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Strata properties come in an almost infinite variety of
shapes, sizes and complexities. Consequently, there
isn’t a one-size-fits-all insurance policy for a strata
property. Nearly all the insurance options for residential
properties can come into play: The strata corporation’s
common property will require a commercial general
liability policy. In addition, strata unit owners who live
in their unit will need a condo unit-owner’s policy. If the
unit is rented, the owner will need a landlord’s policy
and the tenants will need their own policy. Free-
standing homes in bare-land stratas are insured by
standard homeowner’s policies.

It is possible to purchase a strata unit policy direct
from an insurance company online or by phone — self-
service insurance, if you will. But if you experience a
loss that requires making a claim, and complications
arise — as is often the case in strata situations — you’re
really on your own.

There are distinct advantages to having an insurance
broker working for you.

Brokers put your needs first:

All insurance brokers in B.C. are licensed and meet the
requirements set out by the regulatory body, the
Insurance Council of B.C. Brokers must adhere to a Code
of Conduct that is based on honesty, integrity and
utmost good faith. That code dictates that licensees
must recommend only the amount of coverage that
meets your stated needs — no more and no less. While
insurance brokers owe a duty of care to both their
customers and the insurance companies they represent,
the client’s interests take priority over the interests of
others.

Brokers provide choice:

An insurance broker offers a choice of policies from
various insurance companies. Many insurance
companies believe that providing complete protection
for your family, home, and possessions can only be
achieved successfully with the involvement of an
insurance broker, so the coverage offered by these
companies may not be available to you except through
a broker. When you buy direct from an insurance
company, the onus is on you to compare the coverages
and exclusions of their policies before making your
choice.

Brokers provide significant product and local
knowledge:

With dozens of insurers offering a variety of products
across the country, and innovations being introduced
constantly, it’s not realistic for the typical consumer to
keep track of them all. Brokers are constantly assessing
the insurance marketplace and industry trends. They
receive continuing education each year in order to
maintain a strong depth of knowledge. In fact,
continuing education is mandatory for insurance broker
licensing in B.C. Your broker can explain what’s covered
in the policies that meet your needs, what’s excluded,
how it meets or exceeds the minimum requirements of
legislation, and can provide options and unbiased
advice.

Brokers help you manage your risk:

How well your strata council and individual owners
manage the risk of the building and units respectively
can have an impact on future insurance costs; poor risk
management can even potentially limit the insurance
options available to you.
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Your broker has local, on-the-ground knowledge of your
strata building and the risks that could lead to a loss and
a claim. He or she can visit the strata site and assess
potential issues that may not be apparent in a Google
Map photo. Those issues may include areas of concern
within the property, or in close proximity to it. Your
insurance broker can also attend a strata council
meeting or an annual general meeting and discuss
insurance with the owners. Many brokerages can
provide a holistic approach to the total strata
development, understanding and addressing the needs
of the strata corporation as well as the unit owners.

Brokers shop the market:

Brokers combine their product knowledge with a
regular monitoring of pricing trends in the insurance
industry. As part of their annual review of your needs,
they’ll determine if and how changes in circumstances
are likely to lead to pricing changes. With your broker’s
expertise you’ll benefit from periodic reviews of your
insurance portfolio so that you don’t miss out on
discounts or new product opportunities.

Brokers provide value:

Brokers are compensated by insurance companies by
way of commissions, and clients generally do not pay
separate fees for the numerous services provided by
brokers. Some direct-selling insurance companies may
advertise “no broker commissions”, but they don’t
provide a broker’s valuable advice, advocacy and ability
to find the best coverage from a field of insurance
providers.

Insurance is part of financial literacy:

Financial responsibility means managing and investing
prudently, and protecting your assets against loss. It
means educating yourself and taking advantage of the
expertise of professionals wherever possible.

In a strata property context, financial literacy also
means taking an interest in the current and future
condition and management of the common property.
You have equity tied up in an asset for which you and
your fellow owners are ultimately responsible. For most
strata properties that common asset is a multi-million-
dollar building with commercial-grade systems that
require professional maintenance.

For individuals and businesses, an insurance broker is
one of four key financial advisors, along with an
accountant, lawyer and banker. When it comes to
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financial and legal matters, there are some things you
can easily do for yourself, and some things it’s best to
leave to the professionals. The same is true when it
comes to your insurance. Dealing with a qualified,
licensed insurance broker is the best way to receive
comprehensive insurance protection at the best
possible price.

Life isn’t static; it’s fluid and changing all the time. Your
insurance coverage can and should change, too, when
circumstances lead to material changes in what you
own, where you live, and with whom you live. Your
insurance broker is there to answer questions — even
the “what if” questions — when you’re contemplating
renovating, moving or some other change, or if you
require a mid-term revision to your coverage.

Let’s look at a few basics for strata insurance.

Strata buildings and common areas:

Every multi-unit residence in B.C. comes under the
Strata Property Act — even duplexes and triplexes (there
is no such thing as a “non-conforming strata”). Strata
plans must be filed with the BC Land Titles Office.

The Strata Property Act (sections 149 to 154) sets out
minimum requirements for insurance and requires
strata corporations to review their insurance annually
to ensure it’s adequate. The strata corporation must
report to owners on the insurance coverage at each
annual general meeting. Every unit owner has the right
to know about all insurance policies and warranties
covering their building. Usually the insurance summary
is provided to owners as part of the year-end financial-
statement package prior to annual general meetings.

The Strata Property Act stipulates that strata
corporations must (s. 159, 160) repair damage to the
building, or pass a %-vote to not repair. It is not an
option to leave buildings unmaintained and unrepaired.

Strata units:

All strata unit owners should have their own insurance
policy, often referred to as a ‘condo policy’. When
arranging for insurance for your strata unit, show your
insurance broker the building insurance summary so
that your unit coverage can be tailored accordingly, and
your broker can ensure there are no gaps between the
two policies; for example, for coverage of losses from
water damage.
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A condo policy covers your clothing, furniture,
appliances and belongings, including those in your
storage locker, and the upgrades to the unit since it was
originally built — all to a valuation level you designate.
It's a common tendency on the part of owners to
underestimate the dollar-value of their unit contents. A
household inventory will be very helpful in determining
a valuation of contents — and you’ll be glad you have it
should you ever have to file an insurance claim. An
inventory can be done fairly easily by taking digital
photos of every room (including inside closets and
cupboards), and then estimating what you paid for the
items in each photo. Keep receipts for major purchases.
Store this inventory in a safe place with your other
important documents.

Strata owners are responsible for damage that
originates in their own units, and also for damage that
extends to neighbouring units and common property
(this responsibility may be limited to the amount of the
deductible of the building policy, but can still be in the
tens of thousands of dollars). The unit policy covers this
third-party liability (to specified limits).

Unit policies include additional living expenses, in case
you can’t live in your unit in the event of an insured loss
in certain circumstances.

Loss assessment coverage is unique to strata insurance.
It pays your share (up to a stated limit) of an
assessment in the event of a major property or liability
loss on common property that exceeds the
corporation’s policy limits. For example, in the event of
an earthquake, the strata corporation would have to
pay the earthquake deductible before repairs could
start. A typical earthquake deductible is 15% of the
appraised value of the building, so for a $20 million
building, the earthquake deductible would be $3 million
— more than the strata likely has in its reserve fund. The
owners would be assessed for the balance, and owners
with assessment coverage would have a portion of that
assessment covered by their unit policy.

Strata unit insurance for owners and tenants is
reasonable in price. Even if you don’t think your
belongings are worth very much, the insurance is
valuable for its third-party liability coverage, and
additional living-expense coverage.

Page 3 of 3
Bulletin: 200-167

About one quarter of B.C. residents now live in strata
properties and the number is growing. In densified parts
of southwest B.C., more than half of the residents are in
stratas. The long-term viability of those neighbourhoods
depends on all residents being proactive in managing
their units and their buildings. Insurance plays an
important role in the health of strata properties and
communities because it makes it possible for owners to
be made financially whole again after a loss. You have a
friend, ally and trusted advisor to help ensure you have
adequate insurance: your insurance broker, who often
is just right down the street.



