
 

IN THE UNITED STATES DISTRICT COURT FOR THE 

SOUTHERN DISTRICT OF FLORIDA 

 

DANIEL J. STERMER AS RECEIVER OF THE    Case No. 0:25-cv-61909 

HERON POND CONDOMINIUM 

ASSOCIATION, INC., 

 

  Plaintiff, 

 

 v. 

 

HERON POND CONDOMINIUM 

ASSOCIATION, INC., AND ALL UNIT 

OWNERS LISTED ON EXHIBIT “D” AND 

OTHER INTERESTED PARTIES LISTED ON 

EXHIBIT “E” TO THE COMPLAINT,  

 

  Defendants. 

____________________________________________/ 

 

JOINT MOTION TO (1) APPROVE AMENDED JOINT STIPULATION BETWEEN 

THE RECEIVER/TERMINATION TRUSTEE, THE FEDERAL NATIONAL 

MORTGAGE ASSOCIATION, THE FEDERAL HOME LOAN MORTGAGE 

CORPORATION, AND INTEGRA REAL ESTATE LLC; AND (2) ENTER 

CORRESPONDING ORDER  

 

On December 8, 2025, Daniel J. Stermer, not individually, but solely as Receiver of the 

Heron Pond Condominium Association, Inc. and as the Termination Trustee (the “Receiver” or 

“Termination Trustee”),1/2 Defendants Federal National Mortgage Association (“Fannie Mae”) 

 
1 On April 26, 2024, the State Court entered its Order Granting Verified Petition for Appointment of Receiver, wherein 

Daniel J. Stermer was appointed Receiver of the Heron Pond Condominium Association, Inc., Case No. CACE 24-

005243, in the Circuit Court in and for Broward County, Florida.  The Enterprises contend that the appointment of a 

receiver without first obtaining the consent of the Federal Housing Finance Agency (“FHFA”) violates the Housing 

and Economic Recovery Act of 2008, Pub. L. No. 110-289, 122 Stat. 2654 (codified at 12 U.S.C. § 4511 et seq.) 

(“HERA”).  The Receiver/Termination Trustee disagrees and disputes this contention by the Enterprises.  In the event 

any terms and conditions of the Amended Joint Stipulation and Order [ECF No. 36] are not fulfilled by the Receiver 

or Integra, the Enterprises reserve all rights to challenge the State Order of Appointment.  Similarly, in the event any 

terms and conditions of the Amended Joint Stipulation and Order are not fulfilled by the Enterprises, the 

Receiver/Termination Trustee reserves the right to refute any contention by the Enterprises relative to the State Order 

of Appointment. 

2 On July 31, 2025, the State Court entered its Final Judgment of Termination of Condominium and Approval of Plan 

of Termination, wherein Daniel J. Stermer was appointed as Termination Trustee, Case No. CACE 25-015112 and 

recorded in the Public Records, Broward County on August 4, 2025 at Instrument No. 120361125; subsequently, on 

(footnote continued on next page….) 
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and Federal Home Loan Mortgage Corporation (“Freddie Mac,” and together with Fannie Mae, 

the “Enterprises”), and the Successful Bidder under the Bid Procedures Order (as defined below), 

Integra Real Estate, LLC (“Integra”) (collectively, the “Parties”), filed an Amended Joint 

Stipulation and Order Between the Receiver/Termination Trustee, the Federal National Mortgage 

Association, the Federal Home Loan Mortgage Corporation, and Integra Real Estate LLC (the 

“Amended Stipulation and Order”) [ECF No. 36].3   

The Parties now respectfully move the Court to approve the Amended Stipulation and 

Order by entering it as an Order of the Court.4  

Introduction  

The Receiver/Termination Trustee, the Enterprises, and Integra respectfully submit this 

Motion to approve the Amended Stipulation and Order, which resolves the Enterprises’ objections 

and authorizes the sale of 19 residential buildings comprising 304 units located on a contiguous 

±25-acre site at 8400 SW 1st Street, Pembroke Pines, Florida (the “Heron Pond Property”) to 

Integra.  

The Enterprises assert first-priority liens on eight Heron Pond units and, invoking 

protections under HERA, have asserted that their conservatorship interests cannot be impaired and 

 
August 13, 2025, the Court entered its Amended Final Judgment of Termination of Condominium and Approval of 

Plan of Termination with Exhibits (the “Final Judgment and Plan”), wherein Daniel J. Stermer was appointed as 

Termination Trustee and was recorded in the Public Records, Broward County on August 14, 2025 at Instrument No. 

102381000.  The Enterprises maintain the July 31, 2025 and August 13, 2025 orders are void as they violate HERA.  

The Receiver/Termination Trustee dispute the Enterprises’ contentions that the July 31, 2025 and August 13, 2025 

orders are void as the Receiver/Termination Trustee does not believe that said orders violate HERA.  In the event any 

terms and conditions of the Amended Joint Stipulation and Order are not fulfilled by the Receiver or Integra, the 

Enterprises reserve all rights to challenge the State Court orders.  Similarly, in the event any terms and conditions of 

the Amended Joint Stipulation and Order are not fulfilled by the Enterprises, the Receiver/Termination Trustee 

reserves the right to refute any contention by the Enterprises relative to the July 31, 2025, and August 13, 2025 orders. 

3 On November 17, 2025, the Parties filed an original joint stipulation and order, along with a corresponding notice of 

filing [ECF No. 31 & 32].  The Parties intend the Amended Stipulation and Order to replace the original one. 

4 The Receiver will be preparing and filing a separate Motion with the Court to approve the Sale. 
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must be paid in full (or receive the conservator’s consent) before any court-approved sale proceeds. 

Under the Amended Stipulation and Order, the Enterprises’ aggregate payoff amount will be paid 

in full at Closing through (i) their pro rata share of sale proceeds and (ii) a deficiency payment 

separately paid to the Enterprises by Integra in addition to the payment Integra will make under its 

successful bid. This resolution ensures that each Unit Owner or Other Interested Party will receive 

the same pro rata monetary distribution it would have received under the Final Judgment and Plan 

absent the Amended Stipulation and Order.5 

The Amended Stipulation and Order clears a critical impediment to Closing, protects all 

stakeholders’ interests, and facilitates an orderly and cost-minimizing transaction. Approval of the 

Amended Stipulation and Order is therefore in the best interests of all Unit Owners and Other 

Interested Parties and will not adversely affect their individual allocation(s) or distribution(s). 

Accordingly, the Parties respectfully request that the Court approve the Amended Stipulation and 

Order by entering it as an Order of the Court. 

The Parties 

1. The Receiver is the duly Court-appointed Receiver pursuant to the Order Granting 

Verified Petition For Appointment of Receiver dated April 26, 2024 in the Receivership Case and 

has been serving in that capacity to ensure the safety, preservation, and maintenance of the 

essential operations of the Heron Pond Property, and to seek to maximize the value of the Heron 

Pond Property for all parties. Upon the entry and recordation of the Final Judgment and Plan, the 

Receiver was also appointed as the Termination Trustee, pursuant to the Plan of Termination, and 

 
5 Capitalized terms used but not defined herein have the meanings ascribed to them in the Amended Stipulation and 

Order or in other applicable court filings in this action.  In addition, for further factual and procedural background, the 

Court is respectfully referred to the Amended Stipulation and Order, which provides procedural background, a 

summary of HERA, and additional details regarding the proposed sale and Enterprise-Loan payoffs. 
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the entirety of the Heron Pond Property was vested in the Termination Trustee for the benefit of 

the Unit Owners and Other Interested Parties.  

2. The Enterprises are federally chartered government-sponsored enterprises currently 

under conservatorships of FHFA pursuant to HERA.  

3. Pursuant to the Bid Procedures Order, Integra is the designated purchaser of the 

Heron Pond Property. In particular, Integra was the Stalking Horse Bidder (as defined in the Bid 

Procedures Order) and the only Qualified Bidder under the Bid Procedures Order and accordingly 

is deemed the Successful Bidder and Purchaser of the Heron Pond Property. Integra has entered 

into a Purchase And Sale Agreement with the Receiver (“PSA”) and has previously placed 

$1,025,000.00 in escrow as a good faith deposit. Integra remains ready, willing, and able to 

consummate the sale transaction.  

Summary of Key Terms 

The purpose of the Amended Stipulation and Order, and the Parties’ intent in entering into 

it, is to effect the simultaneous closing of two distinct but related and mutually contingent 

transactions. One is the proposed sale of the Heron Pond Property to Integra according to terms 

already determined through a public bid process and the Purchase and Sale Agreement. The other 

is full payoff of loans owned by Fannie Mae or Freddie Mac secured by units in the Heron Pond 

Property, using (i) the share of the proceeds of the proposed sale of the Heron Pond Property 

allocable to those units, augmented by (ii) additional funds to be paid separately by Integra. The 

Amended Stipulation and Order also modifies the temporary restraining order entered in this action 

to the extent necessary to allow performance of the Amended Stipulation and Order and 

consummation of the sale transaction, but no further, and to stay all activity on the Enterprises’ 

pending motion for preliminary injunction and other relief. 
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The Amended Stipulation and Order sets forth details regarding all aspects of the Parties’ 

agreement, but the following is a summary of its key terms: 

• The Amended Stipulation and Order identifies eight Enterprise-owned unit 

loans and identifies payoff amounts for those loans. Any payoff shortfall–

which is defined as the “Deficiency” and further discussed in the Amended 

Stipulation and Order—will be funded by Integra at closing, in addition to 

the purchase price, so each Enterprise-owned loan is paid in full pursuant 

to the terms of the Amended Stipulation and Order. See Amended 

Stipulation and Order at Paragraphs 23, 24, 25, 26, & 28.A. 

• The Amended Stipulation and Order includes the following conditions 

precedent:  (i) FHFA consent; (ii) Integra’s $600,000 escrow deposit to 

cover the Deficiency; (iii) entry of a final, non-appealable sale order; (iv) 

title company approval; (v) transfer of the escrow amount to the title 

company, (vi) delivery of final payoff statements and wire instructions; 

(vii) confirmation of pro rata distribution amounts; (viii) provision of a 

disbursement schedule for sale proceeds and escrow funds; and (ix) 

delivery of mortgage satisfactions.  See Amended Stipulation and Order at 

Paragraph 28.B. 

• The Amended Stipulation and Order sets forth closing mechanics for title 

company disbursement of pro rata distributions and disbursement of the 

Deficiency by wire. Upon receipt of full payoff, mortgage satisfactions for 

the Enterprise-owned loans will be recorded. See Amended Stipulation and 

Order at Paragraph 28.C. 

• The Amended Stipulation and Order provides for the limited modification 

of the temporary restraining order previously entered by this Court to the 

extent necessary to allow performance of the Amended Stipulation and 

Order and consummation of the sale transaction. Additionally, the 

Amended Stipulation and Order provides for a stay of the Enterprises’ 

pending preliminary-injunction motion, pausing further proceedings on 

that motion until the closing and full payoff have occurred and the 

Enterprises have been dismissed with prejudice. At that point, any 

remaining issues under state law relating to the receivership may be 

remanded to the Seventeenth Judicial Circuit, in and for Broward County, 

Florida, before the Honorable David A. Haimes, for further proceedings as 

appropriate. See Amended Stipulation and Order at Paragraphs 28.E & 

28.F. 

• The Amended Stipulation and Order preserves all Parties’ rights if closing 

does not occur and includes provisions regarding the maintenance of 

collateral until payoff, non-preclusion of legally required acts, standard 

cooperation, and each side bearing its own attorneys’ fees and expenses, 
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as well as additional miscellaneous provisions such as this Court’s 

continuing jurisdiction to enforce and implement the Amended Stipulation 

and Order’s terms. See Amended Stipulation and Order at Paragraphs 

28.D, 28.G, 28.H, 28.I, 28.J, and 28.K. 

Basis For Approval  

4. Federal courts possess broad equitable powers to supervise receiverships and to 

approve compromises, stipulations, and sale-related relief that advance the orderly administration 

of the estate and protect stakeholders. See SEC v. 1 Glob. Cap. LLC, No. 18-cv-61991, 2018 WL 

8050527, at *2 (S.D. Fla. Dec. 27, 2018) (citing Sterling v. Stewart, 158 F. 3d 1199, 1203 (11th 

Cir. 1998)). Approval is appropriate where a proposed resolution is fair, reasonable, and in the best 

interests of the receivership and affected constituents, particularly where it resolves complex 

disputes, preserves value, and facilitates a sale that maximizes recovery. See Sterling, 158 F.3d at 

1202 (quoting Bennett v. Behring Corp., 737 F.2d 982, 986 (11th Cir. 1984)). 

5. Here, the Amended Stipulation and Order (i) resolves the Enterprises’ HERA-based 

objections without the need for litigation (and the associated risks, costs, and delays), (ii) secures 

the issuance of title insurance necessary to close, (iii) avoids any diminution of Unit Owners’ pro 

rata distributions by having Integra solely fund the Deficiency on the Enterprise-owned loans via 

a payment separate from and in addition to the amount Integra will pay to purchase the Heron Pond 

Property under the PSA, and (iv) enables a timely closing on the highest and only qualified bid 

obtained after a robust, court-supervised marketing effort.  

6. The defenses and claims of the Enterprises carry a high degree of complexity and 

would be costly to litigate.  

7. The Court’s approval of the Amended Stipulation and Order will expedite an 

outcome the Receiver asserts will maximize value while also preserving the rights of all parties as 

set forth in the Amended Stipulation and Order and will promptly advance relief for displaced 
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owners and stakeholders who have been enduring the consequences of the property’s unsafe 

condition and shuttered status. 

8. The Amended Stipulation and Order is a fair and reasonable resolution that (i) 

addresses the Enterprises’ HERA-based issues, (ii) preserves the sale on the market-tested stalking 

horse terms, (iii) ensures payment in full of the Enterprises’ loans without diminishing any owner’s 

distribution, and (iv) expedites relief to all stakeholders.  

 

 

[Remainder of page left intentionally blank] 
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WHEREFORE, the Parties respectfully request that the Court: (i) grant this Motion; (ii) 

approve the Amended Stipulation and Order attached to this Motion as Exhibit A by entering it 

as an Order of the Court; and (iii) grant such other and additional relief as the Court deems just 

and proper. 

Dated: December 8, 2025   

Respectfully Submitted, 

BERGER SINGERMAN LLP 

Counsel for Receiver/Termination Trustee 

201 East Las Olas Boulevard 

Suite 1500 

Fort Lauderdale, Florida 33301 

Tel. (954) 525-9900 

Fax (954) 523-2872 

By: /s/ Brian G. Rich  

Brian G. Rich 

Florida Bar No. 38229 

brich@bergersingerman.com 

Jeffrey Wertman 

Florida Bar No. 0003093 

jwertman@bergersingerman.com 

Michael J. Niles 

Florida Bar No. 107203 

mniles@bergersingerman.com 

DRT@bergersingerman.com 

 

ARNOLD & PORTER KAYE 

SCHOLER LLP 

Counsel for the Federal National 

Mortgage Association and the Federal 

Home Loan Mortgage Corporation 

601 Massachusetts Ave., NW 

Washington, DC 20001-3743 

Tel. (202) 942-5000 

Fax (202) 942-5999 

By:  /s/ Jason A. Ross   

Jason A. Ross 

Florida Bar No. 59466 

jason.ross@arnoldporter.com 

Michael A.F. Johnson 

Admitted Pro Hac Vice 

michael.johnson@arnoldporter.com 

 

MELAND BUDWICK, P.A. 

Counsel for the Integra Real Estate, LLC 

200 S Biscayne Blvd # 3200 

Miami, FL 33131 

Tel. (305) 358-6363 

Fax (305) 358-1221 

By:  /s/ Daniel N. Gonzalez   

Daniel N. Gonzalez 

Florida Bar No. 592749 

dgonzalez@melandbudwick.com 
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CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that the forgoing was served on December 8, 2025, by electronic 

transmission through the Court’s CM/ECF system upon all parties registered to receive 

electronic service in this case.  

By: /s/ Brian G. Rich    
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EXHIBIT A 

 

Amended Joint Stipulation and Order 
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IN WITNESS WHEREOF, the Parties have executed this Stipulation and Order on the 
dates affixed with their signatures below. 

 

 
 
 
 
 
_________________________________ 
DANIEL J. STERMER, SOLELY IN HIS 
CAPACITY AS RECEIVER AND 
TERMINATION TRUSTEE FOR 
HERON POND CONDOMINIUM 
ASSOCIATION, INC, AND NOT 
INDIVIDUALLY 

Date:   

The Enterprises:  

Federal Home Loan Mortgage Corporation  
By: 
Name: 
Its: 
Date:  
 
Federal National Mortgage Association 
By: 
Name: 
Its: 
Date: 
 

 

Integra Real Estate, LLC  

By: 
Name: 
Its: 
Date:  

 

 

 

IT IS SO ORDERED this _____ day of ______, 2025: 

 

       __________________________ 
       Rodney Smith 
       United States District Judge 

 

Docusign Envelope ID: B7E9C972-68AA-41A1-81DC-746B58DC2F96

Victor Ballestas

December 8, 2025
Manager
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