
Leaks, leaks, and more leaks
Understanding what happens with 
water claims in our associations.

What is your community doing to be proactive?
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A claim Happens, Now What?

1. Board/manger needs to be notified by the owner/tenant
• Create a point of contact within the association

2. Who needs to be contacted?
• Mitigation company- clean up water/fire/etc 
• Insurance agents

3. What's damaged?  (Preserve property immediately)
• Unit to Unit 
• Unit(s) and Common area

4. What documentation needs to be collected
• Date of loss, cause of loss details.
• Pictures of damage
• Estimates - NTE (not to exceed numbers)
• Mitigation Invoices

An insurance loss is one described as a “sudden and accidental” event, subject to policy exclusions, conditions 
and limitations. 

First steps in the claims process



All Inclusive Original Specifications Bare Walls

Who is 
responsible for 
coverage?

Association is primary subject to the 
deductible
(No Coverage for personal property)

Association is primary subject to the 
deductible.
**No coverage for any improvements 
made by current or prior owners**
(No Coverage for personal property)

Unit owners are responsible for unit 
damage.  

Association is responsible for common 
area damage.

Who pays the 
association 
policy  
deductible?

Percentage of damage to each 
affected units typically.  

Owners for damages to their unit 
below the deductible.  Association is 
responsible for common area.

**What does your insurance 
resolution say?**

Percentage of damage to each affected 
units typically.  

Owners for damages to their unit below 
the deductible plus their betterments 
and improvements. Association is 
responsible for common area.

**What does your insurance resolution 
say?**

Association would be responsible for 
the deductible since common area is 
their responsibility.

**Negligent situations could be 
defined within an insurance resolution. 

Claim Coverage



Community Exposure

• Mid-rise or High-rise
➢ 4 Stories or higher
 

• Multiple floor condo

• Townhouses (shared walls)

• Single family homes

Reducing Exposure for the Association

• Deductibles

• Unit inspections

•  Replacement schedules

• Funded reserves



1. What if we don’t know damages will exceed the 
deductible?

2. What if the damage is just unit-to-unit and no 
common area damage?

3. What if more damage is found outside of the original 
estimate?

4. The leak started from the unit above. Why do I have to 
file a claim?

5. Who is responsible for the association's deductible?

Common Claim Questions

Q A
1. The association must follow the claim through to determine if 

damages will reach the deductible.  Getting involved in the claim 
once damages amounts are determined is too late and delays the 
process.

2. Unit owners will need to manage their claim with their adjuster.  
However, the association still needs to be involved to make sure the 
process is continuing to be followed and assessing if damages will 
exceed the associations deductible. 

3. This could be a reason claims go over the deductible and why an 
association must make the decision to file a claim.  Supplemental 
payments can be issued for extra damages outside of the original 
scope. 

4. Every owner is responsible for damage to their unit regardless of 
negligence.  In a shared wall community, there is a higher risk of 
claims occurring and all owners, regardless of where the source of 
the claim came from, will be responsible for their unit’s damage. 

5. Does the association have an insurance resolution?  If the governing 
documents don’t state the deductible responsibility, the association 
needs to make it a priority to implement an insurance resolution this 
year.  



Common Claim Mistakes

1. Lacking a point of contact from the association
2. Hiring multiple contractors (mitigation and reconstruction)
3. Not using reputable contractors from within our industry

• Price gouging, work and service quality, etc. 
4. Lack in communication between the association and owners

• Not establishing realistic expectations 
5. Association signs contract for repair work (and mitigation) that isn’t their property to sign for. 
6. Not tracking the claim’s financial component along the way

• Not knowing where or who to send money
• Causes over payment to contractors which the association tends to pay

How to be Proactive

1. Initial claims meeting with all affected owners/tenants
• Be realistic about time frames and set expectations with 

owners/tenants
2. Have existing vetted contractors for association and owners

• Check out CAI as a resource.  www.caioregon.org 
3. Weekly check-in meetings with manager/point of contact/adjuster

http://www.caioregon.org/


Defining the Ideal Association
“Cost of living is increasing.  The community association unit isn't just a mortgage, it’s the cost to maintain and to make the building safe while appealing to live in.”- Dawn 
Bauman, Senior Vice President, Government & Public Affairs at Community Association Institute. 

• Loss free (no claims)

• Lower rentals (under 20%)

• Well funded reserve study (and updated)
➢ Reserve study followed

• Inspections
➢ Roof 
➢ Exterior & decks
➢ Landscape (trees and roots)

• Responsive to requirements (loss control)

• Newer Building(s) Less than 25 years old

• Older Building(s) Older than 25 years
➢ Updates

➢ Roof, plumbing, electrical, heating

Key takeaways: 

**Insurance companies want to insure the best risk.

**The ideal association is the least risky association.

**Associations can't expect low rates without lowering 
their risk.
  



• Maintenance Matrix 

• Replacement processes 
➢ Washing machine/refrigerator 

lines
➢ Smoke detectors
➢ Toilet components 

• Inspections - put in reserve study
➢ Unit plumbing
➢ Snaking pipes/drains 

• Installing water stop devices

• Community pre-vetted contractor list

• Insurance resolution
➢ When was the last time it was 

updated?

Owners are not maintaining their unit(s)… now what?

Creating a Balance Between Association & Owners

Association Unit Owner

• Siding (exterior)
• Masonry 
• Roof
• Gutters
• Decks
• Painting of exterior
• Garage doors
• Downspouts

• Interior unit & fixtures
• Windows
• Entry doors & seals
• Interior plumbing fixtures
• Water heater
• HVAC
• Interior chimney
• Hose bibs

For example only - Maintenance responsibilities may be different compared to 
insurance responsibilities.  Look at the governing documents for your specific 
association’s responsibility breakdown. 

Maintenance Matrix



BestPracticesCAMaintenance.final2_.pdf (caionline.org)

https://foundation.caionline.org/wp-content/uploads/2023/06/BestPracticesCAMaintenance.final2_.pdf


Other Resources https://abipdx.com/newslettersignup/
Owners should 

sign up too!

https://abipdx.com/newslettersignup/
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