
CONDOMINIUM 
INSURANCE 
IN BRITISH COLUMBIA
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WHAT IS A STRATA UNIT?
In British Columbia, the word ‘strata’ is synonymous with 
‘condominium’. Typically, strata unit ownership is divided by  
the walls, ceiling and floors within the building and includes  
any improvements to your unit. Strata unit owners experience 
some of the best aspects of both home ownership and  
co-ownership; they have title to their own units, as well as a  
share in common property.
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What is common property?
Any area available for use by all strata unit owners is considered common 
property. Some examples include the lobby, elevators, gardens, swimming 
pool and other recreational facilities. In some strata developments, an area 
of common property is used exclusively by unit owners. For example, strata 
balconies may be listed as common property but each strata unit owner has 
private use of his or her balcony. This is known as limited common property. 

What is a bare land strata?
Unlike conventional strata unit ownership, bare land strata ownership is divided 
by land.  For bare land strata, common property typically consists of streets or 
roadways providing access to the strata development.  

What is a strata corporation?
A strata corporation manages the strata’s operations and business affairs and 
protects the property interests of all strata owners.   

Additional responsibilities include: 

• Setting up a Board of Directors 
• Managing and maintaining the strata’s common property 
• Holding unit owners’ meetings 
• Ensuring that unit owners comply with applicable bylaws. 

Strata Property Act
The Strata Property Act specifies that strata corporations are responsible for 
common property and strata unit owners are responsible for their units. 
Consequently, insurance policies for strata unit owners and strata corporations 
are separate contracts with their own terms and conditions. 

In the event of a claim involving common strata property or individual strata 
units, strata corporations and strata unit owners should be aware of the deductible 
associated with losses and who is responsible for paying it. IBC encourages strata 
unit owners and strata corporations alike to understand the terms and conditions 
of insurance coverage in addition to knowing their respective obligations under 
the bylaws of their strata corporations and the Strata Property Act. 

The Act specifies that strata corporations must obtain property insurance in 
addition to purchasing a minimum of $2 million in liability insurance against 
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bodily injury and property damage claims. Strata corporations must also obtain 
depreciation reports every three years (unless a majority vote to waive the 
requirement is secured or if the strata corporation has four or fewer strata lots).  

While depreciation reports are primarily helpful to strata corporations to plan 
the repair, maintenance and replacement of common assets and common 
property areas, they also provide useful information to strata owners, prospective 
buyers, mortgage providers and insurance companies. 

Strata corporations may also obtain directors’ and officers’ liability insurance to 
cover claims in the event of errors and omissions made by directors and officers 
in carrying out their duties.  

Civil Resolution Tribunal Act

The Civil Resolution Tribunal Act designates the Civil Resolution Tribunal to hear 
certain strata property disputes and small claims disputes such as non-payment 
of strata fees and non-enforcement of strata bylaws.

The tribunal serves as an alternative to the traditional dispute resolution process 
of the British Columbia Provincial Court’s small claims court division. 

COVERAGE
A strata corporation’s insurance may cover insured losses to the 
strata building and common property but does not cover a unit 
owner’s personal contents, liability or unit improvements.

 Having to replace everything in the 
event of a fire or being held liable for 
a guest’s physical injuries or for fire 
damage you cause to neighbouring 
units would be a financial hardship 
on most unit owners. While these 
scenarios may seem unlikely, 
insurance would typically provide 
coverage in these circumstances. Condominium insurance is more than just a 
policy guarding personal contents and liability; it represents peace of mind. 
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What is typically covered?

THE STRATA CORPORATION’S INSURANCE POLICY TYPICALLY COVERS:

• The buildings shown on the strata plan.

•  Common property such as hallways, stairs, roof, pools, garages,  
driveways, etc.

•  Fixtures built or installed as part of the original construction such as  
floor and wall coverings, electrical and plumbing fixtures.

•  Strata assets such as furniture, equipment, etc.

•  Liability of the strata corporation for claims of property damage and  
bodily injury suffered by others.

THE STRATA UNIT OWNER’S POLICY TYPICALLY COVERS:

•  Personal property such as clothing, household items and furniture as well 
as items stored in lockers.

•  Unit upgrades, also known as betterments or improvements, (for example, 
custom hardwood flooring, custom counters, etc.) made by current and 
previous unit owners, up to a stated limit. 

•  Additional living expenses, over and above the normal cost of living, in 
the event you are unable to live in your home due to an insured loss. This 
includes reasonable hotel accommodations and meal expenses. 

•  Unit owner’s personal liability for any bodily injury or property damage 
unintentionally caused to others.

Unit owners should speak with their insurance representatives to 
ensure they have adequate coverage limits that reflect the value of 

their personal property, the cost to replace it and the value of  
any unit improvements.
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Insurance policies for unit owners and strata corporations  
are separate contracts with their own terms and conditions.  

Both parties should be aware of the deductibles for losses and  
who is required to pay for them. The deductible is the amount  

you will be required to pay in the event of a loss.  
It must be paid, regardless of who is at fault.

Unit owners should also be familiar with the claims process and know 
their obligations under the bylaws of their strata corporations. 

Other available coverage

Here are examples of other coverage(s) available to strata unit owners:

•  Increased unit improvements and betterments coverage provides 
additional coverage for unit upgrades above the standard limits of a unit 
owner’s policy.

•  Unit additional protection coverage insures the original strata unit itself 
(for example, walls, ceiling, floors) so that unit owners are protected in the 
event the strata corporation’s insurance is insufficient.

•  Strata insurance deductible assessment coverage is unique to 
condominium insurance. For example, if common property is damaged due to 
a sudden and accidental rupture of a water pipe, the strata corporation would 
generally file a water damage claim with its own insurance company. Each 
unit owner may be assigned a portion of the deductible to be paid.  In other 
situations, the unit owner may be responsible for the entire deductible.  This 
might occur where the loss is caused by the unit owner’s actions or if the loss 
originated from the individual unit. This coverage would cover the deductible 
assessment up to a stated amount. 

•  Loss assessment coverage is also available.  Since strata unit owners share 
responsibility for common property, this coverage typically pays their share 
(up to a stated limit) to cover major property and liability losses on common 
property that may exceed the strata corporation’s policy limits.

•  Earthquake coverage is optional but very important for residents in 
earthquake-prone British Columbia. It generally covers loss or damage caused 
to property and its contents by the actual shaking of the earth. Applicable 
policy conditions may differ from that of other coverage. 

Strata unit owners should speak to their insurance representatives for further 
details or to discuss the availability of additional coverage. 
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WATER DAMAGE PREVENTION
Water damage is one of the leading causes of insurance claims. It can result in 
costly repairs to a single unit as well as neighbouring units. Fortunately, there are 
simple steps that can help reduce this kind of damage.

WATER DAMAGE PREVENTION CHECKLIST

  Know who is responsible – the unit owner or the strata corporation – 
for plumbing maintenance (including hot water tanks, leaks and other 
issues) in the building. Plumbing should be routinely checked by a 
certified professional.

  Items such as cat litter, pills or grease should not be disposed of in toilets 
or sinks.  

  Unit owners should ensure that their toilets, washing machines and 
dishwashers aren’t running when they’re not home. If unit owners will 
be away from home for more than a few days, they should have a trusted 
neighbour or friend check their homes.

  Washing machine hoses should be checked regularly for leaks and 
discharge hoses secured firmly in place. If possible, rubber washing 
machine hoses should be replaced with stainless steel. A washer’s shut-
off valve should be turned off after each use.

  Drop some food colouring into toilet tanks to check for leaks. 
If colouring appears in the toilet bowl, there is a leak. 

Unit owners and strata corporations should be familiar with the types of water 
damage covered by their respective policies, along with deductible amounts, in 
the event of a water damage claim.



Questions about insurance? 
Call us.
Insurance Bureau of Canada
Toll-free: 1-844-2ask-IBC
 (1-844-227-5422)
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