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Dear Tony: We found the best townhouse a few years
ago. It was in a community next to the forest, end unit,
large patio area and loads of privacy. The strata
corporation has been well run and conflict free. Over the
past 5 years we spent about $200,000 on upgrades to
finish our basement and upgrade the kitchen and
bathrooms. We had a water line break in a neighbouring
unit. The owner was away and the leak was discovered
when the water started breaching our common wall. The
basement had 3 feet of water as their floor drain was
blocked. Our reno’s on the lower level have been totally
destroyed along with damage to the structure of our
foundation. The strata insurer is advising the
homeowner insurance covers the loss and our home
owner insurer is referring this back to the strata
insurance. As we see it there are 2 separate claims, one
for our improvements and one for the damage to the
insured structure of the building. The strata council are
trying to avoid a claim on the strata insurance and
refusing to file a claim. How do we get this resolved?

Gilbert D.

Dear Gilbert: You are correct, there are 2 separate
claims. Water escape is a mandatory peril under the
Strata Property Act. An owner, tenant or occupant is
deemed under the Act to be a named insured on the
strata corporation policy, therefore as an owner you are
entitled to contact the insurer directly and file a claim on
the strata policy.

Multiple claims, brokers and adjusters are common
when there are damages to insured property in a strata
corporation.. | would advise you have both brokers
connected and start a written communication regarding
the damages. The strata insurance will cover the
damages to the original structure and assets of the
corporation for both your strata lot and the neighbour’s
strata lot. That is one claim.

Each strata lot owner will then file a claim on their home
owner policies for damages to their respective units.

In other words, the strata corporation’s insurance policy
will cover the original fixtures and structure and all
betterments are covered under your home owner policy.

Appliances such as the original hot water tanks and gas
furnaces are also covered under the strata policy. This is
an important notice for strata lot owners who are doing
upgrades and conversions to their heating and
ventilation systems.

Heat pumps, on demand hot water systems, and
electrical upgrades are not the original insured
components of the strata corporation. With significant
investments in energy conversions, especially for
townhouses, owners are advised to confirm their
upgrades have been included on their homeowner
policies. The strata corporation policy does not cover
upgrades and incorrectly installed systems may result in
limits on your coverage. Yet another reason why
unpermitted installations by an unlicensed technician are
a bad idea.
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