Board of Directors of the Florida League of Cities – 2015 – 2020 
 
City of Weston 
Commissioner 
September 2002 – November 2010 – Term Limited Out of Office 

• First Elected in 2002 Special Election and Re-Elected in 2003 and 2006 (unopposed) 
• Elected Chair of Broward Metropolitan Planning Organization – 2007/2008 – 2008/2009 

– 2009/2010 – 2010/2011 



 

• Elected Vice Chair of Broward Metropolitan Planning Organization – 2005/2006 and 
2006/2007 

• Designated to serve as Weston’s representative to the Metropolitan Planning Organization 
• Elected First Vice President of the Broward League of Cities – 2010/2011 
• Elected Second Vice President of the Broward League of Cities – 2009/2010 
• Elected Secretary of the Broward League of Cities – 2008/2009 
• Appointed Chairperson of the Broward League of Cities Sustainability Committee 

2007/2008 - 2008/2009 – 2009/2010 
• Appointed Chairperson of the Broward League of Cities Transportation Committee 

2006/2007 
• Designated to serve as Weston’s representative on the Broward League of Cities Board of        

Directors 
• Appointed to serve on The Oversight Committee for the Implementation of the Interlocal 

Agreement for Public School Facility Planning, Broward County, Florida 
• Member of the Broward League of Cities Growth Management Committee 

 
Membership and Community Involvement 
Adjunct Professor – St. Thomas University School of Law (Fall 2006, Fall 2007, Fall 2009) 

Receivership Practice and the Inter-Relationships Between the Legal, Accounting, and 
Business Worlds 

General Counsel – Weston Business Chamber/Greater Fort Lauderdale Chamber of Commerce 
President – Broward Professional Alliance (2006/2007) 
Personnel Vice President – B’Nai Aviv (2002 – 2004) 
American Bankruptcy Institute 
Broward County Bar Association 
Bankruptcy Bar Association of the Southern District of Florida 
Central Florida Bankruptcy Law Association 
Tampa Bay Bankruptcy Bar Association 
Northern District of Florida Bankruptcy Bar Association 
B’Nai Brith Justice Unit 
Program Chair - Florida Receivers Forum (2006 – 2009) 
Executive Committee/Steering Committee – Florida Fiduciary Forum (2009 – Present) 
Member – The Florida Bar, Business Law Section, Bankruptcy/UCC Committee – Receivership 

Study Group (2010 - Present) 
Member – The Florida Bar, Business Law Section, Bankruptcy/UCC Committee – Assignment for 

the Benefit of Creditors Study Group (2010 – Present) 
Member – The Florida Bar, Business Law Section, Bankruptcy/UCC Committee – Municipal 

Financial Distress Study Group (2013) 
 
Awards and Recognition 
2023 South Florida Legal Guide – Top CPAs and Financial Professionals 
2022 South Florida Legal Guide – Top CPAs and Financial Professionals 



 

2021 South Florida Legal Guide – Top CPAs and Financial Professionals 
2020 South Florida Legal Guide – Top CPAs and Financial Professionals 
2019 South Florida Legal Guide – Top CPAs and Financial Professionals 
2018 South Florida Legal Guide – Top CPAs and Financial Professionals 
2017 South Florida Legal Guide – Top CPAs and Financial Professionals 
2016 South Florida Legal Guide – Top CPAs and Financial Professionals 
2015 South Florida Legal Guide – Top CPAs and Financial Professionals 
2014 South Florida Legal Guide – Top CPAs and Financial Professionals 
2013 South Florida Legal Guide – Top CPAs and Financial Professionals 
2012 South Florida Legal Guide – Top CPAs and Financial Professionals 
2009 Daily Business Review – Most Effective Lawyers: South Florida 
Broward League of Cities - President’s Award – 2006/2007 
B’Nai Aviv – President’s Award – 2004 
Broward County Young Democrats – Trailblazer of the Year Award - 2003 
United States Department of Justice – Drug Enforcement Administration – Certificate of 

Appreciation – 1995 
Named Mayor of the Year – 2017 – Broward County Professional Firefighters and Paramedics 
 
Speaking Engagements/Publishing/Appearances 
American Bankruptcy Institute – Winter Leadership Conference – 2017 
International Clawbacks – How Long Is The Arm Holding The Claw - Panelist 
 
The Florida Bar Out-of-State Division/State-To State - Fall 2017 
An Introduction to Assignments for the Benefit of Creditors 
 
New York Law Journal – Outside Counsel – September 2, 2015 
Non-Bankruptcy Alternative:  Assignments for the Benefit of Creditors 
 
American Bar Association – Corporate Governance Committee – August 6, 2015 
Webinar - Panel Discussion – Who Will Be There To Shut Out The Lights 
 
Daily Business Review – June 16, 2015 
ABCs: Easier and Cheaper Than Bankruptcy 
 
The Florida Bar – Business Law Section – Bankruptcy Court Evidence:  Boot Camp – May 2015 
Participant in Mock Trial  
 
American Bar Association – Business Law Section Annual Spring Meeting – Corporate 
Governance Committee - April 2015 
Panel Discussion – Who Will Be There To Shut Out The Lights -  
 
The Florida Bar – Business Law Section – Bankruptcy/UCC Committee – June 2014 



 

Panel Discussion - State Law Receiverships 
 
The Florida Bar – Business Law Section – Bankruptcy/UCC Committee – May 2014 
Professional Fiduciary: Responsibilities and Duties - Panel Discussion - Receivership Basics 
 
CNN – December 2013 
Fraud Specialist - Target Credit Card Hacking Incident 
 
Office of the Attorney General – State of Florida – July 2013 
Consumer Protection Summer Conference - Receivership Panel 
 
Turnaround Management Association – May 2013 
Government Budgets and Related Issues 
 
South Florida Legal Guide - Financial Edition – October 2012 
Choosing A Proper Fiduciary 
 
In Session – CNN – October 2012 
Fraud Specialist – Illinois v. Kristin Holzman 
 
Florida State Firefighter Convention, International Association of Fire Fighters – IAFF 
Designing and Implementing Sustainable Pension Programs, June 2012 
 
Office of the Attorney General – State of Florida – June 2012 
Economic Crimes Litigation Unit Summer Conference  
Injunction/Asset Freeze/Receivership Panel 
 
The 4th National Municipal Bond Summit – March 2012 
The Politics of Restructuring 
 
Financial Stress in Governments, Wharton School of the University of Pennsylvania 
Hosted by Fels Institute of Government 
Basics of Restructuring: What a Restructured Government Might Look Like 
January 2012 
 
The Florida Bar – Business Law Section – Bankruptcy/UCC Committee - August 2010 
Hot Topics in Assignment for the Benefit of Creditors Since the 2007 Amendments 
 
South Florida Business Journal – August 2002 
Internet Adds New Twist To Traditional Acts of Fraud 



 

Daniel J. Stermer 
Fiduciary Matter and Other Highlights 

 
Mr. Stermer served as Receiver for the Hess Kennedy Receivership Estate, a matter commenced 
by the Florida Attorney General’s Office alleging deceptive and unfair trade practice act violations 
against a number of debt settlement and debt consolidation entities which failed to provide services 
as promised to more than 90,000 consumer clients nationwide.  As Receiver, Mr. Stermer obtained 
in excess of $150 million in debt forgiveness for consumers, tradeline deletions for more than 
15,000 consumers, and has conducted an extensive claims procedure including more than 20,000 
submitted claims, resulting in a $0.305-per-Approved-Claimant distribution. 
 
Mr. Stermer also served as Assignee for the benefit of creditors, in state court liquidation 
proceedings, of Global Bullion Exchange, LLC, and an affiliated entity that were involved in a 
Ponzi scheme involving the sale of precious metals and coins to consumers across the country.  
The United States Attorney’s Office prosecuted the principal of Global, resulting in a term of 
incarceration of 151 months in addition to entry of a restitution order in excess of $17.4 million. 
 
Additional Highlights: 
• Appointed Trustee of a Creditor Trust in a pending bankruptcy matter to investigate and 

prosecute causes of action 
• Appointed Chief Restructuring Officer in a bankruptcy matter of an entity that owns a shopping 

center where the Stakeholders are deadlocked 
• Appointed Corporate Monitor in a guardianship proceeding of a home health agency 
• Appointed Receiver in a state enforcement action, particularly Office of the Attorney General, 

alleging deceptive trade practice related to computer tech support firms 
• Appointed Receiver in a state enforcement action, particularly Office of the Attorney General, 

alleging deceptive trade practices related to a debt management firm 
• Appointed Receiver in a state enforcement action, particularly Office of the Attorney General, 

alleging deceptive trade practices related to real property land trust entities 
• Appointed Receiver in a state enforcement action, particularly Office of the Attorney General, 

alleging deceptive trade practices related to travel related entities 
• Appointed Receiver in a state enforcement action, particularly Office of the Attorney General, 

alleging deceptive trade practices related to an automobile loan modification company 
• Appointed Receiver in state enforcement action, particularly Office of Financial Regulation, 

alleging deceptive practices related to a mortgage modification business 
• Appointed Receiver in state enforcement action, particularly Office of the Attorney General, 

alleging deceptive trade practices related to debt settlement/consolidation services 



 

• Appointed Trustee in a criminal prosecution commenced by the United States Attorney’s 
Office as a condition of bail for an individual defendant 

• Appointed Receiver in a federal enforcement action, particularly Securities and Exchange 
Commission, alleging deceptive practices related to the sale of unregistered securities 

• Mayor, City of Weston, Florida, 2012 to 2020, ending his term due to term limits 
• Commissioner, City of Weston, Florida, 2002 through 2010, ending his term due to term limits 
• Named in the 2012, 2013, 2014, 2015, 2016, 2017, 2018, 2019, 2020, 2021, 2022, and 2023 

South Florida Legal Guide’s list of Top CPA and Financial Professionals; and in the 2009 
Daily Business Review’s list of Most Effective Lawyers – South Florida 
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