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Dear Tony: | need to share a recent experience with
condo owners in BC. Our condo is located in Burnaby, in
a 5-year-old tower. We love the view and the location.
Since the completion in 2020, our strata has filed 3
separate claims for water escape. We started with a
$25,000 deductible, but it is now $100,000. We took a
family road trip around BC in July and on return was
alarmed to discover in our absence the new fridge we
installed produced a major flood that damaged our
home and 3 others below. The water line was not
securely fastened, popped off and filled our home for
about 5 hours before anyone discovered the source. Our
strata and manager have been very helpful, and the
recovery is progressing well. As we installed the fridge,
under the strata bylaws were are deemed to be
responsible for the claim. The strata corporation has
notified us we will be responsible for the $100,000
deductible. We have consulted our lawyer and while we
disagree with the claim, we understand we are on the
hook for the cost. Unfortunately, our home owner policy
was not updated from a $25,000 deductible to the higher
amount, so now we will be facing a $75,000 balance. Is
the strata in a position to force the sale of our home to
collect the balance?

Jeremy VH

Dear Jeremy: Deductibles for water escape in strata
corporations are routinely $100,000 - $250,000. | can
never over emphasize the importance of
homeowner/landlord insurance in a strata corporation,
and providing a copy of the annual policy renewal to
your insurance provider. Review the deductibles, any
exclusions or exemptions, and determine if there are any
options you as an owner may purchase to cover the risks.

A strata corporation has an obligation to notify the
owners as soon as possible if there are any material
changes to a strata policy. Consider those items to be

changes in risks, exemptions or costs that would affect
owners. This is because annual meetings and insurance
renewals don’t always align. Do not wait for a general
meeting to update the owners. When the new policy is in
place, issue it to the owners.

To collect the deductible, the strata council will decide to
proceed with a collection action starting with a demand
notice for the amount. If the owner or their insurer does
not pay, the council will proceed with a notice of claim
either through the Civil Resolution Tribunal or a Supreme
Court Action. A successful decision is filed in Supreme
Court on the title of the unit. If the owner has not paid
the amount, the strata will proceed with an enforcement
order and eventually an order for sale proceeding may
be granted to collect the balance, although, this
judgment does not take priority over mortgages,
taxation, or proceeds of crime actions and it may take
some time to recover the amount.
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