
TOOLS FOR 
NAVIGATING
CONDO
SALES ON
FLORIDA’S EAST 
COAST

M I A M I  A S S O C I AT I O N  O F  R E A LT O R S



WESLEY ULLOA

• Broker Owner of LUXE Properties

• Florida Condominium Law and Policy 

Life Safety Advisory Task Force 

Member

• Florida Realtors 2020 Chair of Condo 

Think Tank

• 2019 YPN President

• Mom, Historic Home Lover, Dog Mom 

and Loves to Cook 

 

A L L  A B O U T  C O N D O S

WESLEY ULLOA

• Broker Owner of LUXE Properties with 

690 Agents and 10 Offices

• Licensed Mortgage Lender

• MSIRE Graduate

• Florida Condominium Law and Policy 

Life Safety Advisory Task Force 

Member

• Florida Realtors 2020 Chair of Condo 

Think Tank

• 2019 YPN President

• Mom, Historic Home Lover, Dog Mom 

and Loves to Cook 

 

https://www.floridarealtors.org/sites/default/files/2021-10/Condominium-Law-and-Policy-Life-Safety-Advisory-Task-Force-Report.pdf
https://www.floridarealtors.org/sites/default/files/2021-10/Condominium-Law-and-Policy-Life-Safety-Advisory-Task-Force-Report.pdf
https://www.floridarealtors.org/sites/default/files/2021-10/Condominium-Law-and-Policy-Life-Safety-Advisory-Task-Force-Report.pdf
https://www.floridarealtors.org/sites/default/files/2021-10/Condominium-Law-and-Policy-Life-Safety-Advisory-Task-Force-Report.pdf


A L L  A B O UT  C O N D O SBY THE NUMBERS
• Over 27,000 Condo Associations Statewide and 1,500,000 

Condo Units

• As of January 2025 - 3,000 Condo Associations Registered in 

Palm Beach County

• 59.6% of All Listings in Palm Beach County Are 

Condos/Townhouses

• It Is Estimated that 60% of Our Condos are over 30 Years Old



A L L  A B O UT  C O N D O S

Limited Review

Insurance Coverage
Reserve Study

Budget Condo Hotels
Litigation

Special Assessments 
Deferred Maintenance

Fannie Mae

Freddie Mac

10% Reserves

High Delinquency Rates

Meeting Minutes

Management 
Company



D A D E  C O U N T Y  C O N D O S

Down if Building Does 

Not Have 10% Reserves

vs

Down with Fannie Mae

Full Review



A L L  A B O UT  C O N D O S

DID YOU KNOW?

Florida is the only state in the nation that requires 25% 

Down For Limited Review Loan Programs



KEY POINTS FOR FINANCING

• 10% or Adequate Reserves for Full Review Loans (Less than 25% 

Down)

• Adequate Insurance Coverage including Flood and Fidelity Bond

• More Than 50% Owner Occupied, No Entity More Than 10%

• Delinquency Rates Less Than 15%

• No Major Construction or Structural Issues, Passed Milestones 

Inspections

• No Major Litigation, No Major Special Assessments Delinquency



2022 STATE 
CONDO LAW 
CHANGES

D A D E  C O U N T Y  C O N D O S

Senate Bill 4D

• 25-30 Year Recertifications

• Structural Integrity Reserves Study 

(“SIRS”)

• Reserves on Budget to cover the 

amounts needed on SIRS items by 

December 2024

• No waiving of Reserves for SIRS items





BREADCRUMB #1 - LOOK UP PAST MLS SALES



BREADCRUMB #1 - CALCULATE LTV ON IMAPP



BREADCRUMB #1 - SEARCH BY LTV ON MLS



BREADCRUMB #2 - IMAPP FOR OWNERS



BREADCRUMB #2 - IMAPP FOR OWNERS



BREADCRUMB #2 - IMAPP FOR OWNERS



BREADCRUMB #2 - IMAPP FOR OWNERS



BREADCRUMB #3 - SIRS DATABASE



BREADCRUMB #4 - LEGAL SEARCH



BREADCRUMB #4 - LEGAL SEARCH



BREADCRUMB #5 - FINDING CONDO DOCS



BREADCRUMB #5 - FINDING CONDO DOCS



BREADCRUMB #6 - CHECK MLS ATTACHMENTS



BREADCRUMB #5 - CONDO REGISTRY



OTHER RESOURCES



MYCONDOPLANS - ACCESS FLOORPLANS



THE GROUND UP - NEW CONSTRUCTION INFO



MIAMI REALTORS - CONDO RESOURCE PAGE



CONDO RESOURCE PAGE FINDS

• Fannie Mae Condo Questionnaire Form

• Request for Condo Docs Form

• Notice of Condo Associations Non-Compliance With FLA. Stat SEC. 

718.111

• Stats on Condo Sales

• Tutorial on Calculating Budget Reserves

• Milestone Inspection Forms

• Access to SIRS Database

https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf
https://www.miamirealtors.com/wp-content/uploads/bsk-pdf-manager/2025/02/Notice-of-Condo-Associations-Non-Compliance-With-FLA.-Stat-SEC.-718.111.pdf




THANK YOU!
For questions or concerns

Phone Number

305-423-9294

Email Address

wesley@luxeknows.com

Website

www.luxeknows.com
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