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CONTRACTORS’ LIABILITY INSURANCE 
CHALLENGES

Presented by

Lisa Davis
Vice President

Zurich

Fred Muse
SE Construction Practice Leader

Marsh USA

This session will pinpoint challenges contractors face in obtaining adequate general
and umbrella liability insurance coverage and provide strategies on how to fill these
gaps. In this fast-moving session, find out what types of endorsements are being
used to limit or eliminate coverage on contractors’ policies. Find out where cover-
age gaps may exist in the primary and excess layers and how to plug those holes.

➢ Identifies problematic gaps in coverage and offers strategies for closing these
gaps. 

➢ Examines the endorsements CGL and umbrella insurers are using to limit
coverage for specific exposures. 

➢ Reviews trends in liability insurance and potential impact on contractors. 
1
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Lisa H. Davis
Vice President

Zurich

Ms. Davis is a copresenter for Workshop T1, “Contractors’ Liability Insurance Challenges,” on Tuesday.
She is Vice President, Business Development, at Zurich. She specializes in insurance coverages for the
construction industry. Throughout her career, she has worked with contractors helping them through
their agents and brokers to provide comprehensive coverages to meet their needs. She has an exten-
sive background in workers compensation, liability, automobile, and contractor controlled insurance
programs. She works in the Charlotte, North Carolina, office of Zurich. Ms. Davis graduated from the
University of Georgia with a Bachelor of Business Administration degree with a major in Risk Manage-
ment & Insurance.

Fred Muse
Senior Vice President 

Marsh—SE Construction Practice Leader

Mr. Muse, a copresenter for Workshop T1, “Contractors’ Liability Insurance Challenges,” on Tuesday, is
the construction practice leader for the Marsh Southeast Trade Zone. Mr. Muse has over 17 years of ex-
perience in providing risk management services for Marsh clients in the construction industry including
contractors, developers, home builders, and architect and engineering firms. He currently serves as the
Marsh client executive for a few of Marsh’s most prestigious E&C and home builder clients in the coun-
try. In addition, Mr. Muse’s responsibilities encompass project-specific placement and risk control strat-
egies for single and multisite construction projects.  

Mr. Muse is active in all areas of construction including significant experience with industrial, civil, and
commercial contractors. He has recently worked with contractors and owners in providing expertise on
risk identification and leading-edge solutions for some of the largest projects in the country. These in-
clude: seven new office headquarters with total construction cost over $1 billion; four new manufactur-
ing facilities valued at over $250 million each; a 250-mile parkway/toll road and $200 million cable
span bridge; and three professional sports stadiums and arenas.

Mr. Muse was hired in 1988  by the Marsh Atlanta branch as the first employee in the Associates Pro-
gram where he had 2 years of work/study experience in all major operating departments. After that
time, he worked as a casualty broker in the Risk Management Department and went on to establish the
Atlanta Construction Group in 1995. Before his current assignment, he was part of the Marsh Global
Construction Group, where he served as the wrap-up practice leader and the A&E practice leader for a
period spanning over 5 years. Before joining Marsh, Mr. Muse worked with a Lloyd’s broker in London
for 1 year in the North American Casualty and Reinsurance departments.

He holds a B.B.A, Finance/Risk Management and Insurance, from the University of Georgia. He is a
member of the Associated Builders and Contractors, the Construction Financial Management Associa-
tion, and the Design Build Institute of America, and he is a licensed property and casualty agent. He is
a frequent speaker on construction insurance topics.
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Notes

This file is set up for duplexed printing. Therefore, there are pages that are intentionally left
blank. If you print this file, we suggest that you set your printer to duplex.
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CONTRACTORS’ LIABILITY INSURANCE 
CHALLENGES

Lisa Davis
Zurich

Fred Muse
Marsh USA

I. Emerging Trends and Claim 
Ramifications

A. Legal Environment by Geography

B. Project Delivery Methods

C. Project Participants 

II. Key Liability Coverage Provisions 
(Primary and Umbrella Programs)

A. Limit Structure

1. Premises/Ops (per project) vs. 
Completed Operations

2. Umbrella: Follow Form vs. 
Excess

B. Schedule of Unique Operations

1. Excess/DIC Coverage for 
Wrap-Ups

2. Joint Venture Treatment

C. Endorsement Limitations

1. Professional Liability 
Exclusions

2. Pollution/Asbestos/Mold 
Exclusions

D. Named Insured Wording

1. Listing of Subsidiaries (broad 
form)

2. Additional Insured 
Endorsements

E. Exclusions Specific to Residential 
Exposure (single family/attached/
mixed use)

1. Subsidence/Earth Movement/
Sinkholes

2. EIFS/Synthetic Stucco

3. Mold/Fungi

4. Completed Operation 
Limitations

III. Project Case Study

A. Contractual Requirements

B. QA/QC and Safety Programs

C. Program Coverage and Design 
Options
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Primary Casualty
Rates and Program/Coverage Implications

Communicable Disease being underwritten carefully 
(sublimits, maintenance retentions and exclusions 
being proposed)

Flat to 10% decreaseWorkers’
Compensation

More emphasis on individual risk analysis and 
underwriting
Multi-year programs offered to some clients
Increased retentions offered to save premium

Overall Primary Casualty Program 
Implications

Exposures being analyzed more, particularly hired/non-
owned and uninsured/underinsured motorist

5% increase to 10% 
decrease

Auto Liability

* General Restrictions:
- Asbestos
- Lead
- Silica
- EIFS / Synthetic Stucco
- Various Chemicals
- Residential

* Communicable Disease being underwritten carefully 
(sublimits, maintenance retentions, and exclusions 
being proposed)

10% increase to 10% 
decrease

General Liability

Program / Coverage  ImplicationsTypical Rate Change 
at Renewal

Line of 
Coverage

16

Umbrella, Professional, Environmental
Rates and Program/Coverage Implications

Terms and coverages continue to be 
reflective of the insured’s operations, 
environmental controls, loss history

Combined GL and Environmental products 
being developed

Flat to 10% decreaseEnvironmental Liability

Emphasis on individual client experience

Reduced retentions for firms with good loss 
experience

Increased competition 
starting to drive rates down

Professional Liability

More emphasis on individual risk analysis 
and underwriting

Coverage maybe broader than underlying GL 
(sometimes remove general exclusions on 
individual basis)

Forms being revised to clarify intent (may 
result in form being more restrictive)

5% increase to 5% 
decrease

Umbrella / Excess 
Liability

Program / Coverage ImplicationsTypical Rate Change at 
Renewal

Line of Coverage
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Insurance Market Alternatives

Be Aware of:
– Solvency / Financial Ratings
– Service / Claim Handling
– Hidden Exclusions
– Coverage Response

High

Low

Restrictive BroadCoverage

Pr
em

iu
m

s
Associations

Admitted

XS / Surplus 
Lines

Captives / 
Front 

Reinsurance

Deductible / Retentions

Umbrella / XS Placements:
– Follow Form vs Excess Policy
– Maintenance SIRs
– Treatment of Defense Cost
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Contractor Risk Profile Drives
Coverage Terms and Conditions

19

“10 Statements You Never Want to Utter”

Umbrella / XS Policy Forms10

Defense Cost9

Carrier Financial Rating8Marketplace

7

6Risk Profile
5
4Coverage Negotiation
3
2Coverage Response
1Top Statement

“No one ever told me to budget for third party inspections 
and 100% fall protection required by my insurance carrier.”

“Now you tell me there are over 1,000 Additional Insured 
endorsements and the ones provided by my subcontractors 
are on an excess basis excluding completed operations?”
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Building Underwriting Case

RISK

MGMT
Goals & Objectives

GEOGRAPHIC

PROJECT DELIVERY/PDM

CLAIMS/LOSS HISTORY

21

Contractor Risk Profile

Issue Coverage Concern Recommendation

• Frequency

• Severity

• 10 Years

• Additional Insured

• Waiver of 
Subrogation

• Higher Retentions

• Good Accrual 
Methodology

• Owner Agreements

• Subcontractor 
Requirements/ 
Certificates

• Site Safety/Carrier 
Training

• Contractual 
Agreements

Claims / Loss History
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Contractor Risk Profile

Issue Coverage Concern Recommendation

• Mixed Use / 
Residential

• Attached Condos

• Design-Build

• Public Road 
Building

• Construction Defects

• Mold

• Professional Liability

• ALAE

• Contingencies

• Risk Avoidance—
Limit Percent of 
Residential Work 

• Contractual 
Limitations on 
Professional 
Negligence

• Project Specific 
Insurance

• Alternative ALAE 
Treatments

Project Delivery

23

Contractor Risk Profile

Issue Coverage Concern Recommendation

• Statutes of Limitation / 
Repose

• 3rd Party Over Actions

• Coverage Triggers

• Completed 
Operations Period

• Damage to 
Completed Work

• Definition of 
Occurrence

• Support Legislative / 
Tort Reforms

• Assist in Right to 
Repair Legislation

• Seek Underwriters’
Support

− Choice of 
Defense Council

− Litigation 
Management

Geographic / Jurisdictions



19

W
o

rk
sh

o
p

 T
1

24

Legal Environment for Liability

Updated July 2002

Favorable

Moderate

Poor
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Construction Defect Environment 

Updated July 2002

Favorable

Moderate

Poor
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Construction Industry
Risk Management Evolution

Improving Capabilities: How Well Do We Manage Risk?

Initial Repeatable Defined Managed 
Optimization 

    
   • Business Wide 

Risk Strategies 
   • Qualification of 
   Rick Verses 

Tolerance 
• Uniform Process • Risk Information 

• Risk Identification • Risk Measurement Management 
• Dedicated Resources • Benchmarking Systems (RIMS) 

• Risk Transfer • Risk Reduction • Consistent Claim 
Reporting 

• Risk Measures 
Applied to 

• Transaction • Risk Sharing • Behavior Risk 
Improvement 

Business 
Performance 
Goals 

Qualification of 
Risk versus
Tolerance
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Navigating Potential Liability
Coverage Gaps

28

“10 Statements You Never Want to Utter”

Umbrella / XS Policy Forms10

Defense Cost9

Carrier Financial Rating8Marketplace

Safety Engineering Budget7

Subcontractor Additional Insured Wording6Risk Profile

5

4Coverage Negotiation
3
2Coverage Response
1Top Statement

“Let’s make sure I understand – I’m paying a 50% rate on 
lines with 100% minimum premiums only to discover my 
policy does not cover completed operations and has more 
residential exclusions than I can comprehend.”

“Who is going to protect me now that my wrap-up completed 
operations period has expired and expired wrap-ups have 
not been scheduled under my corporate liability program?”
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Coverage varies based on policy extensions / exclusions

Specialty Coverage Specialty Coverage

Primary Policy

Umbrella / XS Policy

Limits

Owners 
Property

Completed 
Ops

Environmental Professional

Core Coverage

Project Coverage

Umbrella / XS Policy 

Primary Policy

Coordination of Contractor’s Liability Coverages

30

Contractors’ General Liability Coverage
“Top 10” Points of Awareness

Policy Provisions

Per Project Limits for 
Premises & Operations

Apply This Policy As 
Excess

General Aggregate 
Limits

Other Insurance

#3.  Limits

80% Minimum

Mutually Agreed Re-rating 
Provision

100% Minimum 
Premiums

#2.  Premium Rating

Broad Form Named 
Insured Wording

Blanket Joint Venture 
Coverage (Your Interest 
Only)

Joint Ventures, LLC, 
Partnerships Not Listed

#1.  Insureds

Enhancement OpportunityPotential RestrictionIssue
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Contractors’ General Liability Coverage
“Top 10” Points of Awareness

Policy Exclusions & Rated Endorsements

Provide an exception for 
construction means and methods 
(CG 2279 or CG 2280)

Purchase Separate Contractors 
Professional Liability

Construction Management 
E&O Exclusion

Total Professional Liability 
Exclusion (CG 2274)

#6.  Professional

Remove exclusion which adds back 
coverage for “BI” & “PD” (not clean 
up costs):

Hostile fire

Fumes from heating equipment

Most Completed Operations

“Mobile Equipment”

Absolute Pollution Exclusion 
Added

#5.  Pollution

Only exclude property damage to that 
particular part of your work that is 
defective in completed operations 
period

Property damage to your work is 
excluded as it applies to 
completed operations (does not 
apply to Subcontractor’s work)

#4.  Damage to Your Work 
Exclusion

Enhancement OpportunityPotential RestrictionIssue

32

Contractors’ General Liability Coverage
“Top 10” Points of Awareness 

Key Policy Endorsements
Enhancement OpportunityPotential RestrictionIssue

Adding Coverage

Limiting Coverage

This policy will apply as excess if 
scheduled

Excluded#8.  Wrap-Ups

Broader: 
Desired form is CG 2010 1185

− Includes Products Completed 
Operation

− Applies on a Primary basis

Limited: 
Excludes Product Completed 
Operations
Applies on an Excess basis

#7.  Additional Insured

Review Purchase of Contractors 
Pollution Policy

Asbestos Exclusion
EIFS Exclusion
Mold Exclusion
Earth Movement Exclusion

#10.  Construction Defect 
Exclusions

Negotiate RemovalResidential Exclusion
Damage to Work Performed by 
Subcontractor

Negotiate RemovalXCU Exclusion
JV Exclusion
Wrap-Up Exclusion

#9.  Contractors Limitation 
Endorsement
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Project/Site Specific General Liability Coverage
“Top 6” Points of Awareness

Enhancement OpportunityPotential RestrictionIssue

Defense cost will exhaust 
deductible loss aggregate and 
will be in addition to policy limits

Unlimited/No Cap

Outside Deductible

Outside Limit

Outside Loss Aggregate

#6.  Defense Cost

Delete exclusion that is 
removing all construction defects 
coverage

Take away coverage for work 
performed by subcontractors

#5.  Umbrella Your Work Extension

Remove exclusionPrevents the owner from seeking 
recovery from contractors for 
construction defect claims

#4.  Insured vs Insured Exclusion

Remove endorsement or obtain 
waiver from builders risk and 
property carrier

Damage to Owners property is 
excluded

Wrap-up Exclusion

#3.  Contractors Limitation Endorsement 
(Excess policy)

Separate umbrella markets or 
reduce limits per carrier

Contractor has the same umbrella 
carrier on corporate liability 
program so limits will not apply as 
excess

#2.  Umbrella Limits                         
(Anti-stacking of limits endorsement)

Extend to Statute of Repose3-5 Years#1.  Completed Operations Period
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Case Study: 
Project Risk Management/
Claim Scenarios

35

“10 Statements You Never Want to Utter”

Umbrella / XS Policy Forms10

Defense Cost9

Carrier Financial Rating8Marketplace

Safety Engineering Budget7

Subcontractor Additional Insured Wording6Risk Profile

Residential Exclusions5

Wrap-Up Exclusions4Coverage Negotiation

3

2Coverage Response
1Top Statement

“If I was an insured under the owner’s Builder’s Risk policy 
and coverage included consequential soft cost, I would not 
have to pay this claim under my General Liability which has a 
large deductible.”

“It’s difficult to interrupt coverage on an existing claim when I 
have not received my policies and/or corrected endorsements 
for last year’s program.”
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Risk Allocation:  Who Shares the Risk

Owner

Lender

Design Firm

Contractor

Subcontractors

Fair Allocation of Risk

Which party can best control the risk?

Which party can best finance the risk?

Which party can best manage the risk?

Which party can more easily accept the consequence of risk?

37

Construction Risk Management

Budget/Schedule

Contract 
Documents

Project Delivery Identify Risk

Insurance 
Requirements

Policy/Certificates

Waivers/Limitations

Indemnify/Hold 
Harmless

Risk Allocation

Assign RM 
Function

Claim
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Proven Techniques to Avoid & Reduce Claims

Identify key risks during project planning

Realistic contractual allocation of risks

Partnering:
– Avoiding adversarial relationships
– Reviewing claim scenarios & responses before loss occurs

Resolving problems at earliest possible time

39

Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description:  Property Damage to project during construction resulting from contractor’s negligence

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

# 1

BR pays for direct 
damage not for 
delay

FINAL RESULTS

Waivers b/w all 
contractors

SUBROGATION 

PrimaryOTHER INSURANCE 
CLAUSE

No (Soft costs/delay 
not covered)

SUFFICIENT LIMITS

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

Contractor Named 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)BUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description:  Property Damage to project during construction resulting from contractor’s negligence

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#2# 1

Delay claim not covered 
IF exclusions apply

BR pays for direct 
damage not for 
delay

FINAL RESULTS

Waivers b/w all 
contractors

SUBROGATION 

PrimaryPrimaryOTHER INSURANCE 
CLAUSE

No (Soft costs/delay 
not covered)

SUFFICIENT LIMITS

Damage to work 
exclusion

Particular Part that is  
defective

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

Contractor Named (Wrap-
Up)

Contractor Named 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)BUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES

41

Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description:  Property Damage to project during construction resulting from contractor’s negligence

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#3N/A#2# 1

Delay claim covered if 
wrap-up scheduled

Delay claim not covered 
IF exclusions apply

BR pays for direct 
damage not for 
delay

FINAL RESULTS

Waivers b/w all 
contractors

SUBROGATION 

ExcessPrimaryPrimaryOTHER INSURANCE 
CLAUSE

No (Soft costs/delay 
not covered)

SUFFICIENT LIMITS

Wrap-Ups unless 
scheduled

Damage to work 
exclusion

Particular Part that is  
defective

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedContractor Named (Wrap-
Up)

Contractor Named 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)BUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description:  Property Damage to project during construction resulting from contractor’s negligence

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#4#3N/A#2# 1

Potential conflict 
with wrap-up

Delay claim covered if 
wrap-up scheduled

Delay claim not covered 
IF exclusions apply

BR pays for direct 
damage not for 
delay

FINAL RESULTS

Waivers b/w all 
contractors

SUBROGATION 

ExcessPrimaryPrimaryOTHER INSURANCE 
CLAUSE

Limits will not be 
duplicated with 
wrap-up

No (Soft costs/delay 
not covered)

SUFFICIENT LIMITS

Wrap-Ups unless 
scheduled

Damage to work 
exclusion

Particular Part that is  
defective

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedNamedContractor Named (Wrap-
Up)

Contractor Named 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)BUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description:  Property Damage to project during construction resulting from contractor’s negligence

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#5#4#3N/A#2# 1

No CoveragePotential conflict 
with wrap-up

Delay claim covered if 
wrap-up scheduled

Delay claim not covered 
IF exclusions apply

BR pays for direct 
damage not for 
delay

FINAL RESULTS

Waivers b/w all 
contractors

SUBROGATION 

ExcessPrimaryPrimaryOTHER INSURANCE 
CLAUSE

Limits will not be 
duplicated with 
wrap-up

No (Soft costs/delay 
not covered)

SUFFICIENT LIMITS

Wrap-Up exclusion 
applies

Wrap-Ups unless 
scheduled

Damage to work 
exclusion

Particular Part that is  
defective

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

AdditionalNamedNamedContractor Named (Wrap-
Up)

Contractor Named 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)BUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Property Damage to construction project (construction defect) five years after project completion.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs 5 years after completion

#1

FINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

Contractor Not an 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)PROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Property Damage to construction project (construction defect) five years after project completion.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs 5 years after completion

#2#1

No CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

EXCLUSIONS / 
LIMITATIONS

No (Only have 3 yrs. 
Completed Operations)

W/I POLICY PERIOD / 
COMPLETED OPS.

Named (Wrap-Up)Contractor Not an 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)PROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Property Damage to construction project (construction defect) five years after project completion.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs 5 years after completion

#3N/A#2#1

No CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

Wrap-Ups unless 
scheduled

Self-Performed Work 
during completed ops

EXCLUSIONS / 
LIMITATIONS

No (Only have 3 yrs. 
Completed Operations)

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedNamed (Wrap-Up)Contractor Not an 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)PROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Property Damage to construction project (construction defect) five years after project completion.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs 5 years after completion

#4#3N/A#2#1

No CoverageNo CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

SameWrap-Ups unless 
scheduled

Self-Performed Work 
during completed ops

EXCLUSIONS / 
LIMITATIONS

No (Only have 3 yrs. 
Completed Operations)

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedNamed (Wrap-Up)Contractor Not an 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)PROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Property Damage to construction project (construction defect) five years after project completion.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs 5 years after completion

#5#4#3N/A#2#1

No CoverageNo CoverageNo CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

Wrap-Up Exclusion

Self-Performed Work 
exclusion

SameWrap-Ups unless 
scheduled

Self-Performed Work 
during completed ops

EXCLUSIONS / 
LIMITATIONS

No (Only have 3 yrs. 
Completed Operations)

W/I POLICY PERIOD / 
COMPLETED OPS.

AdditionalNamedNamed (Wrap-Up)Contractor Not an 
Insured

INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

UmbrellaGLA&E 
PROFESSIONAL

GL (Wrap-Up)PROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse during construction.  Involves construction means 
and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#1N/A

Covers construction 
means & methods.

FINAL RESULTS

WaiverSUBROGATION 

PrimaryOTHER INSURANCE 
CLAUSE

Shared with all 
contractors

SUFFICIENT LIMITS

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLBUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse during construction.  Involves construction means 
and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#2#1N/A

Covers A&E for 
Professional 
Liab/Design error

Covers construction 
means & methods.

FINAL RESULTS

WaiverSUBROGATION 

PrimaryOTHER INSURANCE 
CLAUSE

?Shared with all 
contractors

SUFFICIENT LIMITS

Construction means 
and methods

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

Contractor Not an 
Insured

Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLBUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse during construction.  Involves construction means 
and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#3#2#1N/A

Limited CoverageCovers A&E for 
Professional 
Liab/Design error

Covers construction 
means & methods.

FINAL RESULTS

WaiverSUBROGATION 

PrimaryOTHER INSURANCE 
CLAUSE

?Shared with all 
contractors

SUFFICIENT LIMITS

• Wrap-ups

• Professional 
Liab/Design Error

Construction means 
and methods

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedContractor Not an 
Insured

Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLBUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse during construction.  Involves construction means 
and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#4#3#2#1N/A

Excess for 
Contractor 
Professional Liab

Limited CoverageCovers A&E for 
Professional 
Liab/Design error

Covers construction 
means & methods.

FINAL RESULTS

WaiverSUBROGATION 

PrimaryOTHER INSURANCE 
CLAUSE

?Shared with all 
contractors

SUFFICIENT LIMITS

Construction means 
and methods

• Wrap-ups

• Professional 
Liab/Design Error

Construction means 
and methods

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedNamedContractor Not an 
Insured

Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLBUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse during construction.  Involves construction means 
and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#5#4#3#2#1N/A

Limited CoverageExcess for 
Contractor 
Professional Liab

Limited CoverageCovers A&E for 
Professional 
Liab/Design error

Covers construction 
means & methods.

FINAL RESULTS

WaiverSUBROGATION 

PrimaryOTHER INSURANCE 
CLAUSE

?Shared with all 
contractors

SUFFICIENT LIMITS

• Wrap-ups

• Professional 
Liab/Design Error

Construction means 
and methods

• Wrap-ups

• Professional 
Liab/Design Error

Construction means 
and methods

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

W/I POLICY PERIOD / 
COMPLETED OPS.

AdditionalNamedNamedContractor Not an 
Insured

Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLBUILDERS’ RISK

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse five years after project completion.  Involves 
construction means and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#1N/A

No CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

No (Only covers 3 years 
completed operations).

W/I POLICY PERIOD / 
COMPLETED OPS.

Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLPROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse five years after project completion.  Involves 
construction means and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#2#1N/A

No CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

Construction means 
& methods.

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

No. (Only covers 3 
years after 
completion.)

No (Only covers 3 years 
completed operations).

W/I POLICY PERIOD / 
COMPLETED OPS.

(none)Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLPROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse five years after project completion.  Involves 
construction means and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#3#2#1N/A

No Coverage (Even if 
wrap-up is no longer in 
effect)

No CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

• Wrap-Ups

• Professional 
Liability/Design Error

Construction means 
& methods.

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

No. (Only covers 3 
years after 
completion.)

No (Only covers 3 years 
completed operations).

W/I POLICY PERIOD / 
COMPLETED OPS.

Named(none)Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLPROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse five years after project completion.  Involves 
construction means and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#4#3#2#1N/A

Potentially 
coverage for 
professional liability

No Coverage (Even if 
wrap-up is no longer in 
effect)

No CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

Construction means 
& methods.

• Wrap-Ups

• Professional 
Liability/Design Error

Construction means 
& methods.

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

No. (Only covers 3 
years after 
completion.)

No (Only covers 3 years 
completed operations).

W/I POLICY PERIOD / 
COMPLETED OPS.

NamedNamed(none)Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLPROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES
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Claim Scenarios 
General Contractor’s Coverage Avenues

Loss / Claim Description: Bodily Injury arising from wall collapse five years after project completion.  Involves 
construction means and methods and design error.

DESIGN CONSTRUCTION COMPLETED OPERATIONS

Accident Occurs

#5#4#3#2#1N/A

No CoveragePotentially 
coverage for 
professional liability

No Coverage (Even if 
wrap-up is no longer in 
effect)

No CoverageNo CoverageFINAL RESULTS

SUBROGATION 

OTHER INSURANCE 
CLAUSE

SUFFICIENT LIMITS

• Wrap-Ups

• Professional 
Liability/Design Error

Construction means 
& methods.

• Wrap-Ups

• Professional 
Liability/Design Error

Construction means 
& methods.

Professional Liability / 
Design Error

EXCLUSIONS / 
LIMITATIONS

No. (Only covers 3 
years after 
completion.)

No (Only covers 3 years 
completed operations).

W/I POLICY PERIOD / 
COMPLETED OPS.

AdditionalNamedNamed(none)Named (Wrap-Up)INSURED STATUS

• Named

• Additional

GENERAL 
LIABILITY

PROFESSIONAL
/POLLUTION

GLA&E 
PROFESSIONAL

GLPROPERTY

POLICY 
RESPONSE

SUB. POLICY 
(RECOVERY)

GENERAL CONTRACTOR CORPORATE 
POLICIES

PROJECT POLICIES

59

“10 Statements You Never Want to Utter”

Umbrella / XS Policy Forms10

Defense Cost9

Carrier Financial Rating8Marketplace

Safety Engineering Budget7

Subcontractor Additional Insured Wording6Risk Profile

Residential Exclusions5

Wrap-Up Exclusions4Coverage Negotiation

Builder’s Risk Limitations3

Policy Issuance2Coverage Response

1Top Statement “If I had only attended that IRMI class instead of playing golf 
at Torrey Pines, I would not be in this mess!”
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