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Milestone Inspection Report

Purpose 

Purpose and Non-Conflict of Interest Disclosure 
The purpose of this report is to certify the enclosed Milestone Inspection and Report 
prepared

 

1. All facts contained in this report are true and accurate.

2. Beryl has no present or prospective interest in the subject property of this report, and
also has no personal interest with respect to the parties involved.

3. Beryl has no bias with respect to the subject property of this report or to the parties
involved with this assignment.

4. Our engagement in this assignment was not contingent upon producing or reporting
predetermined results.

5. Our compensation is not contingent on any action or event resulting from this report.

6. We have the knowledge and experience to generate accurate Milestone Inspection
Report on all buildings contained within this report

7. We have performed a physical inspection of the subject risk(s) contained in this report.

Beryl conducted a Milestone Inspection – Phase I Per the Florida Statute Title XXXIII, Chapter 553, 
Section 899 and in conformance with the scope of work specified in SB 4-D & SB 154 – Building 
Safety, Dated May 26, 2022, and all other executed amendments to SB 4-D & SB 154, revisions Dated 
May 04, 2023, and, signed by the governor on June 09, 2023, passed by the state, as per the date of this 
report. The purpose of the Milestone Inspection – Phase I is to assess the subject property and determine 
the present condition of all of the major structural elements and components of the building(s), 
highlighting any deferred maintenance, commenting on on-site management issues as they relate to the 
care of the property, and documenting all observed deficiencies. 

It is understood that Beryl did not evaluate the adequacy of the original construction system or materials 
used and does not ensure the adequacy and sufficiency of any documents or improvements reviewed. 
This assessment does not purport to encompass every report, record, permit, or other documentation 
relevant to the property and does not create or imply any guarantee of future building conditions or 
value. 

The purpose of the property review was to assess the subject property and to determine the present 
condition of the following about the Building/Structural Components to include: Roofs, exteriors, 
breezeways, framing elements, load bearing, shear walls, foundation, and stairs. 

We did not gain access to all areas, operate any specific equipment, or perform any tests. Beryl 
identified those areas that, in our opinion, require remedial work or restoration. This report is based on 
our professional opinion and field observations. It should be noted that site development drawings were 
not provided for our review. 
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Licensed Engineer(s) or Architect(s) Responsible for the Milestone Inspection 

NOTE: 

PHASE 1 Milestone Inspection 

MILESTONE INSPECTION REPORT FORMS - STRUCTURAL BSIP INSPECTION FORM

Form EB18 – 2024 

*A condition exists that the Milestone Inspector determines would need a Phase 2 Inspection or structural evaluation of the specific item
identified or area in order to determine whether a dangerous condition exists.

MILESTONE INSPECTION REPORT FORM

Beryl Engineering & Inspection

Leo Cannyn, PE-65994

8202 N. Armenia Ave, Suite A, Tampa, FL 33604

(813) 616-3301

03/24/2025 03/24/2025

✔

✔

✔

✔



Chapter 18 of the Florida Building 
Code, Existing Building

✔

Leo Cannyn

PE-69554

Check Required Fields

Add Attachments



Chapter 18 of the Florida Building
Code, Existing Building

✔

Leo Cannyn

PE-69554

Check Required Fields

Add Attachments



1. DESCRIPTION OF STRUCTURE

Pipers Run Condominium Association Inc

19812 Gulf Blvd, Indian Shores, Florida 33785

PIPER'S RUN CONDO

David Irwin

19812 Gulf Blvd, Indian Shores, Florida 33785

david1744@yahoo.com (813) 474-6346

24-30-14-71822-000-0001

310.3 Residential Group R-2

0904 Condo Common Area Assn Own 

3 story multifamily residential Wood Frame

Approx. 13,600 sq ft 3

Approx. 8,040 sq ft

Pipers Run Condominium Association

Approximately 300 ft via google earth.

Add Attachments



2. PRESENT CONDITION OF STRUCTURE 

Right rear concrete support beam under the balcony of unit 4 had excessive cracking, bulging and
deflection. See Photos #65 - 68

Add Attachments



Cracking and exposed re-bar in a several locations throughout the parking garage.
See Photos #32 - 64
Deterioration and buckling of the wood siding throughout exterior. See Photos #83 - 99

See Above (Structure)

See Above (Structure)

Left rear parking garage ceiling. See Photos #32,33

None



3. INSPECTIONS 

4. SUPPORTING DATA ATTACHED 

Add Attachments

03/24/2025

03/24/2025

Leo Cannyn, PE-69554

None

Information not available from building department. 

Add Attachments



5. FOUNDATION 

 Concrete Pier and Beam

None

Left side gutter downspout discharged at the base of the foundation pier. See Photos #100 - 102



6. MASONRY BEARING WALL – Indicate Good, Fair, Poor, or Significant on Appropriate Lines 
(Definitions for assessments can be found in section 19) 

Exterior





7. FLOOR AND ROOF SYSTEM 

a. Roof: 

✔

✔

✔

Unknown

✔

Unknown

✔

✔

Modified Bitumen

Add Attachments



None

Gutters and downspouts

N/A



b. Floor System(s): 

1. 

2. 

3. 

None

See Above (Structure)

There were two units with non-ocean facing balconies. Units 1 and 5.



4. 

5. 

6. 

7. 

8. 

✔

✔

See Above (Structure)

Stairs are traditional wood frame construction. Four Staircase: Two Staircases on the right side
and two on the left side, front and rear.
The left and right front stairs were not secured to the concrete below. See Photos #103 - 112

None



9. 

10. 

c. Inspection 

✔

Several Handrails were loose on the balconies and walkways. See Photos #

Loose railings at least 3 locations. See photos #103, 105 - 112

None



8. STEEL FRAMING SYSTEM 

a. 

b. 

c. 

d. 

e. 

f. 

Add Attachments



9. CONCRETE FRAMING SYSTEM 

a. 

b. Cracking: 

c. 

d. 

Pier and Beam

See Above (Structure)

See Above (Structure)

Add Attachments



e. 

f. 

See Above (Structure)



10. WINDOWS, STOREFRONTS, CURTAINWALLS AND EXTERIOR DOORS 

a. 
Structural Glazing on the exterior envelope of 
threshold building: 

Exterior Doors: 

Sliding Glass

Hinges.
Dead Bolt.



Good



11. WOOD FRAMING 

a. 

b. 

c. 

d. 

Second and third level were constructed with wood.

Unknown

Unknown

Unknown

Unknown

Good

Add Attachments



e. 

f. 

g. 

h. 

See Above (Structure)

Good

None

See Above (Floor)



12. BUILDING FACADE INSPECTION

13. SPECIAL OR UNUSUAL FEATURES IN THE BUILDING

14. DETERIORATION

Wood Clading

Mechanically attached

See Above (Structure)

N/A

Add Attachments



15. UNSAFE CONDITIONS 

16. SAFE OCCUPANCY DETERMINATION 

✔

Balcony unit 4.
See photos #118 - 121 for cost estimates.

Add Attachments



17. SUMMARY OF FINDINGS 

The below Condition(s) were noted within this Phase 1 Inspection. 

Indication of Dangerous Condition Observed 

Actual Dangerous Condition Observed 

    Indication of Substantial Structural Deterioration Observed 

Actual Substantial Structural Deterioration Observed 

Indication of Need for Maintenance 

Indication of Need for Repair 

Indication of Need for Replacement 

Inaccessible Condition of Structural Component 

Phase 2 Insp 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

ection Require : 

No 

No 

No 

No 

No 

No 

No 

No 

18. REVIEW OF EXISTING DOCUMENTS AND PERMIT RECORDS 
It appears that unpermitted structural work has been performed as follows, and the Building Official has been 
notified: 

Yes No 

If yes, describe unpermitted work: 

✔

✔

✔

✔

✔

✔

✔

Add Attachments



19. DEFINITIONS OF TERMS 

Good: 

Fair:

Poor:

Significant

Major Structural Component

Substantial Structural Deterioration. 

Unsafe conditions unsafe

unsafe Unsafe 
code official 

unsafe

Dangerous. 



1 Front of the Building 2 Right Side of the Building

3 Rear of the Building 4 Left Side of the Building

5 Roof Overview 6 Roof Overview

7 Roof Overview 8 Roof Overview



9 Roof Overview 10 Roof Overview

11 Roof Overview 12 Roof Overview

13 Roof Overview 14 Balcony Overview Unit 6

15 Balcony Overview Unit 6 16 Balcony Overview Unit 6



17 Balcony Overview Unit 6 18 Balcony Overview Unit 6

19 Balcony Overview Front 20 Walkway Overview

21 Stairs overview 22 Walkway Overview

23 Walkway Overview 24 Walkway Overview



25 Stairs overview 26 Stairs overview

27 Stairs overview 28 Stairs overview

29 Stairs overview 30 Stairs overview

31 Garage Overview 32 Rear Garage Ceiling Cracks Repairs



33 Rear Garage Ceiling Cracks Repairs 34 Right Middle Garage Cracking and exposed Re-
Bar

35 Damage to Left Rear Garage Beam From Flood 
Wall

36 Damage to Left Rear Garage Beam From Flood 
Wall

37 Damage to Left Rear Garage Beam From Flood 
Wall

38 Damage to Left Rear Garage Beam From Flood 
Wall

39 Right Middle Garage Cracking and exposed Re-
Bar

40 Right Rear Garage Cracking and exposed Re-Bar



41 Right Rear Garage Cracking and exposed Re-Bar 42 Right Rear Garage Cracking 

43 Left Rear Garage Cracking and exposed Re-Bar 44 Left Rear Garage Cracking and exposed Re-Bar

45 Left Rear Garage Cracking and exposed Re-Bar 46 Rear Garage Pier Cracks and Exposed Re-Bar

47 Rear Garage Pier Cracks and Exposed Re-Bar 48 Rear Garage Pier Cracks



49 Rear Garage Pier Cracks 50 Rear Garage Pier Cracks

51 Middle Garage exposed re-Bar 52 Middle Garage exposed re-Bar

53 Rear Garage Beam Cracks 54 Rear Garage Beam Cracks

55 Rear Garage Beam Cracks 56 Left Side Garage Pier Cracks



57 Left Side Garage Pier Cracks 58 Left Side Garage Pier Cracks

59 Left Side Garage Exposed Re-Bar 60 Left Side Garage Exposed Re-Bar

61 Right Side Garage Pier Cracks 62 Right Front Garage Exposed Re-Bar

63 Right Front Garage Exposed Re-Bar 64 Right Front Garage Exposed Re-Bar



65 Right Front Garage Exposed Re-Bar 66 Right Front Garage Exposed Re-Bar

67 Right Rear Beam Cracking, Bulging and Rusting 68 Right Rear Beam Cracking, Bulging and Rusting

69 Right Rear Beam Cracking, Bulging and Rusting 70 Right Rear Beam Cracking, Bulging and Rusting

71 Loose Handrail Unit 6 72 Loose Handrail Unit 6



73 Loose Handrail Unit 8 74 Loose Handrail Unit 5

75 Loose and Cracked Handrail Unit 3 76 Loose and Cracked Handrail Unit 3

77 Garage Slab Cracks 78 Garage Slab Cracks

79 Garage Slab Cracks 80 Garage Slab Cracks



81 Right Rear Facia Deterioration 82 Right Front Facia Deterioration

83 Wood Siding Peeling and Buckling 84 Wood Siding Peeling and Buckling 

85 Wood Siding Peeling and Buckling 86 Wood Siding Peeling and Buckling 

87 Wood Siding Peeling and Buckling 88 Wood Trim Peeling and Buckling 



89 Wood Trim Peeling and Buckling 90 Wood Trim Peeling and Buckling 

91 Rear Soffit Buckling 92 Wood Siding Peeling and Buckling 

93 Wood Siding Deterioration 94 Wood Siding Deterioration

95 Wood Siding Deterioration 96 Wood Siding Deterioration



97 Wood Siding Deterioration 98 Right Front Soffit Damage

99 Right Front Soffit Damage 100  Left Front Gutter Downspout Discharge at Pier 
Footing

101  Left Front Gutter Downspout Discharge at Pier 
Footing

102  Left Front Gutter Downspout Discharge at Pier 
Footing

103  Right Front Stairs 4x4 Posts Not Secured to Slab 104  Right Front Stairs 4x4 Posts Not Secured to Slab



105  Right Front Stairs 4x4 Posts Not Secured to Slab 106  Right Front Stairs 4x4 Posts Not Secured to Slab

107  Right Front Stairs 4x4 Posts Not Secured to Slab 108  Left Front Stairs 4x4 Posts Not Secured to Slab

109  Left Front Stairs 4x4 Posts Not Secured to Slab 110  Left Front Stairs 4x4 Posts Not Secured to Slab

111  Left Front Stairs 4x4 Posts Not Secured to Slab 112  Left Front Stairs 4x4 Posts Not Secured to Slab



113  Clogged Gutters and Debris on Roof 114  Clogged Gutters and Debris on Roof

115  Clogged Gutters and Debris on Roof 116  Clogged Gutters and Debris on Roof

117  Clogged Gutters and Debris on Roof 118  Cost Estimate

119  Cost Estimate 120  Cost Estimate



121  Cost Estimate


