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When it comes to condo insurance in BC, there’s a lot 
for strata owners to know. This article will provide an 
overview of how insurance is regulated in BC, and the 
client-broker relationship from the perspective of the 
Insurance Council of BC, the provincial regulator for 
BC’s insurance intermediaries. 
 
Buying Condo Insurance  
 
To get a better sense of how insurance is sold in BC, it’s 
important to understand the roles and relationships of 
those involved. 
 
How Insurance Is Sold – The Broker’s Role 
The purchase or renewal of insurance typically involves 
three parties: the client, the insurance broker and 
insurer (insurance company). Brokers work directly with 
clients to provide advice and access to insurance 
products, while insurers offer those insurance products 
and pay claims.  Insurers determine how much risk they 
are willing to bear and at what price. Brokers, in turn, 
negotiate with the insurance companies on behalf of 
the client to seek the coverage they are after, taking 
into consideration a number of factors including cost 
and coverage.   
 
As an intermediary in the purchase of insurance, it is a 
broker’s role to work with clients to assess their needs 
based on their unique situation, and to find appropriate 
insurance solutions and products that match those 
needs. Based on their knowledge of how insurers assess 
and cost risk, brokers can also provide advice to clients 
on how to mitigate risks to access the best available 
pricing.  
 
Brokers are mainly compensated through commissions 
based on insurance policies sold. Those commissions 
are usually a percentage based on the annual premium 

paid for a policy. Not every broker has access to the 
same insurance markets and products, so it’s important 
to make sure you are aware of your available options.  
 
The Client’s Representative 
For an individual unit owner’s home insurance or any 
other kind of personal insurance, an insurance broker 
works directly with the client. For strata corporations, 
typically it is the strata’s property manager who acts as 
the client’s representative and deals with the insurance 
broker.   
 
How Insurance Is Regulated In BC 
The insurance industry in BC is regulated at the 
provincial level by two oversight bodies. The Insurance 
Council of BC regulates insurance brokers and other 
intermediaries—our licensees include insurance 
salespersons, agents, agencies, and independent 
adjusters. The BC Financial Services Authority (BCFSA) 
regulates insurers—the insurance companies that offer 
insurance products.  
 
The Client-Broker Relationship 
 
BC insurance brokers are regulated professionals with a 
duty to conduct themselves competently and ethically 
according to the Insurance Council’s Rules and Code of 
Conduct. They have an obligation to act in the client’s 
best interest at all times and must conduct themselves 
in a trustworthy and honest manner.  
 
A broker must disclose any conflicts of interest they 
may have concerning their recommendations to the 
client and disclose relevant information so their client 
can make an informed decision about their insurance. 
This includes how and by whom your broker is being 
compensated.  
 



 
Page 2 of 3 

Bulletin: 200-229 
 

 

 

Broker Obligations and Your Condo Insurance 
Clients rely on insurance brokers to be their trusted 
advisors in meeting their insurance needs and, in turn, 
brokers have regulatory requirements that they must 
meet. Brokers have an obligation to make sure that 
clients understand the current insurance marketplace, 
the process required to place coverage, and the types of 
coverage available. Whether renewing an existing policy 
or seeking a market for a new client, a broker needs to 
ensure that the client understands current market 
conditions.  
 
Duty of Care 
A broker must not engage in any business practices that 
place the interests of others ahead of their client.  The 
client’s interests take priority and must not be sacrificed 
to the interests of others.   
 
Disclosure  
Brokers must make full and fair disclosure of all material 
facts so that their client, or the client’s authorized 
representative, can make informed decisions about 
their insurance. This includes the disclosure of: 
 

• The relationship between the broker and the 
insurer 

• The nature and extent of whatever interest, if 
any, the licensee has in the transaction 
including, but not limited to, whether they will 
receive a commission or other remuneration 
related to the transaction. Currently, there is no 
regulatory requirement that the amount of 
remuneration or commission be disclosed. 

• Where a commission or remuneration is 
payable, the identity of the company or person 
paying it.  

 
Timely Notification 
Brokers are required to provide notification to clients 60 
days prior to the expiration of their existing insurance if 
the broker is unable to renew their insurance at the 
same terms and conditions. Should the broker find that 
the same insurance renewal terms are not being 
offered, or coverage is conditional on the client meeting 
certain conditions, the broker must disclose this to the 
client immediately. Earlier this year, the Insurance 
Council increased the notification period from 30 to 60 
days in response to current market conditions. While 

brokers are subject to notification requirements, at this 
time there is no notification requirement for insurers so 
your broker may be limited in the information they are 
able to provide 60 days out.  
 
Our Role as a Regulator 
As the regulator for brokers and other insurance 
intermediaries in the province, the Insurance Council of 
BC oversees the conduct of our licensees in the interest 
of public protection. We do this by ensuring that 
licensees meet the standards for licensing and practice 
through qualification, guidance and audits; and by 
disciplining when there is evidence that a licensee has 
fallen short of their obligations under the Insurance 
Council’s Rules, Code of Conduct or the Financial 
Institutions Act.   
 
We can assist consumers by: 

• Answering questions about broker conduct and 
standards, and helping you identify if an 
interaction or transaction may involve 
misconduct; 

• Investigating concerns that a broker or adjuster 
may have breached our Rules, Code of Conduct, 
or the Financial Institutions Act; 

• Answering questions and helping you access 
resources and information, or connecting you 
to other appropriate regulators. 
 

If the concern is related to a strata’s property insurance, 
the best person to initiate contact with us is the 
authorized representative of the strata council such as 
the property manager or strata council president. If the 
concern is related to an individual owner’s unit 
insurance, that owner should contact us directly. 
 
The Financial Institutions Act limits the Insurance 
Council’s regulatory authority to our own licensees 
(insurance agents, salespersons, agencies, and 
independent adjusters). While we do not have authority 
over insurance companies and their employees—and as 
such, cannot order them to provide coverage,  
payment, or restitution—we are able to work with you 
to help answer questions, provide information, or 
connect you with other resources. As part of our public 
protection role as a regulator, we are here to provide 
you with assistance.  
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Staying Informed 
Amidst the backdrop of a challenging market for strata 
insurance renewals, strata owners are having to take on 
a more active role in staying informed.  By having an 
awareness of the roles and responsibilities of all 
involved, strata owners can be all the more prepared to 
engage with brokers and regulators to ensure their 
needs are being met.  

 
What you need to know: 

• Get the details regarding about your strata’s 
insurance policy. Contact your property 
manager or try checking your strata’s AGM 
package, as it is usual practice for insurance 
policy declarations to be included. 

• Make sure you know what your options are; not 
all brokers have access to the same insurance 
products. 

• Brokers must notify clients 60 days prior to the 
expiration of their existing insurance if they 
cannot renew their insurance at the same terms 
and conditions. 

• Understand how commission is paid for the 
purchase/renewal of your insurance. Brokers 
have a requirement to disclose whether they 
receive a commission or other remuneration for 
the purchase of insurance, and who is paying it. 
Brokers and property managers have a 
requirement to disclose the payment of referral 
fees.  
 

Have a question about standards of practice or conduct 
for insurance brokers?   You can reach the Insurance 
Council of BC at 1-877-688-0321 or 
info@insurancecouncilofbc.com. 

 


