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August 31st, 2023 

 

Building Officials 

Pembroke Pines Building Department 

601 City Center Way 

Pembroke Pines, FL  33025 

 

Re: Heron Pond Condominium 

 Structural Conditions – Building #5 

 

Dear Building Officials: 

 

Over the last couple of weeks, a representative of ACG Engineering Services, Inc. (ACG), acting on my 

behalf, has surveyed Building #5 at the Heron Pond Condominium complex.  We have attached a copy of 

the preliminary drawings that we will be having the Contractor submit, when in their final form, as part of a 

permit application.  Sheet S3.00, within that set, reflects our survey findings.   

 

A summary of our findings is as follows: 

 

• At Unit #101 a test hole was observed at an old damage location. 

• Water damage was observed at the floor line adjacent to a bay window in Unit #103. 

• A water stain was observed on the ceiling of Unit #105. 

• An old repair was observed on the ceiling of Unit #205. 

• Termite dust treatment holes were observed in Unit #208. 

• There are at least 40 different locations around the building where damage has been visually 

detected, involving all 16 units. 

• Additionally, signs of previous repairs have been noted at 23 other locations around the building. 

• There are signs of damage or old repairs visible on all eight (8) balcony stacks. 

• There are signs of damage to sections of exterior walls that appear to carry significant second 

floor and roof loads. 

• There are at least two (2) locations where damage has been observed in sections of the structure 

that clearly appear to have been recently repaired; in these locations fresh signs of damage are 

telegraphing through the finishes. 

 

Our findings lead to the following concerns: 

 

• Since the test hole in Unit #101 represents a location where damage was previously observed, 

damaged structure may remain. 

• The water damage noted by the bay window in Unit #103 may be hiding damaged structure. 

• The water stain on the ceiling in Unit #105 may reflect water damaged floor joists above. 

• The old repair on the ceiling of Unit #205 may be indicative of truss damage that remains above. 

• The termite dust treatment holes in Unit #208 indicate a previous location of termite damage that 

may have included damage sustained by the structure.  

• Damage sustained by the exterior structural components, in the form of termite and water related 

wood deterioration, is clearly significant; the likelihood of termite and/or water related damage 

extending into the building’s interior is considerable. 
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• Of additional concern is that approximately 10% of recently repaired sections are already showing

new signs of deterioration.

• All of the balcony stack structures, including joists, beams, and columns, appear to have

sustained significant structural damage.

• Some of the apparently compromised sections of exterior wall appear to carry considerable 2nd

floor and/or roof loads.

Based on our concerns, we recommend the following: 

• Sections of floor and ceiling sheathing should be removed as required in the areas showing

damage noted in Units #101, #103, #105, #205, and #208.

• All access to all balconies (both levels) must be eliminated until repairs have been made.

• All balcony ceilings should be removed to allow for visual observations of the second floor and

roof structures.

• All second-floor balcony structures should be rebuilt.

• All roof trusses over the second-floor balconies shall be repaired as required.

• Damages that extend into the interior of the building must be identified and repaired upon

discovery.

• Wall bulges, cracks, and delaminations must be removed and those wall sections repaired in

accordance with the loads that they carry.

• Based on findings from the explorations to be performed, as described directly above, individual

units may need to be completely vacated.

Based on our limited observations we do not know, with any level of certainty, how many additional 

conditions may exist that remain hidden under floors, above ceilings, and behind walls.  Our 

recommendations provided above will allow for a much better understanding of the actual condition of the 

building’s overall structure.  Should our recommended destructive observations not be made within a 

month’s time, we recommend that the entire building then be completely vacated.  

Please do not hesitate to let us know if you have any additional questions, comments, or concerns.  

Thank you. 

Respectfully submitted, 

Henry S. Kreh, P.E. 

Vice President 

ACG Engineering Services, Inc. 

FL P.E. No. 39539/FL S.I. No. 736 
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  ON EXIST WALL (V.I.F.)

EXIST WALL FTG OR THICK. EDGE (V.I.F.)

1% SLOPE

REFER TO FTG. SCHEDULE
FOR CONC PAD SIZE
& REINFORCING

BALCONY 

TERRACE 

EXIST LOAD BRG WALL
TO REMAIN

(1) ROW OF 2" x 10" MID-
SPAN BRIDGING

8'
-3

"
7'

-6
"

GRADE

EXIST CLG TO REMAIN

RECONNECT JOISTS WITH NVRT24
ANCHOR W/14-16d NAILS
NOA: 20-0519.03 UPLIFT CAP. = 1132#

EXIST BM TO REMAIN (V.I.F.)

 4" x 12" # 2 SP WD. BM.

 TYP. SECTION 
(CORNER)

42
"

 42" HIGH ALUM GUARDRAILING, SEE DETAIL THIS
SHT (SEPARATE PERMIT REQ'D B.O.)
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 BALCONY FLOOR FRAMING PLAN

BALCONY 

C.L.

12'

(2) 2"x12" #2 SP WD  JOISTS @ 16"O.C.

18
" 

F
LR

 T
R

U
S

S
E

S
 @

 2
4 

O
.C

.
E

X
IS

T
IN

G

4" x 12" # 2 SP BM.

4" x 12" # 2 SP BM.

2" x 10" MID-SPAN BRIDGING

 4" x  4"  #2  SP. PT POST

HD212 JOIST HANGER

 4" x  4"  #2  SP. PT POST

USE CONNECTOR
"B", REDUCE CONNECTOR
WIDTH TO 4"
FOR 4" x 12" BM

NVRT 24 14-16d NAILS AT BEARING
COND (TYP @ 4 PTS)

42" HIGH ALUM.
GUARDRAILING

42" HIGH ALUM.
GUARDRAILING

4"x 6" x 3/8" STL ANGLE
W/ 5/8" x 10" ALL THREAD

 4" x  4"  #2  SP  PT
 WOOD POST

EXIST. TE

E
X

IS
T

. W
F

POST CONN. DTL. - PLAN VIEW

3"

3" 4" x  4"  #2  SP  PT
 WOOD POST

NOTE: CONNECT ALL NEW POSTS
TO EXIST FOUNDATIONS
WITH (2) NVRT12 STRAPS (NU-VUE) EA WITH
(7)16d NAILS & (7)-1/4"x3-1/4" TAPCONS
(TANDEM CAP=2264#) NOA #20-0519.03

EXIST. TE

6"

4"

3'-0"x 3'-0"x 1'-0" CONC
PAD W/(4)-#5 EW (TOP)
& W/(3)-#5 EW (BOTT)

EXISTING WOOD FRAMED WALL

12
"

4"

12"4" 4"6"

6"

04
S-4.0

BEDROOM

EXIST  WD ROOF TRUSSES

SCAB 2" x 8" x 8' LONG (MIN)
#2 SP TO TOP & BOTT TRUSS
CHORDS @ EA SIDE (TYP);
ATT W/ 38" THRU BOLTS WITH
NUTS & WASHERS @ 8" O.C.

EXIST LOAD BRG WALL

JOINTS TO BE STAGGERED,

1 LAYER OF 3/4" PT PLY'D SHTG.

 NAILED & GLUED, COV WITH

ATTACHED W/10d NAILS @ 12" C/C

NVHC43 ANCHOR ATT FR
STUD TO HEADER & SILL PL
WITH 18-10d NAILS
NOA#  20-0610.01
Exp: JULY 30/25

SCAB 2" x 4" #2 SP TO DIAG
TRUSS CHORDS @ EA SIDE
(TYP)

EXIST  SHINGLE  ROOF

3/4" THK GYPCRETE LAYER

V.
I.F

.

SCAB 2" x 4" #2 SP TO DIAG
TRUSS CHORDS @ EA SIDE
(TYP); ATT W/ 38 " THRU BOLTS
WITH NUTS & WASHERS @ 8"
O.C.

2" x 4" #2  P.T.  WD. SILL PL ATE
TO EA TRUSS BM WITH NVHC43
(SEE DESCRIPTION THIS SHT.)

SCAB 2" x 8" x 8' LONG (MIN)
#2 SP TO TOP & BOTT TRUSS
CHORDS @ EA SIDE (TYP);
ATT W/ 38 " THRU BOLTS WITH
NUTS & WASHERS @ 8" O.C.

EXIST FTG (V.I.F.)

EXIST  WD FLOOR TRUSSES

STUCCO NOTE: 2 COATS OF
STUCCO ON METAL RIB LATH
WITH FELT BACKING ATT. TO
PLY'D SHTG

EXIST WINDOW TO REMAIN

R-11 WALL INSULATION BATTS
BETWEEN STUDS

       (2)2" x 10" # 2 SP WD BM SEC
TOGETHER W/ 12"Ø GALV THRU BOLTS
W/NUT & WASHERS @ 8" O.C. STAGG.

EXIST CONC SLAB

 Typical Wall Section (BAY WINDOW)
S-3.0

01

TO REMAIN

2" x 4" #2  P.T.  WD. STUDS @ 16" ATT
TO SILL PL WITH NVHC43;  ATT. SILL PL.
WD. FRAMED WALL TO BE COV W/ WIRE
LATH & STUCCO (SEE STUCCO NOTE)

NOTE: REPLACE DAMAGED 2nd
FLOOR INSULATION AS
REQUIRED

CONNECT FLR BM TO POST WITH NEW (2)
NVRT24 ANCHORS  W/14-16d NAILS (TYP)
NOA: 20-0519.03 UPLIFT CAPACITY = 1132#

EXIST
HEADER TO REMAIN
(V.I.F.)

R-11 WALL INSULATION BATTS
BETWEEN STUDS

R-11 WALL INSULATION BATTS
BETWEEN STUDS

       (2)2" x 10" # 2 SP WD BM SEC
TOGETHER W/ 12"Ø GALV THRU BOLTS
W/NUT & WASHERS @ 8" O.C. STAGG.
CONNECT FLR BM TO POST WITH NEW (2)
NVRT24 ANCHORS  W/14-16d NAILS (TYP)
NOA: 20-0519.03 UPLIFT CAPACITY = 1132#

STUCCO NOTE: 2 COATS OF
STUCCO ON METAL RIB LATH
WITH FELT BACKING ATT. TO
PLY'D SHTG

STUCCO NOTE: 2 COATS OF
STUCCO ON METAL RIB LATH
WITH FELT BACKING ATT. TO
PLY'D SHTG

V.
I.F

.

STUCCO NOTE: 2 COATS OF
STUCCO ON METAL RIB LATH
WITH FELT BACKING ATT. TO
PLY'D SHTG

R-11 WALL INSULATION BATTS
BETWEEN STUDS

BEDROOM

EXIST FLR TRUSS

PLYWOOD & STUCCO REPAIR DTL.

(ORIGINAL CONST.)
EXIST. CONC. SLAB

EXIST PT SILL PL 
(V.I.F.)

REPLACE DAMAGED INSULATION

W/ 16 d NAILS @ 6" O.C.
NEW 2" x 4" #2 S.P. SCAB TO EXIST. 

W/ 16" d NAILS @ 6" O.C.
NEW 2" x 4" #2 S.P. SCAB TO EXIST. 

REPLACE DAMAGED INSULATION

EXIST  WD ROOF TRUSSES

ATT SHTG W/ 16 d NAILS @ 6" O.C.

REPLACE FIRE STOPS 
AS NEEDED

REPLACE FIRE STOPS 
AS NEEDED

W/ 16 d NAILS @ 6" O.C.

STUCCO NOTE: 2 COATS OF
STUCCO ON METAL RIB LATH
WITH FELT BACKING ATT. TO
PLY'D SHTG

JOINTS TO BE STAGGERED

NOTE: PROVIDE 19/32" PLY'D SHTG.
ATTACHED W/10d NAILS @ 6" C/C

STUCCO NOTE: 2 COATS OF
STUCCO ON METAL RIB LATH
WITH FELT BACKING ATT. TO
PLY'D SHTG
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