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No matter what industry you’re in or what level of coverage you need, 
insurance is a mystery to many. Everyone has some kind of personal 
horror story about unclear coverage, overpriced monthly premiums, 
outrageous deductibles, or coverage being refused altogether.

Homeowners and condominium association coverage is no different. 
Insurance is a highly complex industry, and the average person simply 
cannot know all of the ins and outs like professionals. 

BUT THAT DOESN’T MEAN COMMUNITIES SHOULD SUFFER. 

Understanding not only what insurance is but what types of insurance 
exist and how that insurance is paid for in the HOA and condo 
association industry is so important. This guide will help explain not 
only the high-level concept of what insurance is, but how different 
policies work to protect HOAs and condo associations.
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Chapter 1
About HOA Insurance

In the absolute simplest of terms, insurance is a 
form of protection. Going a little deeper, you (or 
your business) pay a provider a set amount of 
money per month so that in a specified event that 
results in damage or loss, the provider guarantees a 
predetermined level of compensation.  



That sounds really simple and 
straightforward, right? It certainly 
can be, especially for insurance 
coverage like personal auto insurance 
or homeowners insurance. But HOA 
insurance policies can be, and often 
are, a little more complicated. 
 
That’s because insurance (including 
HOA insurance) is largely 
unstandardized in terms of both 
policy requirements and coverage 
minimums. 
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Laws don’t typically set requirements or 
standardization expectations for insurance coverage. 
Personal homeowners insurance, for example, isn’t 
required by any federal or state regulations but instead 
by mortgage companies–if you want someone to lend 
you money to buy a home, you have to do your due 
diligence to protect the property and their money. 
 
Similarly, HOAs and condo associations face no 
legal obligation in most states to obtain any level 
of insurance. Instead, community governing 
documentation will typically dictate what insurance 
must be obtained. Because of that, those expectations 
can, and do, vary widely between communities. Some 
will require exhaustive coverage to keep the business 
as protected as possible. Others will require only the 
core basics to be attained. In any case, knowing what 
types of coverage, as well as the appropriate levels of 
coverage, can be a difficult task. 
 
Building on top of that, the levels of insurance 
coverage vary tremendously. This specifically 
makes HOA and condo coverage dicey because 
inexperienced board members are expected to ensure 
the safety of a business, and that is likely something 
you have never had to do before. Knowing exactly 
what questions to ask is nearly impossible, so finding 
an insurance broker who is not only an insurance 
expert, but who specifically understands HOA 
insurance, can be a  game changer.
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HOA insurance is usually 
tax-deductible

While you’ll want to check with your CPA 
to confirm, in most cases, all insurance 
for an HOA can be tax-deductible.

HOA Insurance is 
assessment-funded

Though the association (as a non-profit 
corporate entity) is the policyholder, the 
Board of Directors are the corporate 
agents for the association. But the board 
does not pay out of pocket for insurance 
coverage. Costs associated with 
insurance for the HOA are covered by the 
assessments homeowners pay.

HOA Insurance is good 
for all community 
associations

Even though we’re calling it “HOA 
Insurance,” every community association 
needs HOA coverage.  
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Chapter 2
What Insurance HOAs Need

Do you need an HOA 
Master Policy?
Yes, but when you get right down to it, a “Master HOA policy” doesn’t 
really exist. At least, not in the way most people expect. The term “master 
policy” is simply the shorthand that is used in the industry to indicate 
the collection of policies your association has in coverage. An insurance 
company may attempt to sell your association a ‘Master Policy,’ but 
what you’re actually getting is a collection of other policies that they 
have packaged under the name ‘Master Policy,’ which means something 
different for each provider.  

For that reason, you can’t call an insurance provider, ask for a “Master 
HOA Policy” and get a neat little bundle of “everything that should be in a 
Master Policy” because that list doesn’t exist. This is one of the many issues 
caused by that lack of standardization we discussed earlier. Many board 
members faced with updating community insurance expect to call up their 
insurance agent and ask to compare “master policies,” only to be told that 
it can’t really be done.  

For example, typically, a “master policy” is understood to mean Building/
Property Insurance and Liability Insurance. For some providers, this can 
also include D&O coverage, but that is not a guarantee. Before you buy a 
“master policy,” make sure that it includes all of the insurance policies your 
community will need. But what do you really need…?
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HOA Property Insurance, sometimes called building 
insurance or dwelling coverage, offers coverage for 
the physical components of a community association. 
It’s what will cover any property that the HOA or 
condo association owns from various types of peril. It 
is almost always sold as a package deal with Liability 
Insurance. If your community is in need of a Building/
Property policy, you will also need to consider what 
liabilities your community might be exposed to.

Building / Property 
Insurance

When building the community’s “master policy,” these 
five insurance types should be included (even if your 
governing documents only require two or three of them)

5 TYPES OF 
Insurance Utah Hoas And 
Condo Associations Need

1
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What Building / Property 
Insurance can cover
Building/property policies will cover a wide variety of damages to 
physical property, including but not limited to: sewer and water backup; 
fires determined not to be arson; tenant betterment, and improvement 
(if a tenant improves a unit, the property insurance will still cover this 
assuming all upgrades were made by licensed professionals).  
 
It can also offer inflation guard, which prevents the insurance 
company from jacking the price up. This is essentially paying extra to 
make ensure that policy premiums don’t increase beyond a certain 
percentage each year, but it will NOT keep rates down if you have 
claims. Building/property coverage can also offer common area-only 
options for HOAs with community buildings like a clubhouse.
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Who can be 
covered by 
Building / Property 
Insurance
Building/Property insurance can 
cover any community association 
with common property. That can be 
a multi-family condominium high-
rise with three clubhouses and a pool 
house, or it can be a homeowners 
association with a single community 
center. Any community association 
common property can be covered.

Why you need  
Building / Property 
Insurance
If your community has common property, the 
community association must protect their property with 
an HOA building insurance policy. This is the safest way 
to guarantee that in the event the building is damaged 
or suffers a total loss, the homeowners are not on the 
hook for the cost of replacement.
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What’s Special 
About Building/
Property Insurance
Insurance policies are specifically worded to detail exact 
output. For building/property coverage, policies require 
that rebuilds (any kind of replacement or recreation of 
a portion of or a whole building that has succumbed 
to covered damages) match exactly what existed 
previously. While that doesn’t sound complicated, it is.  

As society advances, we learn that some things, 
like building materials, are dangerous and should 
not be used even though they were used in the past 
(asbestos, for example). Because of this, states and 
local governments will enact restrictions on dangerous 
building materials or even building practices. If this has 
happened, and a covered building was originally built 
using now-prohibited materials, the insurance policy 
legally cannot rebuild.  

This is because of “indemnification,” which means, “to 
make whole.” If a rebuild were to use safer materials 
than the original building, it would legally be considered 
a betterment, which exceeds being “made whole” and 
is considered to be a form of gambling constituting 
insurance fraud. 

To avoid this, HOA building/property 
coverage needs to include Ordinance 
and Law Coverage as a policy add-on.
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An HOA liability insurance policy is designed to protect community 
associations from lawsuits stemming from physical liabilities 
within the community association. This policy covers a set physical 
area and is often purchased in a bundle with building/property 
insurance for communities that have buildings to protect, such as 
condo associations and townhome communities. Liabilities are any 
physical hazards that exist within the policy’s covered area.

Liability  
Insurance

2
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What Liability 
Insurance can cover

Who can be covered by 
Liability Insurance 

Why HOAs need 
Liability Insurance 

Trip/slip and fall hazards of all kinds, including but not necessarily 
limited to slip and falls in stairwells, pool areas, sidewalks, and 
parking garages, as well as weather-related hazards.

This policy provides coverage to the community in the event of 
a lawsuit stemming from injuries caused by physical hazards. 
Coverage is set based on the physical community and protects 
from lawsuits served by anyone, not just residents of the 
community.

Hazards exist everywhere, including 
in your community. Protecting your 
community’s financial stability with 
liability coverage is a necessity. Even 
if your governing documents do not 
require liability coverage, it is an 
important policy to have. And for 
condo and townhome communities 
that require building/property 
insurance, most insurance providers 
will not sell one without the other.



What’s Special About 
Liability Insurance
Unlike most insurance coverage determinations, 
liability coverage is determined by the insurance agent. 
So it will be important to discuss with your agent what 
your community’s primary focus is: cost-cutting or 
abundant coverage. Coverage options are built by 
pairing an Occurrence Amount with an Aggregate 
Amount, typically either $1/2mil, or $2/4mil, with the 
first amount representing your Occurrence and the 
second representing your Aggregate. 

Occurrence Amount: Your occurrence 
amount is the limit per time you’re sued in the 
policy period. For example, let’s say a policy 
has an occurrence amount limit of $1mil. This 
means that the maximum amount any single 
lawsuit can pay out is $1mil. 

Aggregate Amount: Your aggregate amount 
is the total amount of money the association 
can pay out in total per policy period, and is 
typically double the occurrence limit. Using the 
last example, let’s say your policy’s aggregate 
amount is $2mil. If you’re sued twice and have 
to pay out $1mil each, the policy will only cover 
those two payouts–any additional lawsuits 
that require payouts will be the association’s 
responsibility. However, if instead, you’re sued 
six times for $100,000 each, all six of those 
lawsuits can be covered by the policy because 
you’re staying under the aggregate limit.
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Directors & Officers liability insurance, often called 
D&O coverage, is a common category of insurance 
across various industries. The core concept is that it 
offers a level of protection to decision-makers. For 
HOAs, at minimum, this means coverage for the 
existing Board of Directors from any decisions they 
make that a homeowner may find problematic.

Directors & Officers  
Insurance 3
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Monetary

Non-Monetary

Monetary coverage handles lawsuits that can be quantified monetarily. 
These are very rare, and many times when your insurer denies a claim, 
it’s because the suit is Non-Monetary, but your coverage is Monetary.

The most comprehensive option, Non-Monetary policies cover what 
Monetary policies cover, as well as lawsuits that can NOT be quantified 
monetarily. These lawsuits account for nearly all D&O suits. This is 
because many decisions made by the board do not come with a 
monetary qualification.

Example: A homeowner sues the board for deferring funds to repair 
playground equipment resulting in their child getting injured - and wins a 
monetary judgement.

Example: A homeowner sues the board for failing to properly post notice 
of meetings, resulting in a controversial new policy being passed. The board 
loses the case in arbitration, and is forced to vote on the issue again, in a 
properly noticed meeting open to public comment.

There are two 
different types of 
HOA D&O coverage:  
Monetary and Non-Monetary
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We should 
all be 
concerned 
about the 
future



looshki.com 22

because we 
will have to 
spend the 
rest of our 
lives there.
                                                          
          - C. F. Kettering (1876- 1958)
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So, when pricing out a D&O policy, if two policies are being offered 
with what looks to be the same areas of coverage, one is always 
priced very low, and one is not. There isn’t any in-between, and this 
is the easiest distinction between Monetary and Non-Monetary that 
you can see if the policies aren’t explicitly named. Remember how we 
said that Monetary claims are very infrequent? When looking at that 
pricing difference, if both policies seem to cover the same things, the 
cheaper policy will be a Monetary policy for that exact reason.
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What D&O 
insurance 
can cover

Who can be 
covered by 
D&O insurance

Why HOAs need 
D&O insurance

D&O coverage protects decision-
makers from lawsuits filed in 
response to a particular decision 
and its results.

Board members, mostly, but 
association employees or contract 
workers who in some way 
contribute to a decision can also 
be covered.

100% homeowner satisfaction is a rarity in the property 
management and community association management 
industry, and D&O insurance is designed to protect 
against potential claims filed by the unhappy few.



IMPORTANT 
CONSIDERATION
As a homeowner, you may have mixed feelings about 
paying to protect the board from future lawsuits 
concerning their actions, essentially. The reason 
D&O is still highly recommended is that it actually 
protects homeowners by extension. Remember that 
the association is funded by your assessments. So 
any lawsuit payout that is won against the association 
must be paid out by either an insurance claim or the 
homeowners pockets. D&O insurance often covers 
costly legal fees that the community would otherwise 
shoulder as special assessments. So regardless of 
whether the Board is found to have acted improperly, 
the community is financially responsible for significantly 
less than they would be without coverage.
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In the simplest terms, fidelity insurance, also called fidelity bonds, 
protects an organization from employee theft. Theft can come 
in many forms, it might be money, property, or forgery. Fidelity 
insurance guarantees that if an employer suffers any loss due to 
employee dishonesty, the insurer will share that loss as long as they 
are within the limitations stated by the contract. Fidelity bonds are 
most often held by insurance companies, banks, and brokerages that 
are required to carry protection for their net capital. However, there 
are lots of businesses that carry this type of insurance to protect 
them from employee dishonesty.

Fidelity / Crime  
Insurance 4
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What Is a Bond?

A bond is a form of business coverage that helps your 
organization recover from a loss. 

While insurance is typically there to help protect against 
lawsuits, a bond exists to help recoup lost assets or 
monetary loss. While you may have other insurance 
policies in place to protect your business from fires and 
other types of disasters, those policies don’t protect your 
business’ hard-earned money. 
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What a fidelity 
bond can cover

Who can be 
covered by a 
fidelity bond 

Why HOAs need 
a fidelity bond 

A fidelity bond is a form of business 
insurance that offers the community 
protection against losses that are 
caused by fraudulent or dishonest 
actions by individuals who have access 
to the community’s liquid assets.

Fidelity bonds protect the finances 
of the community at large and those 
responsible for handling the finances.

A fidelity bond is one of the only 
policies that will protect the money 
you have against employees’ 
dishonest actions, rather than 
protecting your business or your 
people.



‘Acts of Nature” are almost always represented as a 
separate insurance policy type. Fires, Floods, Hurricanes, 
and Tornadoes are common policies needed in various 
parts of the country. For Utah, it’s Earthquake coverage. 
Hundreds of small earthquakes are recorded each year 
in Utah, and major earthquakes at a magnitude of 5.5 or 
better occur every 10 to 50 years. 

Earthquake insurance, or earthquake coverage, is about 
as straightforward as it gets. It’s insurance that covers 
damages in the event of an earthquake. In legal terms, 
it covers “damages caused by earth movement” and is 
one of the most important coverages any HOA, condo 
association, or individual in Utah can get.

Earthquake  
Insurance 5
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What Earthquake 
Insurance can cover

What Earthquake 
Insurance does NOT cover 

Buildings (and permanently attached components), roads, pools, and 
business personal property. Masonry can also be covered but may 
require a higher deductible.

Personal property. An HOA earthquake policy protects the physical 
building, not the contents of anyone living inside. To protect personal 
property, the homeowner will need a separate personal property 
insurance policy.



Did You Know?
Many people believe that they don’t need earthquake 
coverage–the assumption is that if their home is lost 
to an earthquake, they can file for bankruptcy and 
walk away from any financial obligations, such as their 
mortgage. This is FALSE. When homes are destroyed by 
natural disasters, such as earthquakes, the government 
deploys the Federal Emergency Management Agency 
(FEMA). FEMA is instructed to restore every single home 
or building, regardless of whether or not it was insured. 
This means that even though the original home is gone, 
those payments must still be made because there was 
no insurance policy to pay off the remaining mortgage. 
And now, in addition, there’s a brand new home that has 
been built to similar specifics of the original home, and 
a second mortgage has been created and placed in your 
name.  

If your HOA or condo association chooses to forgo 
earthquake coverage, it is imperative that you acquire an 
individual policy! 

looshki.com33



looshki.com 34



looshki.com35

Chapter 3
Choosing an HOA 
Insurance Provider

Shopping for insurance is hard enough for personal coverage. 
Business coverage is just as complex with the added stress of 
bigger responsibility. Choosing the right insurance provider can 
be a nightmare without an experienced, licensed professional to 
help you navigate the questions you’ll have, and give answers you 
didn’t even realize you needed. 
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They’re Experienced

They’re attentive

They’re Insured

Just as you shop for the best deals before making 
purchases for yourself (which grocery store has 
the cheapest milk, which lunch special is the best 
bang for your buck, etc), your insurance agent 
should be seriously shopping around for the best 
rates and premiums. Insurance, as we’ve heavily 
discussed, is not one size fits all, and will vary 
dramatically from provider to provider. Using an 
agent who offers multiple quotes will guarantee 
that your community is getting the best coverage 
for the best price.

Before placing your trust in anyone involved in 
your community’s insurance, it’s important to find 
someone who knows the community association 
industry. While any insurance agent can get 
insurance for your HOA, an agent with industry 
experience will know better than most what your 
community truly needs. 

This sounds like an obvious one, especially 
because every licensed insurance agent in the 
country is required to have some level of Errors 
& Omissions (E&O) insurance. But, for example, 
your neighbor who worked in insurance for 40 
years and is now retired and no longer licensed 
or insured…they should not be your resource for 
your insurance needs, nor should they be the 
person you go to when determining coverage 
amounts. 

So when it comes time to consider an 
insurance broker, here are the top 
three things you should look for:
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About
Looshki

We believe that a community must be 
built on a strong foundation in order 
to thrive. That’s why Looshki Property 
Insurance services are designed to 
provide security and peace of mind 
so that our clients can focus on their 
continuing success and leave us to worry 
about the “What Ifs.” 
 
We offer Insurance Services from policy 
management to advocacy to claim 
facilitation for property owners in the 
state of Utah. Whether you are a business 
owner, a community association, or 
wish to protect your personal property, 
Looshki is here to put your property’s best 
interests at the forefront of our business.



looshki.com 38



looshki.com39

Looshki IS 
Vigilant

We believe that we are the last line of defense 
when disaster strikes. To protect our clients, we 
must be vigilant to foresee and react in a timely 
manner. We look out for your best interests 
because they are our best interests too.
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Looshki IS 
Trustworthy

We believe that the faith our customers put in 
us is at the heart of everything we do. To be 
entrusted to protect our clients most valuable 
assets, we must show that we are trustworthy 
by demonstrating integrity and prudence.
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Looshki IS 
Professional

We believe that everyone deserves to be 
treated fairly. We strive in all things to be 
professional–to listen without judgment, to 
act efficiently and effectively, and to make 
decisions that are respectful and ethical.
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Doing Right by
our clients

At Looshki, we aren’t here to make false promises about 
dramatically lowering all of your rates. It’s great when that 
happens, no doubt! When we saved one of our Salt Lake clients 
$2400 per year while also bumping their Liability and Building 
coverage a bit, we were over the moon (and so were they)! 
 
But even though that’s what we all hope for, realistically it can’t 
always be accomplished. Lower premiums for higher coverage 
isn’t the goal your community should be setting. Lower rates are 
great, but the best thing your community can do is guarantee that 
your coverage is comprehensive and sufficient. Your board, your 
homeowners, and your real property all depend on being covered 
correctly, and sometimes that can mean a price bump. 
 
That said, we work diligently to keep any price increase 
reasonable, and very worthwhile. In Ogden, we secured a very 
necessary $800k in additional Liability and Building coverage. It 
cost homeowners less than $3.40 more per month. 
 
The right coverage at the right price–that is our highest priority 
because that is what your community needs most. 
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385 988 0182

info@looshki.com

www.looshki.com


