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This report is in 2 parts: 

Part 1 the summary of current renewal and placement conditions with recommendations for 

legislative amendment or enforcement of the Insurance Act, the Strata Property Act and the 

Real Estate Services Act, including 517 written submissions and data collected to June 1, 2020 

Part 2 summary of the survey results collected in the period of March 11-April 10, 2020  

 

 

 

 



Since the summer of 2019, the landscape of strata corporation insurance renewals dramatically 

changed resulting in unpredictable increases in the cost of insurance, the increase in deductible 

rates to manage risk and defer the majority of claims to individual owners and in significant 

circumstances, the loss of insurance or loss limits that limit the coverage available to both 

strata corporations and home owners.  To navigate the impact of insurance placement and 

renewals for strata corporations in British Columbia, it is essential to understand the effects of 

the Strata Property Act of BC and the regulated and independent roles of the participants in the 

insurance relationship.  

Who are the parties in the insurance relationship and how they are connected?  

The Strata Corporation: The Strata Property Act in BC requires a strata corporation to maintain 

insurance for full replacement value and insure against major perils such as fire, lightning, 

smoke windstorm, hail, explosion, water escape, strikes. Riots or civil commotion, impact by 

aircraft and vehicles, vandalism and malicious acts.  

Full replacement value is established through a routine appraisal of the strata property 

common assets, common property, buildings shown on the strata plan and fixtures installed on 

a strata lot by the owner developer as part of the original construction.  

Fixtures include all items attached to a building, including wall and floor coverings and electrical 

and plumbing fixtures, but does not include, appliances if they can be removed without damage 

to the building.   

 The strata corporation must also obtain and maintain liability insurance to insure the strata 

corporation against liability for property damage and bodily injury, and may insure for 

additional perils such as director’s and officer liability, earthquake, environmental impact, or 

other regional risks or liabilities such as commercial business activities.   

Strata corporation insurance is a common expense of the strata corporation and is shared as 

part of the annual operating budget with all common expenses of a strata corporation based on 

the same model as strata fees which is unit entitlement.   

In the event of a claim, the deductible portion of a claim is a common expense of the strata 

corporation. The strata corporation may pay the deductible from an operating or contingency 

reserve account or may special levy all owners directly for their share of the deductible without 

the need for a vote at a general meeting.  

In the event a claim is processed where the amount of the claim exceeds the deductible 

amount, the Act permits a strata corporation to seek a recovery of the deductible amount 

against an owner if they are deemed responsible for a claim. The process of recovery of a 

deductible is subject to the bylaws of the strata corporation and often a claim through the BC 

Supreme Court or the Civil Resolution Tribunal, in the event an owner is unwilling or unable to 

pay the amount or carries insufficient homeowner insurance to cover the loss.     



If damages do not exceed the deductible amount and no claim is processed, the strata 

corporation is responsible for the damages to common property and common assets and each 

owner is responsible for the maintenance, repair and subsequent damages to their strata lot as 

prescribed in the bylaws of the corporation. This element is critical in understanding the impact 

of the increasing deductible amounts for water, fire and smoke claims as estimates reported 

indicate up to 80% of the water related claims that arise may be $250,000 mostly due to unit 

repairs and reconstruction of the building structure and original fixtures.  

Owners may obtain home owner insurance for the purpose of insuring against their personal 

liability and perils, and the coverage of damages to their strata lot or the responsibility of a 

deductible amount in the event  a claim as a common expense of the corporation that has been 

special levied to the owners or where the owner is found to be responsible for a claim.  This 

includes coverage for components, betterments or upgrades to a strata lot that were not 

installed by the owner developer as part of the original construction.  

The strata management brokerage acts under an agency agreement with strata corporations 

and contracts the services of renewing and placing insurance for their clients.  Under the Real 

Estate Services Act, if a strata manager or brokerage receives any remuneration or 

compensation from a third party related to the business of their agency agreement, the 

contract with the strata corporation, they must disclose the amount of the fees and who they 

have been received from.  As of this report there are several companies that are receiving 

commissions either directly through their brokerages or a parent company or holding company. 

In some agency examples, brokerages are disclosing they may receive or may be  permitted to 

receive a fee from third parties, with no particulars are amounts being disclosed to the strata 

corporations, including the origin of the fee or the amount. In another example, a gross 

percentage fee is being disclosed either as a share of the insurance brokerage amount or an 

amount of the total cost of the insurance, without any disclosure of the actual amount 

received. There are also indications on the disclosure that this has had no impact on the 

increase or cost of insurance; however, with no disclosure of the amounts earned as 

commissions by the insurance brokers, the methods of how insurance rates are determined, or 

a disclosure of the actual amounts received and paid there is no evidence to indicate the 

additional commission has not increased the cost of the insurance.  Rates have been 

documented as high as 8% of the gross policy values.  

In the 2016 Report of the Independent Advisor Group to the Real Estate Council, the 

commission made a series of recommendations regarding the Real Estate Industry in British 

Columbia to enhance consumer protection and address licensee and brokerage conduct. This 

report did not exclude strata management services, specifically the disclosure of fees and 

commissions:  “THE IAG RECOMMENDS that improvements to disclosure include an explanation 

of all commissions, fees, bonuses, volume incentives, rewards, and other forms of benefits and 

incentives, both financial and non-financial, that licensees receive by virtue of their participation 

in the transaction.”  



The Insurance brokerages act as the agent of both the strata corporation and insurance 

providers. To quote a statement by a broker at a public seminar, “the brokers work on behalf of 

the insurers in placing insurance and act as the agent or seller of their product to the strata 

corporations”.  This is similar to a dual agency representation issue that arose with trading 

services, with little or no disclosure of methods of determining insurance rates, no disclosure of 

commissions, bonuses or fees. The result is little transparency of the transaction impeding 

competition.  The insurance brokers are also acting as the representatives for the strata 

corporations as they review their claims histories, current appraisals, building conditions and 

risks associated with a renewal. Brokers are subject to the capacity of insurance available in the 

market and the related costs and risk applications, as a result their portfolios they may also 

directly affected if they write and carry a large capacity of the market. A system of bulk 

negotiations may be beneficial during moderate or soft insurance markets as the capacity of 

insurance policies can increase the ability of the broker to place policies at lower costs with 

lower risks; however, if the market is restricted for capacity as a result of world claims 

conditions, impact on claims, regional spikes in claims and losses, low returns on market 

investments, low interest rates, a large portfolio may become a liability and subject to the 

broad impact of increased costs and risk elevations with higher deductibles such as the 

consumer experiencing.  This is evident through several common key complaints and conditions 

identified by submissions:   

 Notice is received by the strata corporation less than 48 hours before a renewal 

advising: 

o  the broker cannot renew the insurance for the strata corporation  

o the insurance has been renewed; however, the policy has increased by 

up to 400% and the deductible rate has increased from $25,000 to 

$250,000,  

o there is a loss limit of 60% placed on the property because the broker has 

not been able to obtain full coverage.  

o because of a building condition that has not be remedied such as 

aluminum wiring fire risk, failed water system, a policy is being issued; 

however, the risks are being excluded.   

While the conditions imposed by the insurers may be beyond the control of the insurance 

brokers, the communication with the client and reporting limitations or conditions in a timely 

manner are not.  Binding the insurance market to the final period without disclosing to the 

consumer in a reasonable there are limitations or restrictions, prevents the consumer from a 

competitive search for options or pricing.    

 

 

 



The amendment to the Insurance Act permitting the payment of fees to third parties such as 

commissions for the placement of a client’s insurance has further compounded the costs and 

complications that have developed as the Insurance Brokerage and the Strata Management 

Brokerage have a shared interest in the benefit of large corporate policy files and assured 

commissions and fees which may not be disclosed either by the insurance brokerage or strata 

management brokerage.  

Commission fees earned are reaching as high as 20-30% on certain policies and placements 

along with the additional fees/shared fees to strata management brokerages.  For an insurance 

renewal with increases of 50-400% this increase has a substantial impact, and while the actual 

fees and costs may be part of the industry practice, a lack of disclosure of the fees and 

commissions paid,  and the predicament of timing places the consumer at a distinct unfair 

disadvantage and is contributing to the uncontrolled cost of insurance renewals. Transparency 

is beneficial for the public interest as it enables competition. An informed consumer is a 

protected consumer.  

The insurance companies and re-insurers are the provider of the insurance product that is 

ultimately purchased. At any given time to share the risks of a large market portfolio such as 

British Columbia with over 32,000 strata corporations and 650,000 units,  there are often as 

many as 10-20 or more insurers that are covering different parts or portions of the risks on a 

policy.  The insurance providers negotiate their costs and risks managed through deductible 

rates and the portion of the insurance they agree to underwrite.  As a free market industry this 

is where we have a collision between strata corporation obligations and the procurement or 

provision of insurance.   

Under the Strata Property Act strata corporations must insure for full replacement value, the 

insurance providers may provide products to cover those values and risks.  For a variety of 

reasons identified by the insurance industry and brokerages, strata corporations in BC are 

becoming an increasingly higher risk. In a limited market with limited insurers willing to take 

the risk of losses balanced with profitability, those conditions are directly impacting the BC 

market as follows:    

 Aging building systems and underfunded properties that do not have the 

financial resources to maintain and repair essential building systems such as 

roofing, water supplies and fire safety upgrades 

 Increased claims in a 5 year period resulting in higher risks  

 The massing of buildings in greater numbers of units with high end values that 

result in dramatic increases in claims relating to water escape and fire as the 

number of units affected in a claim substantially compounds the number of 

affected units and cost of claim resulting in much higher deductibles to manage 

the costs  

 Permitted building activities such as BBQ’s and smoking increasing fire risk 



 The increased coastal risk of a major seismic event: earthquakes   

 The high cost of reconstruction and restoration relating to over all building 

values and costs 

 The collectively high value and risk of insuring 32,000 strata corporations or 

650,000 strata units across BC reaching an insurable value of 200 Billion in assets  

 Claims filed for new construction that are related to warranty claims which are 

not being processed or filed  

 The lack of profitability in the market to sustain insurance associated with all the 

compounded risks  

 Best terms pricing methods for insurance is resulting in a substantial elevated 

cost for full replacement values, where the capacity of insurance is reached at a 

loss limit and to enable the full coverage, the remaining insurance coverage is a 

highly elevated cost, which is then applied to the initial rates and quotes.   For 

example, while the first 70% of coverage may be obtained at a cost of 22 cents 

per hundred dollars, the additional coverage may only be available at 44 cents 

per hundred dollars resulting in a cascade effect where all policy coverage is no 

placed at 44 cents per hundred dollars.  

There is evidence indicating these conditions exist within the BC market; however, they also 

exist in other comparable jurisdictions in North America where the increases have not been as 

dramatic. An underlying issue for BC is the impact of extremely high property values which 

coincides with higher construction costs, reconstruction costs, and insurance costs.  Insured 

appraisal values for reconstruction comparable to regions such as, Toronto, Montreal and 

Ottawa are lower on comparison. This is part because of the introduction of unit descriptions 

for insurance coverage which has substantially reduced the cost of strata lot fixture coverages 

as they are now the obligation of strata lot owners, not the strata corporation.  

Single properties in BC, because of the massing of strata corporation footprints of over 500 

units or highrise buildings in a strata corporation of 300 or more units or of high end values, are 

reaching an insurable replacement appraised value between 300 and 400 million dollars,  

resulting in a reduced capacity for coverage and increasing the cost and risk for those collective 

liabilities. For a product that is mandatory for strata corporations in BC for the protection of 

property values, mortgages and the ability of owners to buy and sell property, there exists a 

high level of industry secrecy for the consumers in how insurance is negotiated, valued, 

methods of pricing and how commissions impact the end product. While approximately one 

third of strata corporations are less than 10 units, many of these have seen little increases in 

policy costs or deductibles. The target is primarily on building type strata corporations of larger 

numbers, aging systems, repeated claims history, and high values likely affected 18,000 – 

20,000 properties this year.   

 



The effect on strata corporations and owners  

The primary impact on strata corporations and owners has resulted in dramatic cost increases, 

limits on insurance or no insurance coverage at all.  The secondary affects have a significant 

impact on strata corporations’ financial health as they are faced with the growing costs, risks of 

high deductible claims, loss limits or no insurance.   The results of the dramatic increases are 

being felt as follows:  

 Annual budget increases averaging 10-50% to cover just the coverage of the 

insurance renewal, resulting in annual increases of strata fees 10-50%  

 Depletion of contingency reserve funds to pay for insurance costs and deductibles 

leaving many communities with no reserves for renewals or emergencies  

 Special levies to pay for the insurance renewals because a strata corporation may 

have just completed a major renewal cycle and has low reserve funds, or the 

operations and reserves have been seriously under funded 

 Loans to pay for insurance renewals adding additional operating cost to strata 

corporation budgets 

 Removing any contingency contributions from the approval of the annual budget to 

reduce the impact on the insurance cost increases in strata fees  

 Cancellation of sales agreements, or the inability to sell due to the strata corporation 

having lost the ability to purchase coverage or a loss limit that is not acceptable to 

lending institution for financing.  

 Dramatic increases in deductible rates resulting in claims below the amounts for 

water claims transferring most damages back to individual strata lot owners.  Strata 

lot owners in turn are seeking coverage on homeowner policies to cover the risk 

they may be responsible for a claim and could be required to pay the deductible 

which documents have shown is as high as $750,000 for high risk properties. The 

cost risk of the deductible is exceeding the value of the strata lot in specific locations 

and corporations are essentially left self insured for all medium to smaller claims.    

 In new developments, developers are required to provide an interim budget for the 

first period of operations for the strata corporation. The advanced notice requires a 

predictable level of pricing estimates for insurance coverage.  This has become 

unpredictable as evidence has shown the estimates obtained 6 months to a year 

earlier have been inflated by up to 500% depending on the site capacity, and market 

conditions.  The developer is faced with the cost of over runs and potential penalties 

and the strata corporation is faced with a substantial unanticipated cost for future 

years.   

 

 

 



Recommendations   

1. Address the issue of commissions of third party non-disclosed commissions being paid 

to strata managers and brokers or any other agent, and commissions earned or 

charged on policy renewals  

  

o Amend the Insurance Act in BC and prohibit the payment by an insurer or 

insurance broker of finder’s fees, commissions, or compensation in kind to any 

third party acting directly or indirectly as an agent of a consumer. The effect will 

ensure the strata management industry is competing in a fair market of pricing 

and services, undisclosed commissions will become a practice violation, and the 

consumer will be protected from quid pro quo negotiations of placement of 

insurance in exchange for compensation.    

o Require all commissions, fees, rebates or bonusing earned by an insurance 

brokerage to be disclosed to the client on renewal of a policy  

 

2. Address the problems with late notice of policy renewals and notice to clients 

 

o Require a 30 day advanced notice period to a strata corporation be provided by 

the insurance broker indicating the renewal cycle, if there are projected 

complications with the renewals that relate to building conditions, claims history 

or other site conditions that may impact the renewals  

o Require the broker to communicate directly with the strata corporation at least 

15 days in advance of a renewal if they cannot place full insurance or if an 

exclusion is being imposed 

o Require brokers to release their client from partial secured coverage to enable 

the client to seek competitive alternatives  

 

3. Manage the impact of high cost appraisals and evaluations by establishing unit 

descriptions through an amendment of the Strata Property Act.   

There is a significant imbalance in the high rise buildings for unit descriptions and costs 

associated with common costs and the coverage of unit finishing as fixtures installed by the 

owner developer. While a 2 bedroom unit on the 6th floor has approximately $150,000 in 

suite fixture costs, the identical unit on the 22nd floor sold as a premium unit,  pay the same 

strata fees of common costs as the 6th floor unit, but was marketed substantially higher 

because of $300,000 in suite upgrades installed by the owner developer. There is also a 

significant amount of confusion in the current appraisal process as the appraisers do not 

enter, assess and value each strata lot based on unit finishing, but often apply an estimate 

or averaging if the values are known.  

 



Jurisdictions such as Ontario have permitted bylaws that enable condo corporations to 

establish descriptions of what the condo insurance will cover for the restoration of the unit. 

The negative effect of this delegation has resulted in a variety of condo corporations 

eliminating all coverage including the finishing of drywall and firestops to ensure the 

properties meet the building code.   

o The option is to establish a unit description that minimizes the unit cost for coverage 

reducing the impact on value and claims for the strata corporation insurance while still 

ensuring building code and fire safety standards are restored; however, there is no 

assurance the industry will respond to this with competitive pricing or proportional 

deductibles. If the building valuations are reduced as a result, the cost of insurance 

coverage will also be reduced.  This will increase the obligation of strata lot owners to 

insure their properties for fixtures and finishing within a strata lot and will increase the 

cost for personal homeowner insurance.  

 

4. Review the requirements for Depreciation Reports and introduce minimum funding 

levels for strata corporations in BC. 

  

o Public consultation on reviewing the appropriate levels of funding and reporting is at an 

urgent level.  Strata corporations without a depreciation report and aging infrastructure 

are most frequently underfunded, poorly maintained and often find themselves with 

imposed loss limits or the inability to renew their insurance.  One effect of high real 

estate values is the requirement for homeowners to assume higher levels of debt for 

purchases.  With low interest rates, this has enabled more first time purchases with 

higher debt loads to enter the market, resulting in downward pressures on strata fees 

and annual budgets. This results in reduced maintenance and renewals of buildings, 

building systems that often cause claims, such as roofing projects, re-piping of water 

delivery systems, mechanical systems and boilers. Many strata corporations with 

depreciation reports are still only committing to a minimal level of funding of 10% of 

their annual budgets, which by comparison to depreciation reports often requires 20-

30% of comparable budgeting to meet future funding requirements if their strata 

corporation is under 10 years of age. Those values exponentially rise as properties age 

and are not renewed on planned cycles. While special levies are options for strata 

corporations, they are not a solution. Projects are often deferred, levies are defeated, 

and the delays results in losses, damages and substantially higher costs for renewals and 

a growing risk of insurance claims.   

 

 

 

 



5. Limit the amount an owner may be exposed to for a common deductible to $50,000? 

  

o Several recommendations have been made by industry partners to limit the amount 

that may be payable by an owner if they are responsible for a deductible.  While this will 

limit the amount payable by the insurance industry it does not result in meaningful 

consequences for owners as occupants or landlords whose actions have resulted in 

claims in buildings. While strata owners share many risks and liabilities, the 

consequences for owners who do not maintain and repair strata lots, or whose actions 

are a result of a claim should not limit their liability to the strata corporation and fellow 

owners.  Everyone will still share in the cost of the claims and the losses without 

recourse if the owner risk is limited, even though they were not involved in the cause of 

the claim.  

 

6. Mandatory reporting of claims for buildings under 5 years of age  

 

o Where a strata corporation less than 5 years of age since construction  has filed an 

insurance claim that relates to a building failure or defect, the insurance broker and/or 

strata corporation must report the claim to the warranty provider, the owner developer 

and  BC Housing License and Consumer Services Branch. If the claim is relating to a 

warranty defect, the insurance provider may be in a position to subrogate the claims 

reducing the risk to the strata corporation, and the strata corporation may be in a 

position to file a warranty claim for the cause and possible subsequent effects of future 

claims.  If there are claims that are identified as a product defects, building code 

considerations, or construction failures, they can be identified before a systematic level 

of failures occurs within the housing supply.  

 

7. Investigate the option of a Captive Insurance Corporation in BC for Strata Corporations 

The profitability of insurance markets greatly influences the capacity of insurance 

coverage available and the costs.  Global conditions play a significant role in the 

volatility of insurance risk assessment, with a predictable level of volatility.  A captive 

corporation may provide for a level of insurance stability within the province; however,  

it may still impose high cost for participants with higher deductible rates for high risk 

users.  CHOA has consulted with actuaries on the feasibility of such an endeavour; 

however, the capacity of coverage required with reserves to enable the high 

replacement value of assets is a substantial  cost and exceeds many of the currents costs 

covered by the insurance industry. This would also require legislative change to compel 

all strata corporations in BC to participate to enable the program to be feasible. Public 

consultation and dialogue on this option would be a valuable effort with input from 

actuaries and industry partners.       

 



Part 2 Summary of Survey Results  

British Columbia’s strata community is facing insurance pressures like never before, from rising 

insurance premiums and deductibles to the potential of no coverage for some high-risk 

communities. To help us understand the severity of the problem, and to consider possible 

solutions to present to government, CHOA conducted an online survey. Thank you to everyone 

who took time to complete this lengthy survey and for sending in additional comments and 

concerns.  

We received more than 1030 responses from across the province, with a diverse range and a 

variety of building types being represented. This helped to provide a well-rounded examination 

of the current insurance landscape. Notably, respondents represented strata corporations of all 

sizes, which provided a valuable cross-section for the different value and type of insurance 

being sought across the province.  

 

Interestingly, the respondents ( predominantly council members 97%) have personal/content 

insurance for their strata lot and/or personal possession. However, only 68% of respondent’s 

personal insurance policy cover the full deductible of their strata corporation’s insurance 

deductible.  4.95% of respondents indicated they were unable to obtain insurance to cover a 

high deductible amount, such as $100,000 of more. As well, 2.62% of respondents specified 

they voluntarily opted for a lower deductible coverage amount. The survey also asked 

respondents to disclose if their strata corporation has a bylaw requiring owners to have 

personal/content insurance for their strata lot and/or personal possessions - only 36.84% had 

such a bylaw.  

Based on the survey findings only 64% of respondents confirmed that their strata corporation 

had renewed its insurance policy within the last 6 months. 5.45% of respondents confirmed 

their strata corporation was refused insurance coverage. 81.76% of those respondents 

experienced an increase in their insurance premiums, and 7.82% of respondents had increases 

over 100% and 10.62% had increases over 200% from the year before. As well, 51.34% of 



respondents confirmed the strata corporation’s deductible for water escape also went up.  

Unfortunately, 26% of respondents did not know what happened to the deductible amount.  

Earthquake deductibles appear not to have been affected as drastically as only 22.33% of 

respondents indicated the deductible went up while 38.48% noted it stayed the same.  

 

The survey confirmed the main reasons specified by insurance providers for the increase to the 

strata corporation’s insurance premium and water deductible were due to increase world 

pressures on insurance, limitation on insurance availability and an increase in insurance claims 

over the past 5 years.  Interestingly, 48.16% of respondents indicated their strata corporation 

filed up to 2 insurance claims, 14.83% made 3 to 5 claims, 4.08% made 6 to 8 claims and 2.71% 

made more than 8 claims in the past 5 years.  The top 3 reasons claims were filed were due to 

owner/tenant actions (25.51%), such as bath tubs over flowing or leaving the stove top on; 

system failures (24.29%), such as plumbing, drainage, fire safety; and infrastructure failure, 

such as the roof, pipes.  

The survey also asked respondent questions surrounding full replacement value for their strata 

corporation and risk assessment letters. 63.24% of respondents were able to provide the strata 

corporation’s full replacement value, which ranged from $1 million to $171.6 million.  In 

addition, respondents (68.88%) verified that their strata corporation was able to obtain 

coverage for its appraised full replacement value. If full replacement value was not possible, 

2.83% of respondents explained they were able to insure up to 90%, 1.81% of respondents 

insured up to 75%, 2.26% of respondents up to 50% and 0.90% were only able to insure up to 

25% of their full replacement value.  



Unfortunately, questions surrounding risk assessment letters issued by insurance brokers were 

not well responded to. Over 36% of respondents did not know if the strata corporation had 

received a risk assessment letter.  Only 23.14% of respondents were able to clearly indicate the 

issues raised by the insurer in the risk assessment letter. In cases were a risk assessment letter 

was given, the types of risks strata corporations have been required to include safety systems 

(fire alarms, sprinklers, etc.), defective piping and hazards on the property (broken stairs, 

missing railings, trees etc.).  Of those respondents who received a risk assessment letter and 

addressed the concerns raised by their insurance broker, 17.92% of respondents indicated their 

insurance premium still went up, 6.64% stayed the same and only 0.63% advised it went down.  

A similar impact was noticed on the strata corporation’s insurance deductible. 

 

Respondents were asked several questions surrounding depreciation reports and repair and 

maintenance plans. Interestingly, 79.83% indicated their strata corporation has an annual 

repair and maintenance plan and 79.17% indicated their strata corporation has a depreciation 

report. Most respondents appeared to be pleased with the quality of maintenance and repairs 

in the strata corporation, indicating their strata’s repair and maintenance was excellent 

(42.15%), good (38.83%), fair (12.68%) and poor (5.56%). Respondents were able to clarify how 

their strata corporations paid for repairs, 34% use a combination of special and contingency 

reserve fund (CRF) monies, 25.8% withdraw funds from CRF, 26.3% rely on operating 

expenditures and only 5.4% rely on special levies. 35.91% of respondents indicated their strata 

corporation has implemented a funding model for repair and maintenance recommended by 

the depreciation, while 34.03% have created their own funding model. The remaining 

respondents either relied on special levies or were unaware of what model was employed by 

their strata corporation. 

The survey also explored possible solutions and asked respondents to consider the type of 

amendments to the Strata Property Act or other provincial legislation they would support. 



While there is no planned government action at this time, the responses to the survey will 

assist government in establishing viable options. Proposed solutions ranged from making 

depreciation reports mandatory, requiring strata lot owners to obtain insurance, to expanding 

the jurisdiction of the Civil Resolution Tribunal to allow it to resolve insurance disputes between 

a strata corporation and an insurer. Respondents strongly supported possible amendments 

requiring insurance brokers to disclose to strata corporations any fees or commissions they 

retain and any fees or commissions they pay to other parties, such as strata management 

companies in exchange for procuring clients (85.60%). In addition, 88.05% of respondents 

supported disclosure of how premiums are calculated and how it relates to their strata 

corporation and strata lot premiums. 75% of respondents would support penalties to be levied 

on insurance providers who fail to disclose how premiums are calculated and for the discipline 

to be publicly disclosed.  

 

 

Respondents also strongly supported (80.47%) a legislative amendment that would give the 

strata corporation the ability to register a lien against an owner’s strata lot for failure to pay an 

insurance deductible if the strata corporation has obtained a decision from the Civil Resolution 

Tribunal or the courts. Respondents were not keen (19.13%) on establishing a cap on the 

amount for which an owner may be held responsible for if they cause a claim on the strata 

corporation’s policy. The example given was, if the strata corporation’s deductible is $250,000 

an owner may only be held responsible for $50,000. Although 70.49% of respondents would 

support clarifying how an owner may be held accountable for the loss or damage that gave rise 

to the insurance claim because of their negligent or willful acts, requiring them to be 

responsible for a deductible.  

There were a few proposed amendments where respondents were undecided if they would 

support the proposed change. 48.68% of respondents need more information to support an 

amendment that would potentially increase the minimum contribution amount required to the 

contingency reserve fund to be the strata corporation's insurance deductible. Respondents 

(40.86%) also wanted more information to create a minimum funding model for the 



contingency reserve fund to cover at least 50% of the projected 30-year costs for major repairs, 

maintenance, and renewals as recommended by the depreciation report. (Currently, the Strata 

Property Regulation establishes the minimum annual contribution that must be made to the 

contingency reserve fund). Additionally, 41.46% required more information to be able to 

support an amendment that establishes, for strata corporation insurance purposes only, basic 

unit descriptions for what is covered in the event of a claim? For example, the amendment 

would limit the strata corporation/insurer’s obligation to restore the strata lot to its finish ready 

construction state that meets building envelope, ventilation, fire safety standards and code 

compliance, and ensures the structure of the building and the strata lot are restored, but does 

not include finishing such as flooring, cabinets, and interior finishing’s. This is sometimes 

referred to as the “standard unit” concept. 

The response rate and strong support for proposed solutions exceeded our expectations during 

these unprecedented times. It is obvious from the findings that insurance is an important topic 

for the strata industry in BC. At this time, we have shared the results of the survey with the 

Housing Policy Branch, Ministry of Municipal Affairs and Housing and the Financial and 

Corporate Sector Branch, Ministry of Finance. We will also be sharing the numerous emails and 

letters received by our offices with the additional comments or concerns from strata owners.  

As information becomes available, we will provide the strata industry with updates through 

CHOA’s eUpdate email. To sign up for our eUpdate please visit our website at 

www.choa.bc.ca/eupdate.  
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