INSURANCE ISSUES IN DISTRESSFUL TIMES

BILL LOCKE
Graves Dougherty Hearon & Moody
Austin, Texas

MARILYN C. MALONEY
Liskow & Lewis
Houston, Texas

State Bar of Texas
ADVANCED REAL ESTATE DRAFTING COURSE
March 3-4, 2011
Houston, Texas

CHAPTER 10

1420139v1






WILLIAM H. LOCKE, JR.

Graves, Dougherty, Hearon & Moody, A Professional Corporation
401 Congress Ave., Suite 2200, Austin, Texas 78701
512/480-5736 (direct); 512/480-5837 (fax)
blocke@gdhm.com

BIOGRAPHICAL INFORMATION

EDUCATION
B.A., The University of Texas; and J.D. with Honors, The University of Texas.

PROFESSIONAL ACTIVITIES

Board Certified in Real Estate Law: Commercial, Residential and Farm and Ranch
Life Fellow, Texas Bar Foundation

Fellow of College of Law of State Bar of Texas (25+ Year Maintaining Member)
Past Director, Texas College of Real Estate Attorneys

Past President, Corpus Christi Bar Association

Past Chairman, Zoning and Planning Commission of City of Corpus Christi.

LAW RELATED PUBLICATIONS*

CoNDOMINIUMS:  Documentation for the To-Be-Built Office Condominium, State Bar of Texas, Advanced Real
Estate Drafting Course (2005).

FORECLOSURE: TEXAS FORECLOSURE MANUAL (State Bar of Texas — 1990, 2™ ed. 2006, and 2008, 2010
Supplements). (Available from State Bar of Texas). Ins and Outs of Deed of Trust Foreclosures - Practical Tips for
the Practitioner, State Bar of Texas, Advanced Real Estate Law Course (2005).

RISK MANAGEMENT: Annotated Risk Management Provisions (Focus on Texas Real Estate Forms Manual's Retail
Lease); Allocating Extraordinary Risk in Leases: Indemnity/Insurance/Releases and Exculpations-Condemnation
(Including a Review of the Risk Management Provisions of the Texas Real Estate Forms Manual’s Office Lease);
Risk Management; and Shifting of Extraordinary Risk: Contractual Provisions for Indemnity, Additional Insureds,
Waiver of Subrogation and Exculpation, State Bar of Texas, Annual Advanced Real Estate Drafting Course (2007,
2003, 2002) and the Annual Advanced Real Estate Law Course (2006); Additional Insured Endorsements to Liability
Policies: Typical Defects and Solutions”, State Bar of Texas, Advanced Real Estate Drafting Course (2008); and
CGL Coverage of Defective Work, ACREL Fall Program October 2009; Distress and Insurance, ACREL Fall
Program October 2010.

SALES: The Law of "As Is", State Bar of Texas, Agricultural Law Course 2009 (2009); and Field Guide for Due
Diligence on Income Producing Properties (2000) and Papering The Deal: From Land Acquisition to Development,
State Bar of Texas, Advanced Real Estate Law Course (2004).

* Copy of articles may be downloaded from website: www.gdhm.com.

HONORS AND ACCOMPLISHMENTS

American College of Real Estate Lawyers (2007 — 2010); The Best Lawyers in America (Real Estate) (2000 - 2010);
Who’s Who in America (1995 - 2010) and Who’s Who in American Law (1985 - 2010); and Texas Monthly, Super
Lawyer - Real Estate (2001-2010). Established the Palmer Drug Abuse Program in Corpus Christi in 1979 and in
Austin in 2000 as programs helping teens and young adults recover from alcohol and drug abuse.



MARILYN C. MALONEY
Liskow & Lewis, A PLC
1001 Fannin, Suite 1800

Houston, Texas 77002
713-651-2938
mcmaloney@liskow.com

BIOGRAPHICAL INFORMATION

EDUCATION

B.A., magna cum laude, Louisiana State University, Phi Kappa Phi
J.D., Louisiana State University, Order of the Coif, Louisiana Law Review
Licensed to practice in Louisiana and Texas

PROFESSIONAL ACTIVITIES AND HONORS

Shareholder, Liskow & Lewis — Founding head of Houston Office 2005-2008; former member of Liskow &
Lewis Board of Directors and Compensation Committee

Fellow, former Member of Board of Governors, and former Chair of Insurance Committee — American College
of Real Estate Lawyers

Fellow, American College of Commercial Finance Lawyers

Chair Emeritus, Louisiana Law Institute Council; Member, Mortgage and UCC Drafting Committees

Past Member, Board of Governors, Louisiana Bar Association and Louisiana Bar Foundation

Co-Chair of Intellectual Property Deskbook for the Business Lawyer American Bar Association

Listed in Texas’ Best Lawyers

LAW RELATED PRESENTATIONS AND PUBLICATIONS

Presentations on real property, commercial lending, insurance, and related topics to:

ABA (American Bar Association); Business Law Section and Real Property, Trust and Estate Law Section
ACREL (American College of Real Estate Lawyers)

AECRE (Association of Executives in Commercial Real Estate)

ALI-ABA

Business Law Today (ABA)

Houston Commercial Finance Roundtable

ICSC (International Council of Shopping Centers); Law Conference and Gulf Coast Exchange
Louisiana Bankers Association

Louisiana Bar Association

Louisiana Land Title Association

Louisiana Mineral Law Institute

LSU Law School

New Orleans Bar Association

South Texas School of Law

State Bar of Texas

The Business Lawyer (ABA)

Tulane University Law School

University of Houston Law Center



Insurance Issues in Distressful Times Chapter 10

TABLE OF CONTENTS
L. INTRODUCTION ... .ooiteiieeiteie ettt ettt ettt et e st e st estesseessesssesseeseessesssenseessesseesseessesseensennsens 1
II. PARTIES TO THE POLICY ..ottt sttt ettt ettt et snnenaeen 1
I11. THE RISK OF NO INSURANCE ......oootiiiieiieieieee sttt ettt ssa s eaessaesseesessnenseennens 2
A. Certificates Of Insurance Are Not INSUIaNCe .........coceevieeiiiiiiiniiinieeeeieeeeeceeeeen 2
1. Not Reasonable to Rely on an ACORD Certificate or Evidence of Insurance....... 2
a. DISCLATMETS ...ttt sttt ettt et s 2
b. Signed by an “Authorized Representative”...........cccceeveeneevenienennieneenenn. 3
. Errors Are Common in Certificates and Evidences of Insurance ............... 3
d. Certificates and Binders are Sometimes Issued Prior to Policy Issuance ... 5
e. Deficient Insurance Specifications Excuse Certificates Which
Incorrectly Certify Existence of Additional Insured Coverage................... 5
f. Certificates Which Correctly Certify Existence of Additional
Insured Coverage, But Coverage Is Unsuitable .........c..ccoceeveniiniencnicnene 5
2. Standard Certificate Does Not Disclose Policy “Exclusions” or
IMOAITICATIONS ...ttt ettt ettt et s e et e st e ebeesateenbeesseeenseesnneens 6
a. ISO CG 21 39ttt 7
b. ISO CG 24 26 ..ottt nneens 7
3. Failure to Obtain @ CertifiCate ..........cecerierieiirienieie e 7
a. WATIVET .ttt ettt ettt et e et e et e st e ebeesnaeeseeenteens 7
b. L0SS Of BENETILS .. ..eiiiiiiiiiiieeee e 7
B. No Advance Notice 0f Cancelation............cccuieiiieriieiiienieeiiee e 7
1. Standard Policy’s Cancellation Notice Requirement ..............cccceevveevieniienveennnne. 7
2. Certificate and Evidence of Insurance Cancellation Notice Statement................... 7
a. ACORD FOIMS ...ttt 7
b. Manuscripted Changes to the ACORD Form .........ccccooeviiniiiiiniicncnncnnne 8
Iv. L A S E S ettt ettt h et e h e bttt a e bt et e eae e bt et e ehe e bt et e naeeteeatens 9
A. Standard ENdOrSEmMENTS .........ooiuiiiiiiiieeiiecie ettt ettt e 9
1. ISO CP 12 19 Additional Insured — Building OWner............cccceeveveeviieniienieenreennen. 9
2. ISO CP 12 18 Building Owner Loss Payable .........c..ccccoveniiiiniiniininicncceee. 10
3. ISO CP 15 03 Business Income — Landlord as Additional Insured
(Rental Value) ENdorsement .............ocviieiiiieiiiecciieeeee et 10
B. No Protection for INSUred’™s ACES........coouiiiiiiiiiiiinieeee e 10
C. VaCANCY CLAUSES .....euiiniiiiiiiiiiiieieeit ettt ettt ettt ettt sbe et naeens 10
V. CONSTRUGCTION ..ottt ettt ettt ettt ettt e st et e eate st e e bt eateeseeteeneesseenseeneenseanses 11
A. Builder’s Risk INSUTANCE .........cooiiiiiiiiiieiieieeee et 11
1. INSUTEAS ..ttt ettt ettt et enees 11
2. Common Errors and Problems ............cccccooiiiiiiiiiiiiiiieieeeee e 11
a. Review of Policy Delayed Until After Construction Commencement ..... 11
b. COVErage AMOUNL ....ooviiiiiiiiiiiieete ettt 11
C. Coverage for Architect’s Fees, Owner Supplied Materials, Debris
Removal, Full Limit Coverage of Flood and Earthquakes, and
Elimination of Law and Ordinance EXCIUSIONS.........ccccceverieneinienieniennne. 12
3. Delay DamagESs ......c..eeeeuiieeiiieeiiieeiieeeieeesiee e st e este e e steeesaaeeetaeeeraeeebeeennraeennrees 12
a. Soft Cost ENAOrSEMEnt.........cceevuirieriiiiienieieeiesesieeie et 12
b. Delayed Completion and Force Majeure Endorsement ................c........... 12
B. Performance BOnd..........cocoiiiiiiiiiiiiiee e 12
1. Coverage of Delay Damages........cc.eeeevieeiiieeiiieciie et eee e e e 12
2. Coverage for Contractor’s Failure to Provide Insurance ...........ccccoeeeviniencnnnene. 12

VL MORTGAGES AND SECURITY INTERESTS ... 12



Insurance Issues in Distressful Times Chapter 10

A. Mortgagee’s Rights to Insurance Proceeds ............coooveriiiiiiiiieiiiniieiecceeese e 12
B. Different Forms of Mortgagee Interest Endorsements............ccceeeevveniiieniiieencieenieeeeen. 13
1. Simple Loss Payee/Open Mortgage Clause .........c.ccceuevveneeiienienennicnicneeicneene 13
2. Standard Mortgage CIaUSE ..........ccveeviieriieiiieeie ettt et sre b sene e 13
3. Nature of Mortgagee’s Interest — Ownership Interest in Proceeds vs.
SECUTTLY INTETESE... . viieeiiiieeiie ettt et et e st e e s bee e s b e eeabeeenns 13
4. Equitable Lien on Insurance Proceeds ...........cocceeriieiiiniiiiiiniiececceee 13
C. Special Issues for Lenders in WOTKOULS ........cc.ceviieriieiiieiiieciieiccie et 13
1. Provisions in Loan Documents for Handling of Insurance Proceeds;
Replacement Cost INSUTANCE .......cecviiiiiiieiiiieiiieeeiie et 13
2. The Self-Insured BOITOWET ..........cccuiiiiiiiiiiiieiieeee e 14
D. Insurance Issues in FOTeCIOSUIE.........cc.couiiiirininiiiniiicicccete e 14
1. Casualty Loss Prior to FOrecloSure ............coeeverienieiinieniecnicneceeicneeieeene 15
a. Preliminary Considerations ............cvevveeveerieeiieenieeieesieeieeseeesseeseveeneens 15
b. Notices to Insurance COmMPAanY .........ccceeeererriereenieeiieneenenieneenreereneene 15
2. Relationship of Proceeds to Secured Debt ..........cccveevvieviieciiiniieiierieeieeeeeeeene 15
3. Bid SHrate@y .....eooveiieiiiieee e 16
a. Liquidating Casualty-Loss Claim Before Foreclosure Sale...................... 16
b. Foreclosure Before Applying Insurance Proceeds to Secured Debt ......... 16
E. Casualty Loss After FOrECIOSUIE .......cc.ieiuiiiiiiiieeiicie ettt 16
F. Personal PTOPEITY .....ciiiiiiiieiiee et ettt ettt et e e eas 16
1. L 0SS Payable CIauSe........cccveevuiieiieiiecie ettt s e e 16
2. Lenders Loss Payable Clause..........ccoveveriiriiniiiiiicnieccceceeieeeeeee e 16
VII. RECEIVERSHIP AND BANKRUPTCY ..ottt s 16
A. RECEIVEISIIPS ...ttt ettt ettt e st e et e snbeebeesaeeens 16

B. BanKIUPLCY ..veeeiiieeie e e ettt e et e e eaeeeennee s 17



Insurance Issues in Distressful Times Chapter 10

APPENDIX
Charts
Chart of Additional Interests Property InSUrance ProViSIONS...........ccecierieiiriiiierieerieeseesiesreere e ereesseesieesseesanessne e 19

Liability Insurance

ISO CG 02 05 12 04 Texas Changes — Amendment of Cancellation Provisions or

COVETAZE CRANEE ...eeovviiiiiieeiie et ecteeette et e et e eestee e tbeesteeestseessbeaassaeessaeasseeassseesssaeassseessaeesssaeanseeasssaessseeassseensseessseeans 20
ISO CU 24 19 12 01 Lessor — Additional Insured and Loss Payee ...........ccccoeevieniniiiiniiiininienceccceececceen 21
ISO CG 20 10 07 04 Additional Insured — Owners, Lessees or Contractors — Scheduled

PerSON OF OTZANIZALION. ... .cuiereieieieiieiieeteerteesteestesteseteeeseasseeseesseesseesseesssessseasseasseesseesseesssesssesssesssesnsesseessessseesseesssenns 22
ISO CG 2011 01 96 Additional Insured — Managers or Lessors of Premises..........ccoevvveevieviienienienieniesieereeieeenens 25
ISO CG 2018 11 85 Additional Insured - Mortgagee, Assignee, Or RECEIVET ........ceevieviierienieriecieeieeeeeee e 30
ISO CG 2026 07 04 Additional Insured — Designated Person or Organization..............cceeeveerueereeseesvennesveessessneens 31
ISO CG 21 39 10 93 Contractual Liability Limitation.........ccceeieuiieiiririieiiiieesteesiee e esveeereeeeveesereeseseessseeessseessveens 33
ISO CG 24 26 07 04 Amendment of Insured Contract Definition.........cccceeererieriniiiienieieniertee e 34

Property Insurance

ISO CP DS 00 10 00 Commercial Property Coverage Part - Declarations Page..........cccocoveveiieiiiiiiniinieieeieee 35
ISOIL 00 17 11 98 Common POliCY CONAILIONS .......ccviervieriieriieriieireeieeteeteesteesieeseaesssesssessseesseeseessaessessseessessssesssenns 36
ISO CP 00 90 (07/88) Commercial Property CONAItiONS..........cccvveeerireiiieiirieeiieerieeeteeeseeesteeeseeessseessseessseeessseessseens 38
ISO CP 00 10 06 07 Building and Personal Property Coverage FOrm ..........cccvevieriierieniiniieieeieeeesee e 40
ISO CP 12 18 06 07 L0SS Payable PrOVISIONS ......c..cccciiiieiiieiiieiriesiieeciteesveeeteeesiteeeveeestveessseessseeessaeessseassseesssseesssenns 58
ISO CP 12 19 - Additional Insured - Building OWINET ............cocuieiiiiiiieiieieriesee ettt st esaee e eas 61
Additional EXpense — SOft COSt COVETAZE .......uevvuieriierrierrieriiesterteireeteeseesseesseesseesssesssesssessseassesssesssessseessesssessssessenns 62

Certificates, Evidences and Insurance Binder

ACORD 24 (2009/09) Certificate of Property INSUTANCE..........cueevvieriierieriierierieste et et esreesteesieeseessaessnessnesssessseensens 64
ACORD 25 (2010/05) Certificate of Liability INSUIANCE..........ccccviiiiiiieiiieciie et eevee et eree e e sae e v eeeeaeeseree s 65
ACORD 28 (2009/12) Evidence of Commercial Property INSUrance............ccceecuieriieriienienienieeie et 66
ACORD 75 (2010/04) INSUTANCE BINACT......ccciiiiiiiiciiciicieeiteeesite st steereereeve et et staestaesebeseseessaesseesseesseesssesssenns 68

END NOTES . ...ttt ettt ettt et et e s bt s ae e s et s et et e bt et e bt e sb e e saeeeat e et e enseenaeenanesanesaneens 70



Insurance Issues in Distressful Times

Chapter 10

DISTRESS AND INSURANCE

Insurance issues arising from default by developers, landlords, tenants and contractors.

Bill Locke and Marilyn C. Maloney

. INTRODUCTION

When one of the parties to a transaction is in financial
distress (the “distressed party”), the other parties (the
“parties to be protected”) should ask the following
questions:

° Is there an increased risk for the occurrence of
bodily injury or property damage?

° Are my insurable interests insured?
° How do I know they are insured?
° Am I relying on the distressed party to provide

liability or property insurance to protect my
insurable interest?

° If so, will 1 be notified in advance of
cancellation of the insurance?

° What if the distressed party does not pay the
insurance premium?

° What happens if the distressed party does not
contact the insurer or cooperate with the
insurer after the occurrence of an insured loss
or peril?

° If the insured loss or peril occurs, is my
insurable interest adequately protected?

° Who will adjust the loss?

° To whom will the insurance proceeds be paid?
Unfavorable answers to these questions will determine
if there is a risk that insurance will not appropriately or
adequately afford protection to the parties to be
protected (a “financial distress risk”).

1. PARTIES TO THE POLICY

Covered losses are paid under an insurance policy to or
on behalf of an insured. The Declarations Page' of an

insurance policy names the person or organization who
is the insured and such person or organization is the
named insured. If more than one person or
organization is named in the Declarations Page as an
insured, the first person or organization named is the
first named insured.

Additionally, the policy may identify other persons or
organizations who qualify as insureds on the basis of
their relationship to the named insured. For example, a
liability policy® on which an organization is the named
insured, may provide that the organization’s employees
are automatically covered and are automatic insureds.?
Similarly, the standard commercial property policy
contains the standard mortgage clause providing that
loss payments will be made to the insured and the
mortgageholder as their interests may appear.

Under a CGL policy many types of persons or
organizations may be added by endorsement as an
additional insured, upon approval of the insurer. Many
liability insurers issue blanket endorsements
specifying certain parties that are automatic additional
insureds under their liability policies without the need
for further endorsement to actually name the person or
organization as an additional insured on the policies if
the contract between the insured and the additional
insured contractually obligates the insured to cause its
insurer to add the person or organization as an
additional insured on the insured’s liability policy.
Persons or organizations are routinely added to a CGL
policy as additional insureds by endorsement. There
are standard additional insured endorsements to the
standard liability policy.* A review of the standard
additional insured endorsements contained in the
Appendix will reveal that limitations® and exclusions®
for coverage may be contained in an additional insured
endorsement. A common error in insurance
specifications is to specify that a party is to be added to
the named insured’s policy as an additional named
insured.”

In a property policy, the insured is the party identified
on the Declarations Page as having an insurable
interest in the covered property and to whom loss
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payments will be paid if the property is damaged or
destroyed.  Third parties may be designated by
endorsement to the property policy as an additional
insured to protect their additional interests.®

I1l. THE RISK OF NO INSURANCE

A. Certificates  of
Insurance’

Insurance  Are Not

1. Not Reasonable to Rely on an ACORD
Certificate or Evidence of Insurance

a. Disclaimers

An ACORD'" Certificate of Insurance and ACORD
Evidence of Insurance should not be relied on as being
accurate or as properly defining coverages, exclusions,
and deductibles."

The ACORD 24, 25, 27 and 28 contain the following
disclaimers negating reliance. The first disclaimer,
which is in all caps and bold print, appears at the top of
the form and reads:

THIS [CERTIFICATE / EVIDENCE OF
PROPERTY INSURANCE / EVIDENCE OF
COMMERCIAL PROPERTY INSURANCE]"
IS ISSUED AS A MATTER OF
INFORMATION ONLY AND CONFERS NO
RIGHTS UPON THE [CERTIFICATE
HOLDER / ADDITIONAL INTEREST NAMED
BELOW]. THIS [CERTIFICATE/ EVIDENCE
OF INSURANCE] DOES NOT AMEND,
EXTEND OR ALTER THE COVERAGE
AFFORDED BY THE POLICIES BELOW.
THE CERTIFICATE OF INSURANCE DOES
NOT CONSTITUTE A CONTRACT
BETWEEN THE ISSUING INSURER(S),
AUTHORIZED REPRESENTATIVE OR
PRODUCER, AND THE [CERTIFICATE
HOLDER / ADDITIONAL INTEREST]."* **

An additional disclaimer appears in each of the
ACORD forms following the Coverages heading and
immediately before the specification of the coverages
of the described insurance. This disclaimer is in all
caps but is not in bold print. It reads:

[THIS IS TO CERTIFY THAT]"” THE POLICIES OF
INSURANCE LISTED BELOW HAVE BEEN ISSUED TO
THE INSURED NAMED ABOVE FOR THE POLICY PERIOD

INDICATED. NOTWITHSTANDING ANY REQUIREMENT,
TERM OR CONDITION OF ANY CONTRACT OR OTHER
DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE
INSURANCE AFFORDED BY THE POLICIES DESCRIBED
HEREIN IS SUBJECT TO ALL THE TERMS, EXCLUSIONS
AND CONDITIONS OF SUCH POLICIES. AGGREGATE
LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID
CLAIMS.

In TIG Ins. Co v. Sedgwick James of Washington, 276
F.3d 754 (5™ Cir. 2002), aff'g 184 F.Supp.2d 591 (S.D.
Tex. 2001), the client (Safety Lights) of a delivery
service (U. S. Delivery) and the client's insurer (TIG)
sued an insurance broker (Sedgwick James of
Washington), alleging that the broker had
misrepresented on an insurance certificate that Safety
Lights was an additional insured on U.S. Delivery's
liability insurance policy issued by Lumbermens
Mutual Casualty Co. The suit arose after Wright, an
independent contractor hired by U. S. Delivery, was
injured delivering a steel plate to Safety Light's
facility. TIG, Safety Light's liability insurer, defended
the claim by Wright and sought reimbursement for the
settlement and the costs of defending the suit after
Lumbermens denied that Safety Lights was an
additional insured on its liability policy.  The
certificate of insurance certified that Safety Lights was
an additional insured on the Lumbermens CGL policy.
The Fifth Circuit found that Sedgwick did not have
authority, either actual or apparent, to make Safety
Lights an additional insured on Lumbermens CGL
policy. The court found that the disclaimer on the
certificate of insurance (the first ACORD disclaimer
discussed above) effectively negated reliance by Safety
Lights on the express statement of additional insured
coverage in the certificate of insurance, absent the
existence of proof of Sedgwick's apparent authority to
alter the terms of Lumbermens CGL policy to add
Safety Lights as an additional insured. The district
court held as a matter of law that Safety Lights could
not have reasonably relied on the insurance certificate.
The court made the following statements:

An insured has a duty to read the
insurance policy and is charged with
knowledge of its provisions.... The
Court concludes that (the party to be
protected), claiming to be an
additional "insured" under (the policy)
should be held to the same obligation
as a named insured to review a policy
of insurance on which it seeks to rely,
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and its reliance solely on the agent's
certificate of insurance is not
reasonable under the circumstances
presented by the admissible evidence.
.... [T]here is no admissible evidence
to suggest that (the party to be
protected), had it made the request,
would have been unable to obtain and
read the insurance policy in issue....
Moreover, (the party to be protected),
the holder of a certificate of insurance,
was warned it was not entitled to rely
on the certificate itself for coverage.
The certificate stated to the holder that
the certificate did not create
coverage.... The certificate issued by
(the insurance broker) prominently
stated that it was "issued as a matter of
information only" and did not "amend,
extend or alter" coverage provided by
the listed policies. Had Plaintiffs
taken the reasonable step of obtaining
a copy of (the policy) ... Plaintiffs
would have learned that there was no
additional insured coverage in the
policy at all. Thus, the Court finds
that the Plaintiff's reliance upon (the
insurance broker's) representation of
(the party to be protected's) additional
insured status was not reasonable.
Accordingly, as a matter of law,
Plaintiffs' claims for negligent and
fraudulent misrepresentation fail.

184 F.Supp.2d at 603-04 (footnotes omitted).
b. Signed by an ""Authorized Representative™

ACORD Certificates or Evidences of Insurance are
issued by a “Producer” and are signed by an
"Authorized Representative". Neither of these terms
are defined on the face of the standard ACORD form.
Except for the multiple disclaimers of authority and
accuracy, the ACORD Certificate of Insurance and the
Evidence of Insurance are silent on the authority of the
Authorized Representative to bind the listed Insurers.
The ACORD Certificate of Insurance and Evidence of
Insurance do not identify whether the Producer is the
agent for the Insured, the agent for the Insurer, or a
dual agent for both the Insured and the Insurer.

Some courts in determining whether an ACORD form
may be relied on despite the disclaimers have drawn a

3

distinction on whether the Authorized Representative
is a "broker"; a "soliciting agent"; a "recording agent";
a “dual agent”; a “special agent”; or an "insurer's
agent".'® Other courts have held that the insurer is
estopped'’ from denying the coverage stated in the
certificate or evidence of insurance, if the insurer or a
person with apparent authority from the issuer issued
the certificate,'™ especially if the certificate does not
contain ACORD-type disclaimers."’

Certificate Issued by ““Soliciting Agent”. In TIG Ins.
Co v. Sedgwick James of Washington, 276 F.3d 754
(5™ Cir. 2002) the Fifth Circuit agreed with the district
court's determination that the issuing agent (Sedgwick)
was a "soliciting agent" as opposed to a "recording
agent", and thus did not have actual authority to amend
the policy to add Safety Lights as an additional
insured. The court noted that the agency agreement
between Sedgwick and Lumbermens authorized
Sedgwick to solicit insurance on behalf of
Lumbermens but permitted Sedgwick to bind
Lumbermens only "to the extent specific authority
(was) granted in the schedule(s) attached”. Sedgwick
had the authority to issue certificates of insurance and
binders but lacked the authority to modify the policy
itself.

Certificate Issued by “Recording Agent”. The court in
United States Fidelity and Guaranty Co. v. Travis
Eckert Agency, Inc., 824 S.W.2d 628 (Tex. App. —
Austin 1991, writ denied) held that USF&G was bound
by an additional insured endorsement issued by its
recording agent even though the endorsement form was
not an authorized form.

Certificate Issued by Insurer.  Another court, faced
with an insurer-issued certificate certifying to a
certificate holder that the insured had business auto
liability insurance, held that the certificate bound the
insurer to cover an injury that occurred before the
policy was issued, where the list of covered trucking
companies did not include the certificate holder. The
court concluded that as of the date of the accident, the
certificate was the policy and the insurer could not rely
on the policy’s disclaimer that “the insurance afforded
by the listed policy(ies) is subject to all their terms,
exclusions, conditions” as there was no policy at the
time of the certificate’s issuance.*’

C. Errors Are Common in Certificates and
Evidences of Insurance
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An amazingly common problem in the insurance
industry is the issuance by the Producer of a certificate
of insurance certifying to a party to be protected that it
is an additional insured on the protecting-party's
insurance, but then its failure to notify the insurance
company of the need to alter or amend the coverage to
match the certificate. The result is that the insurance
company refuses to provide coverage.

As observed by one commentator:

Probably the most common area in
which certificates of insurance and
insurance policies conflict is with
respect to additional insured status.
Certificate holders are often listed as
additional insureds on certificates
without the policy actually being
endorsed to reflect that intent. An
extreme case of this that often occurs
is for a copy of an additional insured
endorsement to be attached to the
certificate but not the policy. This
practice may not provide additional
insured status and, thus is sometimes
called the "fictitious  insured
syndrome." Sometimes this problem
stems from a lack of communication.
The insurance agent, for example may
have the authority to add another party
to a policy as an additional insured
and may issue a certificate indicating
that this has been done while
forgetting to ask the insurer to issue
the endorsement. When the additional
insured later seeks protection, the
insurer denies such protection, shifting
the blame elsewhere.”!

As another commentator notes,

Although a  broker for the
subcontractor (policyholder) may have
prepared the certificate of insurance,
in many cases he or she did not follow
through and actually obtain the
necessary endorsement.... As a result,
although a developer may hold a
certificate that states it is named as an
additional insured on the
subcontractor's policy of insurance,
the subcontractor's carrier will deny
the tender of defense and contend that

the agent did not have express
authority to bind the carrier.”

The commentator in COUCH ON INSURANCE?> offers
the following advice:

Where an entity requires another to
procure insurance naming it an
additional insured, that party should
not rely on a mere certificate of
insurance, but should insist on a copy
of the policy. A certificate of
insurance is not part of the policy - if
it states that there is coverage but the
policy does not, the policy controls.

Failure timely to discover the error in the certificate or
evidence of insurance can bar a breach of contract
action against the insured. In Via Net v. TIG Ins. Co.,
211 S.W.3d 310 (Tex. 2006), the follow up breach of
contract state court action for failure to provide
additional insured protection to the holding in TIG Ins.
Co v. Sedgwick James of Washington, 276 F.3d 754
(5™ Cir. 2002), the Texas Supreme Court held that the
discovery rule did not apply to defer accrual of the 4
year statute of limitations. Safety Lights and TIG,
under their subrogation rights, filed suit against Via
Net and its parent, U. S. Delivery, within 4 years after
they had been notified by Lumbermens that Safety
Lights was not an additional insured on Lumbermens
CGL policy. This was however more than 4 years after
the issuance of the certificate of insurance. The court
of appeals had held that Safety Lights could not have
discovered the breach of contract by Via Net until the
denial of coverage by Lumbermens and thus the
discovery rule postponed accrual of the 4 year statute
of limitations applicable to breaches of contract. The
Texas Supreme Court disagreed and held:

Contracting parties are generally not
fiduciaries. (citation omitted). Thus,
due diligence requires that each
protect its own interests. (citation
omitted).... Due diligence may
include asking a contract partner for
information needed to  verify
contractual performance.  (citation
omitted). If a contracting party
responds to such a request with false
information, accrual may be delayed
for fraudulent concealment. (citation
omitted). But failing to even ask for
such information is not due diligence.
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(citation omitted). Safety Lights
argues that it acted diligently by
obtaining a certificate of insurance
listing it as an additional insured. But
the certificate warned that it conferred
no rights and was limited by the
underlying policy.  Safety Lights
argues, with some force, that there is
little use for certificates of insurance if
contracting parties must verify them
by reviewing the full policy. But the
purpose of such certificates is more
general, "acknowledging that an
insurance policy has been written, and
setting forth in general terms what the
policy  covers”.  Black's Law
Dictionary 240 (8" ed. 2004). Given
the numerous limitations and
exclusions that often encumber such
policies, those who take such
certificates at face value do so at their
own risk. Moreover, in this case
Safety Lights learned of the breach
within a few months after it occurred.
While the facts of this specific case do
not govern the categorical inquiry,
they are not atypical. Additional-
insured status under a general liability
policy generally provides coverage for
personal injury and property damage
claims, most of which must be
brought within two years of injury.
(citation omitted). Accordingly,
unless no claims are filed for a long
time, breach will generally be
discovered within four years.... Some
contract breaches may be inherently
undiscoverable  and  objectively
verifiable. But those cases should be
rare, as diligent contract parties should
generally discover any breach during
the  relatively long  four-year
limitations period provided for such
claims.

d. Certificates and Binders Are Sometimes
Issued Prior to Policy Issuance

A certificate of insurance is only evidence of insurer’s
intent to provide insurance and is not a contract to
insure.®  Certificates and binders are on many
occasions issued prior to the issuance of the policy.
This can result in situations where a subsequently

issued policy excludes coverages expected by an
additional insured shown in the certificate.”> Even in
the case of a renewal, additional insured status may be
dropped and reliance on a certificate designating
insured status may not be relied upon.

e. Deficient Insurance Specifications Excuse
Certificates Which Incorrectly Certify
Existence of Additional Insured Coverage

In one case a general contractor's failure to include in
its insurance specifications that it be listed as an
additional insured on its subcontractor's CGL policy
prevented it from recovering against its subcontractor
for breach of contract in failing to provide additional
insured coverage, even though the subcontractor had
provided the contractor with a certificate of insurance
certifying to the general contractor that it was an
additional insured.”® The court found that the ACORD
certificate's disclaimer negated reasonable reliance by a
landowner on an erroneous statement in the certificate
the landowner was an additional insured. The court
noted that the landowner did not attempt to obtain a
copy of the policy or the endorsement. This case
involved a contract that did not call for the landowner
to be designated as an additional insured, but prior to
execution of the contract, the contractor told the
landowner that it would be an additional insured and
produced a certificate of insurance designating the
landowner as an additional insured. The court held
that the contractor had no duty to cause the landowner
to be an additional insured.”’

f. Certificates Which  Correctly  Certify
Existence of Additional Insured Coverage,
But Coverage Is Unsuitable

An Illinois court®™ has held that an insurer was not
liable to an additional insured, a general contractor, for
coverage of injuries suffered by an employee of the
named insured, a roofing subcontractor, even though
the named insured provided the additional insured with
a certificate of insurance reflecting that the additional
insured was covered by the named insured's liability
insurance as to a particular project, where the insurance
policy was endorsed to exclude coverage to the
subcontractor for bodily injury arising out of the
subcontractor's roofing work! The court, relying on
the ACORD disclaimer language, held:

Plaintiffs (the general contractor-
additional insured and its own CGL
insurer) argue that there was an
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ambiguity in the certificate at issue
because the language of the
certificate implied that some form of
insurance was provided but the
exclusion in the policy excluded all
possible coverage for the ... project.
However, pursuant to the statements
in the certificate, the plaintiff was
advised to look at the policy to
ascertain the nature and the extent of
coverage. We conclude it was also
... (the general contractor) rather
than American Country's (the roofer's
CGL insurer) duty to determine
whether this coverage was adequate
for the intended purpose. To hold
otherwise would place an excessive
burden on insurers to review all
construction contracts in order to
determine the insurance needs of the
project prior to issuing a certificate of
insurance. Lastly, although plaintiffs
argue that they never received a copy
of the policy, there is no evidence in
the record that they requested one.

In BP Chemicals, Inc. v. First State Ins. Co., 226 F.3d
420 (6™ Cir. 2000), a case where the court applied
Texas law, the court’s decision emphasizes why it is
important to obtain and read a copy of the additional
insured endorsement and not to rely either upon a
statement in the certificate of insurance that the party
to be protected is an additional insured for liabilities
arising out of the protecting party’s work or upon a
general statement in the contract that the party to be
protected is to be listed as an additional insured on the
protecting party’s commercial general liability policy.
The court in this case held that the additional insured
endorsement meant exactly what it said

the negligence of the additional
insured is excluded

and that the certificate of insurance stating that party to
be protected was an additional insured and the
contractual provision in the contract between the party
to be protected and the protecting party that the party
to be protected be listed as an additional insured did
not clearly provide for coverage of the additional
insured’s negligence.”

The decision in EIf Exploration, Inc.v. Cameron
Offshore Boats, Inc., 863 F. Supp. 386 (E.D. Tex.

1994) also illustrates the risk inherent in not reading
the insurance policy of the protecting party. The court
found that a fact issue existed defeating a summary
judgment motion on whether the party to be protected
had accepted the protecting party’s insurance policy
which contained an additional insured provision that
included the party to be protected, although the
provision was worded so as to exclude coverage in
cases where the party to be protected was already
insured (a so-called “escape clause”).

Provided that where the Assured (the party to be
protected) is, irrespective of this insurance, covered or
protected against any loss or claim which would
otherwise have been paid by the Assurer, under this
policy, there shall be no contribution by the Assurer
on the basis of double insurance or otherwise.

The protecting party provided insurance naming the
party to be protected as an additional insured and
therefore did not violate the covenant to name the party
to be protected as an additional insured, but the
additional insured provision contained an escape
clause! Timely review and objection may need to
occur to defeat this waiver argument!

2. Standard Certificate Does Not Disclose
Policy “Exclusions” or “Modifications”

The 2009 revision to the ACORD 25 Certificate of
Liability Insurance eliminated from the Remarks box
the directive to disclose “exclusions added by
endorsement”.

The standard certificate does not disclose whether the
insured’s CGL policy contains or excludes coverage
for the insured's liability assumed under an "insured
contract" (this coverage is known as "contractual
liability insurance", and is referred to in this article as
"indemnity insurance"). The standard CGL policy
provides indemnity insurance. It provides indemnity
insurance by stating that an insured contract is an
exception to one of the policy’s exclusions from
coverage.”” The standard certificate does not disclose
whether the insured’s liability policies, including the
additional insured endorsement thereto, have been
modified with one of the following endorsements
limiting or eliminating indemnity insurance. The
endorsements noted in the next two paragraphs
materially reduce the scope of the indemnity insurance
coverage provided by the standard policy. The CG 21
39 is not classified as an “exclusion” even though it is
one of the most severe exclusions in the industry. As
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discussed in these paragraphs addition of these
endorsements to the CGL policy potentially materially
reduces the scope of the indemnity insurance provided
by the standard CGL policy. Perhaps, an insurance
certificate’s producer will be responsive to insurance
specifications specifically requiring that the certificate
of insurance disclose modification of the policy by
either a CG 21 39 or a CG 24 26.

a. ISO CG 21 39

ISO endorsement CG 21 39 10 93 Contractual Liability
Limitation removes from the standard CGL policy’s
coverage the coverage provided via paragraph f in the
list of contracts constituting an insured contract.*® This
endorsement eliminates from the standard policy
coverage indemnity insurance for contractually
assumed tort liability of another person.  This
endorsement eliminates coverage that provides the
funding for most indemnification agreements.

b. ISO CG 24 26%

ISO endorsement CG 24 26 Amendment of Insured
Contract Definition was added in 2004. It limits
contractual liability coverage for indemnities of the
named insured to injuries or damages “caused, in
whole or in part, by the named insured or those acting
on behalf of the named insured”. This wording is
similar to the revision made to the CG 20 10 and was
in response to cases holding that the prior wording
extended coverage to liabilities arising out of the sole
fault of the indemnitee or additional insured.

3. Failure to Obtain a Certificate”

Even though it may not be reasonable to rely upon
a certificate of insurance which contains
disclaimers, there are benefits to having a
certificate and potential detriments from a failure
to obtain a certificate.”*

a. Waiver®

Some courts have held that the party to be
protected has waived the protecting party’s
obligation to procure contractually specified
insurance by failing to insist upon being furnished
the contractually required certificate.”®

b. Loss of Benefits”’

There are benefits arising from the standard
certificate, even though it contains disclaimers,
which will not obtain in the absence of a

certificate. Some of the benefits are the following:
(1) the standard certificate sets out important
information, which in the event of a claim, may
provide a quick means of resolution (e.g., agent
and insurer contact information, policy numbers);
(2) under particular circumstances a court may be
willing to disregard the certificate’s disclaimers
and find coverage for the party to be protected;*®
(3) a erroneous certificate may provide a basis for
recovery on the issuing agent’s E & O policy or
establish a contractual undertaking by the agent to
provide the certificated coverage;>

B. No Advance Notice of Cancelation*

1. Standard Policy’s Cancellation Notice

Requirement

The standard liability policy provides for notice of
nonrenewal to be sent to the “first named insured”*' as
opposed to each “insured” or each “named insured.”
When and how a policy may be canceled by the insurer
is regulated by statute in every state. Most states
additionally address notice of cancellation. However,
these statutes do not necessarily use terms identifying
the parties in the same way as are used in the standard
policy or in policies issued by the most frequent
insurers. Statutes requiring that notice of cancellation
be sent vary from giving notice to “the policyholder,” a
“person insured,” “an insured,” “the insured,” “the
named insured,” or to the “first named insured.”*
Some states do not have statutes regarding notice of
cancellation.”’ In order for an additional insured to be
assured that the issuer of the liability insurance is
contractually obligated to give it notice of cancellation,
both the primary CGL policy issuer and the umbrella
policy insurer must commit by endorsement of its
policy to give the additional insured notice.*

2. Certificate and Evidence of Insurance
Cancellation Notice Statement

a. ACORD Forms

The ACORD 24 Certificate of Property Insurance,
ACORD 25 Certificate of Liability Insurance and
ACORD 28 Evidence of Commercial Property
Insurance were revised in late 2009 and early 2010 to
change the Cancellation notice language to read as
follows:*
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SHOULD ANY OF THE ABOVE
DESCRIBED POLICIES BE CANCELLED
BEFORE THE EXPIRATION DATE
THEREOF, NOTICE WILL BE
DELIVERED IN ACCORDANCE WITH
THE POLICY PROVISIONS.

The prior version of these certificates and evidence
contained the following statement concerning advance
notice to be given by the Insurer to the Additional
Interest holder:

SHOULD ANY OF THE ABOVE
DESCRIBED POLICIES BE CANCELED
BEFORE THE EXPIRATION DATE
THEREOF, THE ISSUING INSURER WILL
ENDEAVOR TO MAIL _  DAYS
WRITTEN NOTICE TO THE
[CERTIFICATE HOLDER NAMED TO THE
LEFT/ADDITIONAL INTEREST NAMED
BELOW], BUT FAILURE TO MAIL SUCH
NOTICE SHALL IMPOSE NO
OBLIGATION OR LIABILITY OF ANY
KIND UPON THE INSURER, ITS AGENTS
OR REPRESENTATIVES.

Similar language appeared in the ACORD Certificate
of Property Insurance.

A New York appeals court™ has held that the presence
of an ACORD “endeavor”-type notice of cancellation
provision in the certificate does not impose on the
insurer a contractual obligation to give the certificate
holder notice of cancellation of the policy for the
insured's premium non-payment. The court held that
the insurer satisfied its contract obligations by
complying with the contract's requirement of giving
notice to the "first named insured" (the insurer's
customer). The court pointed to a New York statute
which required notice to the first named insured but did
not also specify that notice be given to additional
insureds. The court dismissed the additional
insured/certificate holder's arguments as follows:

Charlew contends that it reasonably
relied, to its detriment, upon the
certificate of insurance which named it
as an additional insured and, therefore,
under our decision in [citation
omitted], Merchants Mutual was
equitably estopped from denying
coverage. Notably, however, the
situation ~ presented  herein s

distinguishable because the Merchants
Mutual insurance policy was not in
existence at the time of (the
employee's) accident. ‘“Where there is
no coverage under an insurance policy
because the policy was not in
existence at the time of the accident,
estoppel cannot be used to create
coverage.” (citations omitted).
Furthermore, Charlew argues that the
policy was not properly cancelled
because it was not notified of such
action, as an additional insured....
Even assuming that Merchants Mutual
received the policy change request
from Weller-Marcil, we disagree with
that argument. Since Merchants
Mutual strictly complied with the
notice of cancellation provisions set
forth in ... (reference to NY statute
omitted) by mailing a timely notice of
cancellation to the "first-named
insured" (Regels) and "such insured's
authorized agent or broker" (Weller-
Mercil), the policy was effectively
cancelled (citation  omitted),
irrespective of its failure to comply
with its "courtesy" policy of notifying
additional insureds of a cancellation.
Charlew's (the additional insured's)
argument is further belied by the
unambiguous disclaimer contained in
the certificate of insurance

(quotation of the ACORD language is

omitted.).

Id. at 753-54.

b. Manuscripted Changes to the ACORD
Form

In a Fifth Circuit case, United States Pipe & Foundry
Co. v. United States Fidelity & Guaranty Co., 505 F.2d
88 (5™ Cir. 1974), the Court of Appeals refused to find
that the certificate's manuscripted notice of
cancellation provision created any right to notice in
favor of the certificate holder. The lessee provided the
lessor with a certificate of insurance indicating that
lessee had CGL insurance in place covering lessee's
operations at the leased premises. Thereafter due to
nonpayment by lessee of the policy's premium the
insurer, USF&G, cancelled the policy, notifying the
lessee and not the lessor. Three months after the policy
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was cancelled, an explosion occurred on the leased
premises, resulting in extensive damage to neighboring
properties. Over 1,100 lawsuits were filed against the
lessor. The certificate contained both the printed
ACORD “endeavor”-type notice provision and an
added typed provision as follows:

(Insurer) will make every effort to notify the holder of
this Certificate of any material change in or
cancellation of these policies, but assumes no
responsibility for failure to do so.

(Added typed provision):

A 10-day notice will be given to the holder of this
certificate, in the event of cancellation.

In finding that the certificate did not confer rights on
the certificate holder, the court held

Since U.S. Pipe was not a named
beneficiary under the insurance policy,
any coverage which it seeks to enjoy
would have to arise from the
certificate of insurance. A certificate
issued to a lessor indicating that
liability insurance has been acquired
by the lessee does not constitute a
contract between the lessor and the
insurer.  (Citations omitted.) The
certificate simply provides a method
whereby a lessee can show that he has
complied with a lease provision
requiring that insurance be obtained.
The provision regarding notification in
the event of cancellation is a mere

promise, unsupported by any
consideration.
V. LEASES

Generally, to be eligible for insured status under a
property policy, the insured must have an insurable
interest in the insured property. The assumption by a
tenant of liability for damage to leased premises is
recognized as creating an insurable interest in the
tenant. Leases for single tenant buildings sometimes
require the tenant to insure the improvements and to
name the owner-lessor as an additional insured.

Chapter 10
A. Standard Endorsements
1. ISO CP 12 19 Additional Insured — Building
Owner

In November 2008 ISO issued its form CP 12 19
Additional Insured — Building Owner endorsement to
designate a building owner as an additional insured on
a tenant’s property policy covering the building. It is
the insureds who receive the loss payment under a
property policy. Thus it is unnecessary to specify that
an additional insured is also designated as a loss payee.
The phrase “as their interests may appear” often is
added in a property additional insured endorsement.
This is done in order to limit the additional insured’s
recovery rights to covered property with respect to
which the additional insured has an interest. Without
these limiting words, if the policy covers multiple
properties, the insurer could include the additional
insured on all policy proceed checks. Under the CP 12
19 the building owner is an additional insured with
respect to the coverage provided for direct physical
damage to the building and covered loss is adjusted
with and payable to both the tenant, as the first named
insured (the insured whose name is listed first in the
Declarations), and to the building owner, as additional
insured.

The ISO CP 12 19 Building Owner Additional Insured
Endorsement does not provide for notice of
cancellation to be given to the landlord/additional
insured. Further, the cancellation provision in the ISO
common policy conditions states that notice of
cancellation is given only to the first named insured.
Thus, the tenant’s property policy provides notice of
cancellation will only be given to the tenant. In
Scottsdale Ins. Co. v. Mason Park Partners, LP, 2007
WL 2710735 (5™ Cir. — Tex. 2007) the landlord
learned the hard way that it needed to follow up and
obtain a corrected additional insured endorsement on
the tenant’s property policy. Although the landlord
was designated as an additional insured on the liability
portion of the package policy, the additional insured
endorsement on the property policy stated that the
name and address of the loss payee was “to follow”. It
never did and the insurance company did not send
notice of cancellation of the property portion of the
policy prior to the fire that destroyed the Taste of Katy
restaurant. The court found “Nothing in the loss
payable provision or anywhere else gave Scottsdale
notice that (landlord) was the intended loss payee”. In
addition to issuing the additional insured endorsement
to the property policy, the landlord should also have
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obtained an endorsement to the property policy
requiring notice of cancellation be given to it of policy
cancellation. The standard property policy only
requires notice of cancellation be sent to the first
named insured.

Additional caveats. The ISO property policy
cancellation provisions address only notice for
cancellations by the insurer.*’ There is no provision
that notice be sent to the landlord if the tenant cancels
the policy. There is no provision that notice of
cancellation by the insurer is to be given by the insurer
to the landlord. Further, notice is not otherwise
provided to be given to the building owner under the
tenant’s property policy as the cancellation condition in
the common policy conditions form (IL 00 17)
provides that the insurer is to notify only the first
named insured. To assure notice of cancellation by the
insurer, the landlord must obtain a notification
endorsement to the policy.

2. ISO CP 12 18 Building Owner Loss
Payable*

Also, in November 2008 ISO amended its CP 12 18
Loss Payable Provisions endorsement to permit a
building owner to be designated as a loss payee under a
Building Owner Loss Payable option, as an alternative
to using the CP 12 19. Under the Building Owner Loss
Payable option, covered loss to the building is adjusted
with the building owner and loss to betterments is
adjusted with the tenant, unless the lease stipulates
otherwise. Notice of cancellation is not granted to the
building owner.

3. ISO CP 15 03 Business Income — Landlord
as Additional Insured (Rental Value)
Endorsement

This endorsement to the tenant’s property policy adds
the person identified in the endorsement (the landlord)
as an insured for loss of “rental value” and thus meets
lease requirements that the tenant obtain coverage for
loss of the additional insured’s rental income. The ISO
CP 15 03 provides that notice of insurer cancellation
will be provided by the insurer to the additional
insured, landlord.

B. No Protection for Insured’s Acts
Unlike standard mortgagee coverage discussed in Part

VI of this article, other additional insurable interests
endorsements do not provide coverage despite the acts
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of the insured, whether the first named insured (e.g.,
tenant) or the additional insured or loss payee (e.g.,
landlord). Under current ISO commercial property
forms, intentional concealment or misrepresentation of
a material fact by any insured voids coverage for all
insureds.

C. Vacancy Clauses®’

The standard commercial property policy addresses the
increased insurance risk arising out of the vacancy of
the covered property.”” The standard commercial
property policy states that a building is “vacant” unless

at least 31% of its total square footage is:

(i) Rented to a lessee or sub-lessee and used by the
lessee or sublessee to conduct its customary
operations; and/or

(i) Used by the building owner to conduct customary
operations.”'

A building under construction or renovation is not
considered vacant under the standard commercial
property policy.”® It further provides that if the
building has been vacant for more than 60 consecutive
days losses or damages from the following six causes
are not covered losses: (1) vandalism;> (2) sprinkler
leakage, unless the insured has protected the system
against freezing; (3) building glass breakage; (4) water
damage; (5) theft; or (6) attempted theft. In Essex Ins.
Co. v. Eldridge Land, L.L.C., 2010 WL 1992833 (Tex.
App. — Hou. [14™ Dist.] May, 2010) the court held that
damage to the interior of an insured building inflicted
by thieves incidentally to their theft of copper wiring
and copper pipe fell within the theft exclusion to
vacancy coverage under a standard commercial
property policy. Also see Nautilus Ins. Co. v.
Steinberg, 316 S.W.3d 752 (Tex. App. — Dallas 2010,
no writ) similarly holding that damage to roof HVAC
caused by thieves removing copper wiring is excluded
from coverage under the standard policy.

The standard commercial policy further provides that
with respect to Covered Causes of Loss other than
those listed as (1) — (6) above, the amount the insurer
would otherwise pay for the loss or damage is reduced
by 15%.

However, some commercial property policies provide
that the policy is cancelled and no proceeds are payable
if the property is vacant for a specified period. In Lynn
v. USAA Casualty Ins. Co., 1997 WL 61485 (Tex. App.
— San Antonio 1997, writ denied) a vacancy clause
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prevented coverage. In this case the vacant house did
not contain any appliances, furniture or other contents,
except for one metal desk, as all contents had been
stolen during various break-ins and the owner had not
spent a night at the house for more than a year as there
was no bed.**

Some commercial property policies suspend coverage
rather than void the policy where the insured property
is vacant. Barlow v. Allstate Texas Lloyds, 214 Fed.
Appx. 435 (5™ Cir. 2007).

Policies are sometimes written with knowledge of the
insurer that a portion of the premises will be vacant
and in such cases the insured will covenant to keep the
vacant portion secure.”  Also, some commercial
property policy forms require the insured to notify the
insurer that the premises have become vacant and
permit the insurer to elect to continue coverage or
cancel coverage unless a vacancy permit or rider issue
issued and paid for.”® Some commercial property
policies trigger coverage termination if the property is
“unoccupied” for a specified period as distinguished
from being “vacant”.’’ The fact that the commercial
property policy was not delivered to the insured until
after the fire loss and it precluded coverage through a
vacancy clause that was not specifically identified in
the binder issued to the insured may not preclude
exclusion’s application.™

Most homeowners property policies™ provide that they
do not insure against loss caused by vandalism and
malicious mischief, if the dwelling has been vacant for
more than 60 consecutive days immediately before the
loss.®® A dwelling may be “unoccupied” but not
“vacant”.®’  Most homeowners insurers will not
continue to insure a vacant home. There are a very
limited number of insurers in the business of insuring
vacant homes and the premium can be five times the

premium for an occupied dwelling.*®
V. CONSTRUCTION

A. Builder’s Risk Insurance
1. Insureds

Standard property insurance policies usually will not
cover loss associated with buildings under construction
except for additions under construction, alterations and
repairs to the building or structure® and to a limited
extent buildings under construction on newly acquired
premises through an extension of coverage.** There is
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no standard builder’s risk policy, like there is a
commonly recognized standard ISO CGL policy. ISO
has a builder’s risk policy, but builder’s risk policies
are considered to be Inland Marine policies and there
is a wide divergence in builder’s risk coverages insurer
to insurer.”” The owner and all contractors and major
subcontractors should be named as named insureds
under a builder’s risk policy.®® Phrases like “as their
interests may appear” should not be included either in
contractual specifications, insurance certificates or the
policy, as this qualification has been the source of
subrogation claims by insurers against an insured under
builder’s risk policies in cases where there has not been
an express waiver of subrogation.®’

2. Common Errors and Problems®®

a. Review of Policy Delayed Until After
Construction Commencement

Like the other insurance products discussed in this
article, the actual builder’s risk insurance policy may
not, and likely will not, be issued or available prior to
commencement of construction! The actual policy in
many cases is not issued and delivered for weeks or
months after work has begun. As noted above in the
discussion of the perils of reliance on an ACORD
Certificate of Property Insurance, an ACORD
Evidence of Insurance or even a ACORD Binder, the
policy itself is the contract of insurance and contains
extensive terms and conditions that should be reviewed
and approved prior to commencement of work. A
great level of “distress” can occur, if an assumed
coverage in fact is not included in the policy, despite
the best written insurance specifications, and a loss
occurs before issuance of the policy. If construction
will commence before issuance and delivery of the
policy, one avenue may be to have the insurer deliver a
specimen policy and specimen endorsements.

b. Coverage Amount

Failure of the policy amount to reflect the full loss
exposure is a common error. The contractor’s contract
sum is a guide in setting the coverage amount. In
projects involving remodeling (especially if the
structure is a historic structure) or improvement to an
existing building, limiting the coverage amount to the
contractor’s contract sum could lead to a significant
uninsured loss.

C. Coverage for Architect’s Fees, Owner
Supplied Materials, Debris Removal, Full
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Limit Coverage of Flood and Earthquakes,
and Elimination of Law and Ordinance
Exclusions

Many commonly expected coverages are available
only through policy endorsement and are not part of
the issuer’s standard policy form, such as coverage for
the owner’s additional architect’s fees arising out of an
insured loss; coverage for owner supplied materials;
amending the law and ordinance exclusion to cover
costs of demolition of the intact portion of a building
when a law, ordinance or regulation requires that the
entire structure be torn down; endorsement to include
full collapse coverage, including collapse resulting
from design error; and verification that sublimits (e.g.,
sublimits for flood and earthquake coverage) are
adequate or eliminated.

3. Delay Damages®

a. Soft Cost Endorsement”’

Builder’s risk policies typically do not cover damages
caused by delays arising out of a covered loss. These
“soft costs” can be covered by an endorsement. A soft
cost endorsement can be tailored to cover loss of
expected revenue, additional interest expense, loan
fees, property taxes, design fees, insurance premiums,
legal and accounting costs and additional commissions
arising from the renegotiation of leases. Typical
exclusions contained in a soft cost endorsement are for
cost to correct construction deficiencies, costs to
comply with laws or ordinances, loss caused by
adverse weather and loss caused by strikes.

b. Delayed Completion and Force Majeure
Endorsement

Another endorsement that may be available to insure
against a financial distress risk is a delayed completion
and force majeure endorsement. This endorsement
supplements the risk of covered loss to cover
consequential damage losses due to completion delays
and force majeure events not otherwise covered. This
endorsement extends coverage for losses due to strikes
and labor disputes, changes in law (e.g., building
codes, emission standards), acts of God, adverse
weather conditions and off-site physical damage to
materials or equipment.

B. Performance Bond

1. Coverage of Delay Damages
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Subject to the terms of the construction contract,”’
delay damages and other consequential damages
arising out of a contractor’s default may be included
within the scope of the surety’s obligations under the
standard performance bond.”

2. Coverage for Contractor’s Failure to
Provide Insurance

There is authority that the party to be protected,
performance bond obligee, may recover from the
performance bond surety if the contractor/bond obligor
fails to provide contracted for insurance.”

VI. MORTGAGES
INTERESTS

AND SECURITY

One of the primary concerns of the lender is the right
to claim insurance proceeds arising from destruction of
the mortgaged property.”* If the mortgagee does not
carry its own insurance, but requires the mortgagor to
carry insurance for the benefit of both parties, the
mortgagee must also verify that its interests are
properly reflected in the policy. There are more than
one form of endorsement for this purpose and they
provide widely different protection.

A Mortgagee’s Rights to Insurance Proceeds”

Both the mortgagor and mortgagee have insurable
interests in mortgaged property. Either mortgagor or
mortgagee can purchase a property insurance policy on
the mortgaged property. A mortgagor may insure the
mortgaged property in an amount equal to the
property’s value.”® A mortgagee does not have an
insurable interest in the property in excess of its
secured debt.”” Absent a contractual undertaking to
insure the mortgaged property and to insure the interest
of the mortgagee, the mortgagor does not have an
obligation to do so. However, it is customary in
commercial financing to require the mortgagor to carry
insurance for the joint interest of both mortgagor and
mortgagee. As observed by a well-known
commentator on insurance matters,

Rather than have both the borrower
and lender buy separate policies of
property insurance to protect their
respective  interests, the lender
typically requires the borrower to do
two things:
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First, the borrower covenants
in the mortgage that there will be
property insurance maintained for the
benefit of the mortgagee; and

Second, the lender requires
the borrower to obtain a property
policy with a loss payable clause in
favor of the lender.

The effect of the first requirement is
addressed below in the discussion of
competing claims to insurance
proceeds in those instances in which
fire insurance is obtained but a loss
payable clause in favor of the lender
is not. The effect of a loss payable
clause in favor of the lender is to
grant to the lender a direct interest in
the fire policy that has been obtained
by the mortgagor.”

B. Different Forms of Mortgagee Interest

Endorsements

At least three types of mortgagee clauses cover the
mortgagee’s interest under a hazard insurance policy
and the policy’s proceeds: the open mortgage clause,
the standard mortgage clause, and the assignment of
the mortgagor’s interest clause.

1. Simple Loss Payee/Open Mortgage Clause

Courts have held that a clause that simply provides that
insurance proceeds will be payable to a mortgagee “as
its interest may appear” links the mortgagee’s recovery
to the right of the mortgagor to recover and exposes the
mortgagee to risks that the insurer will be afforded a
defense to payment to the mortgagee based upon
inequitable conduct of the mortgagor.”

2. Standard Mortgage Clause®

Standard commercial property policies (e.g., [ISO’s CP
00 10) automatically extend coverage to the mortgagee
as an insured through the inclusion of the standard
mortgage clause. Other property insurance forms that
do not include a mortgage clause must be endorsed to
provide coverage equivalent to that contained in CP 00
10. The standard mortgage clause was developed to
protect recovery by the mortgagee even though the
insurance contract between the mortgagor and the
mortgagee might be voided by the insurance company
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because of certain omissions or acts by the mortgagor
(for example, neglect, arson, concealment). Attached in
the Appendix is the standard mortgage clause found in
ISO CP 00 10 commercial property policy.*' Courts
hold that a standard mortgage clause grants
independent rights to the mortgagee from the insurer
that can be enforced regardless of the actions of the
mortgagor. A standard mortgage clause, like the open
mortgage clause, provides that the loss will be payable
to the mortgagee “as its interest may appear”, but it
goes further to provide that the insurance, as to the
mortgagee, will not be invalidated by acts of the
insured.®

3. Nature of Mortgagee’s Interest — Ownership
Interest in Proceeds vs. Security Interest®

A mortgagee clause gives the mortgagee a direct
contractual right with the insurer to be paid the policy’s
proceeds up to the balance owing on the secured debt,
but subject to the limitations discussed at Section C.1
below. In the context of a mortgagor’s bankruptcy
proceeding, the property policy’s proceeds up to the
mortgagee’s insurable interest are not property of the
bankrupt.** The UCC recognizes that a mortgagee loss
payee’s interest in mortgaged property policy proceeds
takes precedence over claims of a holder of a perfected
security interest in collateral that has been damaged or
destroyed.®

4, Equitable Lien on Insurance Proceeds

If a mortgagor is charged with the duty of obtaining
insurance on the mortgaged property with loss
proceeds payable to the mortgagee but the policy does
not contain such a loss payable provision, courts in
equity in many jurisdictions will treat the policy as
having contained the loss-payable provision and entitle
the mortgagee to recover under the policy.*®

C. Special Issues for Lenders in Workouts

Over the past several years, even seemingly strong
developers and well-structured real estate projects have
experienced difficulties, ranging from loss of value,
loss of access to capital, and loss of buyers or tenants.
As a lender reviews its portfolio of troubled loans,
several areas deserve special attention.

1. Provisions in Loan Documents for Handling
of Insurance Proceeds; Replacement Cost
Insurance
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Most mortgages provide the lender the right to receive
the insurance proceeds and control their use after an
insured loss. Depending upon the documentation, the
lender may have total discretion whether to allow the
borrower access to the funds to repair or replace the
project or to utilize the proceeds to pay down or pay
off the secured loan. Often, the documents stipulate
complex requirements for release of funds, similar to
those in a construction loan, such as production of a
detailed budget, use of a bonded construction contract,
production of permits, evidence that the borrower has
other funds necessary to complete the project, draw
schedules, and other procedures for release of funds. In
certain instances, the lender may have agreed to utilize
funds to pay off the loan only if the loss occurs in the
last period of the loan. If the lender is involved in
workout or forbearance negotiations with the borrower,
it should consider whether the provisions of casualty
loss, negotiated years earlier in a different economy,
are still appropriate or whether they need to be re-
worked.

Recall that property insurance is typically written on
either a replacement cost basis or an actual cost basis.
Replacement cost insurance provides proceeds in an
amount necessary to replace the lost or damaged
property with similar types and styles of materials and
is typically the more expensive policy as it provides a
higher amount of coverage. Actual cost insurance pays
losses on the basis of the initial value of the property
less physical depreciation, which can often be a
significant reduction. If the lender has required the
borrower to place its property insurance on a
replacement cost basis (rather than actual cash value)
the insurer will be obligated to pay the full replacement
cost only if the project is repaired.®’” If the lender elects
to apply the proceeds to repayment of the loan, the
lower amount will be paid. While borrowers typically
object to the lender’s option on the grounds that it
causes the borrower to carry more expensive insurance
than it may eventually use, lenders typically insist on
retaining the option. Parties may contract as to the
disposition to be made of the insurance proceeds for a
casualty loss. ® Courts in many jurisdictions have
refused to find such an arrangement grossly inequitable
or against public policy, because the mortgagor
actueglgly benefits by having the proceeds applied to his
debt.

2. The Self-Insured Borrower

As part of its workout review, the lender should review
the provisions of the mortgage or credit agreement that
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allowed the borrower to self-insure some or all of the
risks of loss to the mortgaged property. If well drafted,
the mortgage did not simply provide that the borrower
might self-insure at its option; this is an empty term
that gives the lender almost meaningless protection.”
However, if the borrower was authorized to maintain a
high deductible or self-insured retention, if the right to
self-insure was not tied to a particular net worth or
compliance with other financial tests by the borrower,
or if other provisions expose the lender to risks from
the financial situation of the developer, the lender
should consider renegotiating the insurance clauses as
a part of any workout or forbearance agreement.

D. Insurance Issues in Foreclosure’

U.S. Bank, N.A. v. Tenn. Farmers Mut. Ins. Co.,”” a
decision by the Tennessee Supreme Court, addressed a
potential trap for lenders in foreclosure. In this case,
the lender commenced foreclosure proceedings that
were stayed by a bankruptcy filing of the borrower.
Approximately six months later, while no further
actions in foreclosure had been taken, the property was
destroyed. The loss was apparently due to the fault
(but not the intentional act) of the homeowner. The
insurer objected to paying the mortgagee on the
grounds that it had failed to notify the insurer of an
“increase in hazard” (as it was required to do under law
and the insurance contract) upon filing foreclosure.
The appellate court agreed with the insurer and
dismissed the claim of the mortgagee. The Tennessee
Supreme Court reversed and held that while the filing
of foreclosure proceedings may have constituted an
increase in a moral hazard (namely, that the mortgagor
might destroy the property in an attempt to receive the
proceeds) this was not the type of increase of hazard
that would invalidate the policy. Presumably only
physical changes to the property would result in that
type of increase of hazard.

While the ultimate decision in U.S. Bank was favorable
to lenders, there are a few caveats. First, as noted in
Section D.1.b. below, a particular policy might require
notice of foreclosure proceedings in order to retain
coverage. Lenders should examine property insurance
policies as part of their collateral review and
preparation for foreclosure. Second, if the filing of the
foreclosure proceedings encourages the mortgagor to
abandon the house, leaving it unsecured and vacant,
depending on the terms of the property policy, this
might constitute the sort of physical increase in hazard
that an insurer might raise as a defense to payment. As
noted in Section D.1.b. below, that situation would also
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require notice to the insurer. The ultimate lesson from
U.S. Bank is that lenders contemplating or filing
foreclosures have to examine their policies and secure
the property to avoid potential disputes with the
property insurers.

1. Casualty Loss Prior to Foreclosure

a. Preliminary Considerations

If a casualty loss is sustained before the foreclosure
sale, the following questions should be asked and
answered: (1) Will the claim be settled before the
foreclosure sale? (2) Who is entitled to the proceeds:
the note holder, the mortgagor, or the purchaser at the
foreclosure sale? (3) Will a greater recovery be
available if the proceeds are applied in reconstruction
of the mortgaged property than if they are taken as a
cash payment? (4) Will the insurer insist on the
premises being repaired as opposed to its paying a cash
settlement? (5) Do the policy and proceeds cover
contents or trade fixtures not encumbered by the deed
of trust?

b. Notices to Insurance Company

Some property insurance policies require the
mortgagee to notify the insurance carrier of the
commencement of foreclosure. Notice is given to the
insurance carrier so that it can protect its position by
purchasing the secured indebtedness or bidding at the
foreclosure sale, especially if a casualty loss has
occurred before the foreclosure sale. The safest
practice is to notify the insurance company of a
pending foreclosure sale and to notify the company of
the change of ownership after the foreclosure sale.

Further, if the mortgagor abandons the mortgaged
property before the foreclosure sale, the mortgagee
must confirm continuation of coverage. This is
because most property insurance policies exclude or
reduce coverage after the insured property is vacant for
more than a certain period of time, often 60 days.”
This limitation arises from the possibility of vandalism,
glass breakage, theft, and other casualties when the
property is unprotected. Although a company may
offer an endorsement to override the vacancy
exclusion, these typically provide coverage for short
periods of time, often 60 or 90 days, and often at a
greatly increased premium. As noted in the discussion
of the vacancy clause and leases in section IV.C of this
paper, the standard commercial property policy
provides that it does not cover loss from six causes
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(e.g., vandalism and theft) following the insured’s
vacating the premises for a period of 60 days, but does
cover losses from other Covered Causes (e.g., fire) but
with a 15% reduction in proceeds. The standard
mortgage clause in the standard commercial property
policy provides for coverage for the mortgagee even in
the event the premises are vacant for greater than 60
days as follows:

2. Mortgageholders

... d. If we deny your claim because of your acts or
because you have failed to comply with the
terms of this Coverage Part, the mortgageholder
will still have the right to receive loss payment
if the mortgagor:

(1) Pays any premium due under this Coverage
Part at our request if you have failed to do
S0;

(2) Submits a signed, sworn proof of loss
within 60 days after receiving notice from
us of your failure to do so; and

(3) Has notified us of any change in ownership,
occupancy or substantial change in risk
known to the mortgageholder.”

2. Relationship of Proceeds to Secured Debt

The note holder’s right to the property insurance
proceeds depends on the existence of an insurable
interest in the mortgaged property, typically referred to
in the property policy by the phrase “as their interest
may appear at time of loss.””> A mortgagee’s interest in
the policy is limited to the secured indebtedness due it.
Therefore, the note holder’s interest will vary
depending on the action taken before the insurer
disburses the insurance proceeds. If the property is
foreclosed on before the proceeds are distributed, the
mortgagee’s right to the proceeds may be reduced or
extinguished, depending on the mortgagee’s interest
remaining after foreclosure. If the mortgagee purchases
the mortgaged property for the amount of the debt
outstanding, the mortgagee will have no right to the
insurance proceeds.”

If the mortgagee purchases the mortgaged property for
less than the balance owed on the secured debt, the
mortgagee may recover from the insurer, as from the
mortgagor, the deficiency (up to the policy limits).”’
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3. Bid Strategy

a. Liquidating Casualty-Loss Claim Before
Foreclosure Sale

The mortgagee should postpone the foreclosure sale
until after the amount payable on the insurance policy
is determined. Otherwise, the mortgagee risks
overbidding by establishing a deficiency less than the
amount of the insured casualty loss.

b. Foreclosure Before Applying Insurance
Proceeds to Secured Debt

The mortgagee may feel that foreclosing before the
insurance proceeds are liquidated and applied to reduce
the secured debt is necessary. In such situations, the
mortgagee should be careful to bid low enough to
establish a deficiency equal to the insurance proceeds.
The lender may be placed in a dilemma should it face
competitive bidding. To be the successful bidder at the
foreclosure sale and thereby be the owner of the policy
and the recipient of its proceeds, the lender may be
forced to bid up to its outstanding indebtedness and
thereby extinguish or pro rata extinguish its claim on
the insurance policy. The best course of action appears
to be to have the proceeds liquidated and applied to the
secured debt before the foreclosure sale. The lender is
then in the position to bid at the foreclosure sale an
amount equal to the lesser of the then indebtedness or
the perceived value of the mortgaged property “as is”.

E. Casualty Loss After Foreclosure

After foreclosure the mortgagee’s interest may
continue in property insurance on which it was listed as
a mortgagee prior to foreclosure as to casualty loss
proceeds from a casualty occurring after foreclosure.”

F. Personal Property

A person with an insurable interest in personal
property may be designated as a loss payee under the
property insurance covering the personal property.
Two forms of loss payee clauses are a loss payable
clause and a lenders loss payable clause. In the
Appendix is the ISO CP 12 18 06 07 Loss Payable
Provisions endorsement. This endorsement provides a
schedule to designate the loss payee, the property in
which the loss payee has an insurable interest, and
which type of loss payable clause applies. Also, see
the chart in the Appendix Chart of Additional Interests
Insurance Provisions” comparing the rights of a
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secured creditor or personal property lessor under a
loss payee clause with a lenders loss payable clause.
The difference between the protection afforded under
lenders loss payable clause as compared to a loss
payable clause is analogous to the difference between
the protection afforded under to a mortgagee by the
standard mortgage clause as compared to an open
mortgage clause.

1. Loss Payable Clause'”

Under the standard loss payable clause losses are
adjusted with the insured and policy proceeds are
payable jointly to the insured and the loss payee.
Under the standard loss payable clause the loss payee
does not have any further rights or responsibilities.
The loss payee has no more right to recover under the
policy than does the insured and the loss payee’s
recovery may be lost due to the acts of the insured.'"’

2. Lenders Loss Payable Clause'®

A secured party that is designated on the insured’s
personal property policy as a loss payee under a
lenders loss payable clause has the same rights and
responsibilities that a mortgage holder has under the
standard mortgage clause. While the mortgage clause
is automatically a part of a standard property policy as
to mortgaged real property, a personal property secured
party must request that it be designated as a loss payee
with a lenders loss payable clause endorsement.

VIl. RECEIVERSHIP AND BANKRUPTCY
A. Receiverships

In recent years the request for appointment of receivers
in connection with foreclosures has increased
dramatically. Lenders and servicers have resorted to
receiverships to operate and even sell the property,
without proceeding to a foreclosure sale. '®* The rights
and obligations of the receiver are established both by
applicable state or federal law and in the order of
receivership. Typically, these require the receiver to
post a bond to insure its faithful performance, address
operation of the premises, collection of rents,
maintenance of insurance and, if permitted by the court
and applicable law, to sell the property and distribute
the proceeds.

Surprisingly, other than the Block 37 case discussed
below, there has been little discussion of the insurance
issues arising in connection with receiverships,
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possibly because they were relatively seldom used
prior to the recent financial meltdown. The cases that
do address these issues date prior to 1940; since so
much of insurance law hinges on the analysis of policy
language and since insurance policies have continually
changed over time, reliance on these early cases should
be tempered with consultation with knowledgeable
insurance advisors.

There are at least three parties whose interest in the
property should be considered: the owner, the
mortgagee, and the receiver. During a receivership, the
receiver, rather than the owner or its property manager
is in possession of the property and entitled to receive
the rentals and take preservative measures. The
receiver assumes responsibility for the maintenance
and preservation of the property, presumably including
loss from fire or other property damage. The mortgage
debt remains outstanding, so the mortgagee’s insurable
interest remains in the property. Since the mortgage
has not been foreclosed, the owner still retains its
interest in the property.

Under the rationale of the U.S. Bank'® case the
property insurance, if still in force and with the proper
mortgagee/loss payee endorsement, should still protect
the lender who is the beneficiary of the mortgage debt.
Unless the owner and its insurer consent to an
assignment of rights under the property policy, the
receiver should not assume that it is entitled to
coverage under the owner’s policy. The typical ISO
form restricts the right of the insured to transfer rights
under the policy without the insurer’s consent. There
is, however, at least some old authority that the
appointment of the receiver does not breach this
restriction, on the grounds that the possession of the
receiver is for the benefit of all parties involved.'”
‘Often, however, the property insurance has lapsed or
is close to expiration and the receiver must obtain
insurance to protect the property. While the receiver
has the authority to obtain such insurance, it is unclear
whether this is on the basis of the receiver’s insurable
interest in the property or whether it simply has the
authority to take that action on behalf of the parties
(owner, mortgagee, or other creditor) who will
ultimately benefit from the insurance.'*

A recent Illinois case involves a dispute over insurance
as a basis for a defense against the appointment of a
receiver. In Bank of America, N.A. v. 108 N. State
Retail LLC" the mortgagee sued for foreclosure of its
mortgage, based upon an alleged 46 million dollar
shortfall in construction funds necessary for the
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completion of the “Block 37” project in Chicago. The
developer/mortgagor provided insurance for the
project, still in the construction phase, under a wrap-
program, or owner controlled insurance program
(“OCIP”). Apparently, the appointment of the receiver
was delayed for several weeks as the receiver
attempted to obtain its own OCIP insurance or to
require an assignment by the developer of its OCIP.
Although receivers have been touted as an efficient
way to complete projects that fall into default while
still under construction, this case may be an example of

issues that might make such appointments
impracticable.
B. Bankruptcy

While the foregoing issues all apply to lenders outside
of bankruptcy, special rules and issues arise when the
borrower files for reorganization or liquidation under
the protection of the Bankruptcy Code. The primary
question for the bankruptcy lawyer is whether the
insurance policy and the insurance proceeds are
property of the bankruptcy estate. Section 541 of the
Bankruptcy Code, 11 U.S.C. § 541, broadly defines the
bankruptcy estate to include “all legal and equitable
interests of the debtor in property as of the
commencement of the case” and “proceeds ... of or
from property of the estate.” While cases have held
that the result is that insurance policies constitute
property of the bankrupt estate the important question
for the secured lender is whether the proceeds of
insurance also constitute property of the estate. The
general test seems to focus on whether, in the absence
of bankruptcy, the debtor would have had a claim to
the proceeds.'”™ Property insurance policies whose
proceeds are payable to a creditor pursuant to a
mortgagee/loss payee rider are not property of the
estate.'”
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CHART OF ADDITIONAL INTERESTS PROPERTY INSURANCE PROVISIONS

Typical Coverage
Type of Insurable Receipt of Loss Typical Notice Despite
Endorsement Interest Payment of Cancellation Insured’s Acts
Mortgageholders Holds mortgage on Exclusive For cancellation by Yes
Provision or covered building(s) the insurer; 30 days,
Endorsement’ except 10 days
nonpay. May include
10 days’ notice of
nonrenewal.
Lenders Loss Payable Creditor with an Exclusive For cancellation by Yes
Clause? interest in covered the insurer only; 30
personal property days, except 10 days
nonpay. May include
10 days’ notice of
nonrenewal.
Loss Payee Clause’ Leases personal May be exclusive or None, unless No
property to the insured, | shared with the insured specifically
may also be a creditor requested.
Additional Insured Owner of building(s) Shared with the insured None, unless Yes

Endorsement*

leased to the insured

specifically requested
(ISO standard
property policy
Cancellation
Provisions provides
for notice only to
“the first named
insured”).

1

Mortgageholders Provision. See Mortgageholders Provision in Appendix form ISO CP 00 10 06 07 Building and Personal
Property Coverage Form, Additional Conditions Paragraph F.2, p.p. 13-15.

2 Lenders Loss Payable Clause. See Appendix form ISO CP 12 18 06 07 Loss Payee Provisions Paragraph D Lenders Loss
Payable Clause.

* Loss Payee Clause. See Appendix form ISO CP 12 18 06 07 Loss Payee Provisions Paragraph D Loss Payee Clause.

4

Additional Insured Endorsement. See Appendix form ISO CP 12 18 06 07 Loss Payee Provisions Paragraph F Building
Owner Loss Payable Clause, which is also discussed in the Article at IV.A.2 (note under this endorsement form, notice of
cancellation is not required to be given to the additional insured landlord). Also see ISO CP 12 19 11 08 Additional Insured —
Building Owner endorsement (copy not in Appendix) discussed in Article at IV.A.1 (note under this endorsement, notice of
cancellation is not required to be given to the additional insured landlord); and ISO CP 15 03 Business Income — Landlord as
Additional Insured (Rental Value) Endorsement (copy not in Appendix), which is discussed in the Article at IV.A.3 (note under
this endorsement, notice of cancellation is expressly provided to be given to the additional insured landlord).
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POLICY NUMBER: COMMERCIAL GENERAL LIABILITY
CG 02051204

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

TEXAS CHANGES — AMENDMENT OF CANCELLATION
PROVISIONS OR COVERAGE CHANGE

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

LIQUOR LIABILITY COVERAGE PART

OWNERS AND CONTRACTORS PROTECTIVE LIABILITY COVERAGE PART
POLLUTION LIABILITY COVERAGE PART

PRODUCT WITHDRAWAL COVERAGE PART

PRODUCTS/COMPLETED OPERATIONS LIABILITY COVERAGE PART
RAILROAD PROTECTIVE LIABILITY COVERAGE PART

In the event ofSgancellation or material change-that reduces or restricts the insurance afforded by this

Coverage Part, we agree to mail prior written notice of cancellation or material change to:

SCHEDULE

1. [Name:

2. |Address:

3. [Number of days advance notice:
Information required to complete this Schedule, if not shown above, will be shown in the Declarations.

CG 02051204 © ISO Properties, Inc., 2003 Page 1 of 1
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POLICY NUMBER: COMMERCIAL LIABILITY UMBRELLA
Cu24191201

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

LESSOR — ADDITIONAL INSURED AND LOSS PAYEE

This endorsement modifies insurance provided under the following:
COMMERCIAL LIABILITY UMBRELLA COVERAGE PART

With respect to coverage provided by this endorsement, the provisions of the Coverage Form apply unless modified
by the endorsement.

This endorsement changes the policy effective on the inception date of the policy unless another date is indicated
below.

Endorsement Effective: Countersigned By:

Named Insured:

(Authorized Representative)

SCHEDULE

Insurance Company
Policy Number
Effective Date

Expiration Date

Named Insured
Address

Additional Insured (Lessor)
Address

Designation or Description of "Leased Autos"

Coverage Limit Of Insurance
Liability $ Each "Occurrence"

(If no entry appears above, information required to complete this endorsement will be shown in the Declarations as
applicable to this endorsement.)

to the

Subject to such coverage provided in the "underlying 2. If you cancel the policy, we will mail notic
insurance", the following cancellation provisions apply: lessor.
fF-we cancel the policy, we will mail notice to~the 3. Cancellation emnds
lessor in accordance with the Cancellatign

Common Policy Condition.

fsagreement.

Cu?24191201 © I1SO Properties, Inc., 2001 Page 1of 1
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POLICY NUMBER:

COMMERCIAL GENERAL LIABILITY
CG 20100704

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED — OWNERS, LESSEES OR
CONTRACTORS — SCHEDULED PERSON OR
ORGANIZATION!

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

SCHEDULE

Name Of Additional Insured Person(s)
Or Organization(s):

Location(s) Of Covered Operations

[insert name of additional insureds: (a)

and its successors and assigns, and its directors and
employees (the owner/landlord), (b)

(the landlord’s management company), (c)
(the landlord’s lender), (d),

and its members and employees, and (e) (“tenant’s
lender”.]

, and its successors and assigns,

[insert building address.]

Information required to complete this Schedule, if not shown above, will be shown in the Declarations.

A. Section Il — Who Is An Insured is amended to
include as an additional insured the person(s) or
organization(s) shown in the Schedule but only with
respect to liabilit . ;

1. Your acts or omissions; or

2. The acts or omissions of those acting on your
behalf;

in the performance of your ongoing operations for
the additional insured(s) at the locatipn{s
designated above.

CG 20100704

© ISO Properties, Inc., 2004

B. With respect to the insurance afforded to these
additional insureds, the following additional
exclusions apply:

This insurance does not apply to "bodily injury" or
"property damage” occurring after:

1. All work, including materials, parts or equipment
furnished in connection with such work, on the
project (other than service, maintenance or
repairs) to be performed by or on behalf of the
additional insured(s) at the location of the
covered operations has been completed; or

2. That portion of "your work" out of which the
injury or damage arises has been put to its
intended use by any person or organization
other than another contractor or subcontractor
engaged in performing operations for a principal
as a part of the same project.”

Page 1 of 1
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Naming [andlord and Tenant as Additional Insureds on Tenant’s Contractor’s CGL Policy. This endorsement has been
completed as an endorsement to a tenant's contractor’s CGL insurance to list as additional insureds the persons in the Schedule:

the landlord, its management company and lender, and the tenant and its lender.
2 Coverage for Injuries Caused by Named Insured-Contractor’s Acts or Omissions. This endorsement provides coverage to
the additional insured (e.g., landlord and tenant) on the contractor’s CGL policy for “liability” “caused, in whole or in part, by”
the acts or omissions or the acts of the CGL policy’s insured (the contractor) and the acts or omissions on its behalf (those of its
subcontractors, etc.). (This form is also used to provide additional insured coverage for a contractor on a subcontractor’s CGL

policy).

The “caused in whole or in part” language was added by ISO to this endorsement form in 2004 replacing the prior
endorsement language that triggered coverage for the additional insured when the liability “arose out of your (the named
insured’s) ongoing operations performed for that insured (the additional insured).” The pre-2004 endorsement language
triggered numerous cases over the meaning of “arising out of” and “operations” and whether such terms meant that the
additional insured would be insured against its liability in cases where the liability was the result of the additional
insured’s sole negligence or in cases where the named insured was not negligent and the additional insured and others
were the negligent parties. Texas courts have been inclined to interpret insurance language broadly against the insurer
and interpreted the “arising out of”” language broadly against the insurer in favor of coverage for the additional insured,
even in cases where the named insured was not negligent and the additional insured was the solely negligent party, but
there was a causal connection between the liability and the operations of the named insured contractor. Prior to the
2004 revision to the CG 20 10, the CG 20 10 underwent various revisions seeking to limit the broad scope of the
“arising out of” language, including a revision changing coverage for the additional insured from liability “arising out of
the (named insured’s) work” (CG 20 10 11 85) to “arising out of the (named insured’s) operations.” This type of
language is still found in some non-ISO form endorsements and still gives rise to the same issue - is the additional
insured covered for liabilities where the named insured is not negligent, but the additional insured is either concurrently
negligent with person other than the named insured or is solely negligent.

The 2004 language triggers coverage for the additional insured for liabilities “caused by” an “act or omission” of the
named insured (contractor) or by an entity acting on the named insured’s behalf. This language, unlike prior ISO
language, requires that the acts or omissions of the named insured be at least a partial cause of the liability. Thus, it is
arguable that this new endorsement language does not cover the additional insured either for its sole negligence or cases
where the additional insured is concurrently negligent with others, but the named insured is not negligent. However, it
remains for courts to interpret this language and to determine the meaning of “caused by”. This language as written is
not qualified by typical Texas tort law concepts of “proximately caused by” or “directly caused by.” Additionally, in
cases where the liability is for injury to the named insured’s employee, the “caused by” language may present coverage
issues for an additional insured, as in such cases the named insured's employee is barred by the workers’ comp bar from
suing its employer and is suing the additional insured without any allegations being raised by the injured employee as to
acts or omissions of the named insured, employer.
3 Exclusions. Liabilities occurring after completion of the work are not covered. Coverage for liabilities arising after
completion of the contractor’s operations but attributable to the contractor’s acts or omissions prior to completion may be added
by requiring both this endorsement and a CG 20 37 Additional Insured-Owners, Lessees or Contractors—Completed Operations
endorsement.
*  Crafting an Additional Insured Endorsement. A good contract drafting practice is to attach to the parties insurance
specifications an example of the ISO additional insured endorsement referenced in the insurance specifications. An even better
drafting practice is to attach the ISO form with all information inserted. This practice may assure the issuance of the required
endorsement.

Notification Requirement. The parties insurance specifications in addition to specifying that the additional insured endorsement
be a specific ISO form might also provide that the ISO form is to be manuscripted to include within it advance notification to the
additional insured of cancellation of the named insured's policy due to nonpayment of premium or due to other events.
Additionally, it could specify advance notification of non-renewal or material changes to the policy. See Appendix form ISO
CG 02 05 12 04 Texas Changes — Amendment of Cancellation Provisions or Coverage Change for notification endorsement to a
CGL policy. The following is sample notification language to be added on the face of the additional endorsement form.
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In the event of cancellation or material change that reduces or restricts the insurance afforded to the additional insured, we
agree to mail prior written notice of cancellation or material change to the additional insureds listed in the Schedule to the
following address, or such other address for the additional insured of which we have been notified by the additional
insured, at least  days before the effective date of the cancellation or material change, and in the case of material
change the notification shall provide to the additional insured a copy of the material changes:

Additional insured's name and address:

The additional insured should also require in its insurance specifications that the named insured's insurer recognize that the
coverage afforded by the additional insured endorsement to the additional insured is primary and noncontributory, meaning that
any other insurance of the additional insured shall be deemed to be excess to the coverage afforded by additional insured
endorsement.

Coverage as provided by this endorsement shall apply on a primary and noncontributory basis with any other insurance
available to the additional insured named above, whether primary, excess, or contingent, and even though such other
insurance provides that it is primary insurance; and we will not seek contribution from any other insurance of the
additional insured.
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POLICY NUMBER: COMMERCIAL GENERAL LIABILITY
CG 20110196

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED — MANAGERS OR LESSORS OF
PREMISES

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

SCHEDULE

Designation of Premises® (Part Leased to You):

[insert suite no., street address and other descriptive information as to what is the “premises” and add the
following: and the appurtenant use of the “Common Areas” as defined in the Lease between
as Tenant and , as Landlord].

2. Name of Person or Organization (Additional Insured):*

[insert name of additional insureds: (a) , and its successors and assigns (the
owner/landlord), and its directors and employees, (b) , (property manager), and
(c) (owner’s lender)].

3. Additional Premium:

(If no entry appears above, the information required to complete this endorsement will be shown in the Declarations
as applicable to this endorsement.)

WHO IS AN INSURED (Section Il) is amended to mclude as an insured the person or organlzatlon showy in the

This insurance does not apply to™:
1. Any "occurrence" which takes place after you cease to be a tenant in that premises.

2. Structural alterations, new construct|on or demolition operations performed by or on behalf of the person or
organization shown in the Schedule.’

CG 20110196 Copyright, Insurance Services Office, Inc., 1994 Page 1 of 1
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' Adding Landlord as Additional Insured to Tenant’s CGL Policy. This endorsement is used most commonly when a landlord

is to be listed as an additional insured on the tenant’s liability insurance policy.

2 What Persons in Addition to Landlord to be Additional Insureds? If it is intended that persons in addition to the named

Landlord are to be listed as additional insureds, then each of these persons by category and the most important of these persons
by name be identified and listed in the Schedule provided in the additional insured endorsement form to identify the additional
insureds.

3 “Arising Out Of” Effects Broad Coverage. Coverage is broad as it covers the additional insured’s liability for Injuries

“arising out of” its “ownership, maintenance or use of that part of the premises leased to you (the named insured, the tenant)” as
opposed to using language employed in some of the other current ISO endorsement forms that were amended in 2004 to change
from “arising out” to “caused by.”

* “Out of Ownership, Maintenance or Use of Premises.” Coverage also is broad as it covers the additional insured’s liability

for Injuries arising out of its “ownership, maintenance or use of that part of the premises leased to you (the named insured, the
tenant).” This language is broad. It applies clearly to the landlord’s vicarious liability for acts of the tenant (i.e., the “use” of the
premises). The language is also expansive and general enough to apply directly to the landlord’s own negligence. It covers
liability arising out of the “ownership” and “maintenance” of the premises, areas in which the landlord could be held liable
regardless of any involvement of the tenant. The ISO industry standard additional insured endorsement form above does not
expressly extend coverage to the additional insured’s sole negligence. It also does not expressly exclude coverage of a landlord’s
sole negligence. In 2004 ISO modified several of its endorsement forms (but not this one) to expressly exclude from coverage
the sole negligence of the additional insured. An issue may exist as to whether the above ISO endorsement form extends to
cover a landlord’s sole negligence. It is unlikely that a tenant can easily or economically provide an additional insured
endorsement to its CGL policy that expressly covers a landlord’s sole negligence.

> “Arising Out of the Premises.” This endorsement provides a blank line for the description of the “Premises.” Care must be

exercised in completing this blank. This endorsement has a major potential coverage issue. It extends coverage to the additional
insured landlord for liability for bodily injury and property damage “arising out of” ownership, maintenance or use “of that part
of the premises leased” to the Tenant. A coverage issue may occur if the bodily injury or property damage occurs outside of the
“premises” as such term is defined in the lease (for example, in the common areas maintained by the landlord or in the alley
behind the project).

The most common factually litigated scenario regarding these endorsements involves injuries occurring “outside” the “part” of
the premises “shown in the schedule” leased to the tenant. This issue can also take on the nuance of whether coverage is affected
if the schedule designates more or less than the “part of the premises” leased to the named insured. Some courts have found that
the reference to “premises” is not a geographic limitation of the additional insured’s coverage. Such courts have construed the
endorsement’s use of “arising out of” the premises as meaning that the injury or damage does not have to actually occur in the
premises. However, some courts have placed a literal meaning on the “premises” and have required the injury to occur in the
premises leased to a tenant.

Cases Finding No Coverage.

For example, in General Accident, Fire and Life Assurance Corp. v. Travelers Ins. Co., 556 N.Y.2d 76 (1990), the court held
that the additional insured endorsement did not cover a claim brought by the named insured’s injured employee when the injury
occurred outside the leased “premises.” The court denied coverage even though tenant named insured’s CGL policy was
endorsed to name its landlord as an additional insured and designated the landlord’s entire property as the “premises.” The court
reviewed the lease and found that it defined the term “premises” as a specific area and the “premises” was not where the injury
occurred. New York follows a rule that these type endorsement designate the covered location where the injury must occur, and
do not provide coverage when the injury occurs outside of the designated area even though the “occurrence” might be viewed as
having “sprung” from the use of the landlord’s facility.

See Greater N. Y. Mut. Ins. Co. v. Mut. Marine Office, Inc., 3 A.D.3d 44, 769 N.Y.S.2d 234, 237 (2003), N. Y. App. Div. Lexis
13316 (2003) a case involving an injury that occurred to a HVAC repairman who was injured while walking on the roof of a
landlord’s multi-tenant retail center to get to a HVAC unit that the tenant was obligated to maintain pursuant to lease of a retail
space in the center. The additional insured endorsement form was the above ISO CG 20 11 Additional Insured — Managers and
Lessors of Premises. The court found that the additional insured endorsement did not insure the landlord for the injury as the
injury neither occurred in the retail space leased to tenant or on the roof directly above the space.

Northbrook Ins. Co. v. American Stats Ins. Co., 495 N.W.2d 450 (Minn. 1993)-additional insured endorsement held not to cover
injuries occurring in alley behind named insured’s bakery in a shopping center (in this case an employee of the bakery was
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injured when he slipped on ice while loading a truck parked in the alley behind the shopping center) and the additional insured
endorsement described the “premises” as the 3,200 square feet of space occupied by the named insured tenant. The court stated:

The additional insured endorsement under which (the landlord) was added as an insured specified it provided
coverage, only with respect to liability arising out of the ownership, maintenance or use of the insured
premises, i.e., the bakery. By its terms, the endorsement provides coverage for (the landlord’s) negligence in
the bakery. Coverage is not provided for the rest of the shopping center.

The court also reasoned that since the lease provided for the landlord to the alley the parties did not intend to transfer to the
tenant’s insurer the risk of liabilities occurring in the alley.

A similar conclusion was recently reached in Minges Creek v. Royal Ins. Co. of Am., 442 F.3d 953 (6th Cir. 2006). This case
arose out of injury to a customer of a card shop who slipped in the icy parking lot of the mall in which the shop was located. The
customer sued both the card shop and the mall. The lease provided that the shop was required to maintain liability insurance
“with respect to the leased premises and the business operated by the Tenant” and to “name landlord (i.e., the mall owner), any
other parties in interest designated by Landlord, and Tenant as insured.” The additional insured endorsement to Tenant’s CGL
policy provided coverage to the additional insured landlord “with respect to liability arising out of Premises owned or used by
you (the tenant). The court held that the landlord was not insured against the liability by tenant’s additional insured
endorsement. The court viewed the lease and the additional insurance endorsement as “inextricably intertwined” and stated that
they “should be interpreted in context with each other.” The court concluded that the card shop was required by its lease to
provide insured status for the mall only with respect to the “leased premises”the limited square footage set out in the lease,
6,796 square feet of interior space as shown in the mall’s site plan attached to the lease. The court found that although the
parking lot was provided for the “use” of the card shop and other tenants, it was not part of the “premises” used by the card shop.
The court found that the context of the lease agreement “requires that the definition of premises in the policy be coextensive with
the card shop’s obligation to name (the mall owner) as an additional insured.”

Also see USF&G v. Drazic, 877 S.W.2d 140 (Mo. 1994)-additional insured not covered for injuries to named insured tenant’s
employee who slipped and was injured on an icy parking lot.

See also cases construing the scope of indemnities as to injuries arising out of the use of the “premises” as not extending to
injuries not occurring in the premises (but note courts follow a strict construction rule limiting private parties contracts not
employed in construing insurance contracts): Rensselaer Polytechnic Inst. v. Zurich Am. Ins. Co., 176 A.D.2d 1156, 1157, 575
N.Y.S.2d 598 (N.Y. 3rd Dept. 1991). The court was not persuaded that a duty to indemnify existed by the argument that,
although the accident did not occur within the leased premises, it did arise out of use of the leased premises; Commerce & Indus.
Ins. Co. v. Admon Realty, Inc., 168 A.D.2d 321, 323, 562 N.Y.S.2d 655 (1st Dept. 1990)—finding no duty to indemnity where the
cause of the damage occurred outside the leased premises.

Cases Finding Coverage.

An earlier New York case, J. P. Realty Trust v. Public Serv., 476 N.Y.S.2d 325 (1984), found coverage for the additional insured
for an injury occurring to the named insured’s employee injured while using a freight elevator. The additional insured
endorsement designated landlord’s entire building as “that part leased to the insured;” however, the lease designated only two
floors of the building as leased to the tenant as the “premises.” The lease provided tenant use of the freight elevator. This court
looked to the intent of the parties and construed the additional insured endorsement broadly in favor of coverage. Similarly, the
court in Harrah’s Atlantic Inc. v. Harleysville Ins. Co., 288 N. J. Super. 152, 671 A.2d 1122 (1996) found coverage for the
additional insured landlord for an injury occurring outside the premises leased to tenant (employee of named insured tenant
injured crossing street separating landlord’s parking garage and landlord’s building which housed tenant’s retail space). The
court noted

However, the requirement that there be a causal link or connection between the accident and the leased
premises does not mean that there must be any degree of physical proximity between the leased premises and
the scene of the accident. The two concepts are quite different. Thus, we would expect the outcome in the
Franklin case to have been the same had the tenant’s business guest fell on the building’s exterior steps even if
they were some distance from the luncheonette. This is so because the negotiating for such an endorsement in
a lease the landlord is simply attempting to ensure against the risk of liability generated by the business about
to be conducted by the tenant, and place the cost of insuring that risk on the tenant.

Franklin Mut. Ins. v. Security Indem. Ins., 275 N. J. Super. 335, 340, 646 A.2d 443, cert denied 139 N. J. 185, 652 A.2d 173
(1994). Also see ZKZ Associates LP v. CNA Ins. Co., 224 A.D.2d 174, 637 N.Y.S.2d 117 (N.Y. 1st Dept. 1996)—court required
the insurer of the tenant of a garage to defend the owner of the garage in a personal injury suit even though the accident occurred
on the sidewalk in front of the tenant’s property. The additional insured endorsement was issued on an inapplicable form as it
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provided additional insured coverage as to injuries arising out of premises “leased to” the named insured. There were no leased
premises as the named insured was a garage operator. The court noted that named insured’s CGL policy provided coverage to
the named insured for garage operations including

the ownership, maintenance or use of locations for garage business and that portion of the roads or other
accesses that adjoin these locations ...[; and] all operations necessary or incidental to a garage business.

The court reasoned that “without traversing the sidewalk for access to and from the garage, there could be no use at all of the
garage as a parking facility.” 1d. at 176. In University of California Press v. G. A. Insurance Co. of New York, 1995 U.S. Dist.
Lexis 21442, 1995 WL 591307 (E.D.N.Y. 1995), the property damage and actual injury occurred within the leased premises.
Books stored within the leased premises were damaged by leaking water from a sprinkler system malfunction one floor above
the leased premises. The court found the language of the insurance agreement to be ambiguous and unclear as to whether the
term “arising out of” referred to where the breach took place, where the accident occurred or where the damage occurred.
Unable to reconcile that ambiguity, the court followed a basic principle of contract law and construed the ambiguity against the
insurer as the policy’s drafter. Thus, because the damage occurred within the leased premises, the court found in favor of
coverage. The court in Hormel Foods Corp. v. Northbrook Property & Casualty Insurance Co., 938 F.Supp. 555 (D. Minn.
1996), aff’d, No. 97-1197, 1997 U.S. App. Lexis 34146 (8th Cir. 1997) upheld coverage for an additional insured landlord
which leased a hog-processing facility to the employer (Quality Pork Products, “QPP”) of a person who was killed using a
machine designed and manufactured by Hormel, installed on the premises, and leased to QPP by Hormel. The Northbrook
insurance policy additional insured endorsement covered losses “arising out of the ownership, maintenance or use, of the leased
premises.” The court held that the machine was so intertwined with the facility’s operations as to make injuries flowing from it
attributable to the “ownership, maintenance, or use” of the facility. The machine was bolted to the floor walls and was
“unambiguously part of the premises.” How far some courts will extend additional insured coverage is illustrated by SFH, Inc.
v. Millard Refrigerated Services, Inc., 339 F.3d 738 (8th Cir. 2003). The warchouse lease required the lessee to carry CGL
insurance and the lessor and its manager as additional insureds. Coverage was affected through a blanket additional insured
endorsement covering all additional insureds required by named insured’s contracts to be covered. The additional insured
language was identical to the ISO CG 20 11 coverage as to “liability arising out of the ownership, maintenance or use of that part
of the premises leased to you.” The lessee’s property was destroyed by a fire at the warehouse. It was determined that the one of
the manager’s employees had disabled the sprinkler system. The court found in favor of coverage, stating

Construing the “arising out of” language broadly, we conclude that [the warehouse manager’s] liability arose
out of its maintenance of the leased premises. the fire started within the portion of the warchouse leased by
[the lessee] and injured [the lessee’s] property located in the leased premises. [The lessee’s] loss was caused,
or significantly increased, by the conduct of the [manager’s] employee who shut off the water to the building’s
sprinkler system.
®  Exclusions. This endorsement contains two significant carve outs. The first is for liabilities for Injuries that “take place
after (the tenant) ceases to be a tenant in that premises.” This carve out excludes coverage for liabilities for Injuries that
technically occur after cessation of the tenancy but relate to acts or omissions during the tenancy. Coverage for liabilities for
Injuries arising after expiration of the tenancy but attributable to the tenant’s acts or omissions prior to completion may be added
by requiring both this endorsement and the CG 29 37 endorsement. The second carve out is for alterations, new construction or
demolition operations “by or on behalf of the (additional insured—e.g., the landlord).” This carve out excludes protection for
liabilities for Injuries associated with construction activities. If the tenant will be engaged in any construction activities (e.g.,
tenant improvements), then another endorsement form should be used.
7 Crafting an Additional Insured Endorsement. A good contract drafting practice is to attach to the parties insurance
specifications an example of the ISO additional insured endorsement referenced in the insurance specifications. An even better
drafting practice is to attach the ISO form with all information inserted. This practice may assure the issuance of the required
endorsement.

Notification Requirement. The parties insurance specifications in addition to specifying that the additional insured endorsement
be a specific ISO form might also provide that the ISO form is to be manuscripted to include within it advance notification to the
additional insured of cancellation of the named insured's policy due to nonpayment of premium or due to other events.
Additionally, it could specify advance notification of non-renewal or material changes to the policy. See Appendix form ISO
CG 02 05 12 04 Texas Changes — Amendment of Cancellation Provisions or Coverage Change for notification endorsement to a
CGL policy. The following is sample notification language for the notification to be added on the face of the additional
endorsement form.
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In the event of cancellation or material change that reduces or restricts the insurance afforded to the additional insured, we
agree to mail prior written notice of cancellation or material change to the additional insureds listed in the Schedule to the
following address, or such other address for the additional insured of which we have been notified by the additional
insured, at least _ days before the effective date of the cancellation or material change, and in the case of material
change the notification shall provide to the additional insured a copy of the material changes:

Additional insured's name and address:

The additional insured should also require in its insurance specifications that the named insured's insurer recognize that the
coverage afforded by the additional insured endorsement to the additional insured is primary and noncontributory, meaning that
any other insurance of the additional insured shall be deemed to be excess to the coverage afforded by additional insured
endorsement.

Coverage as provided by this endorsement shall apply on a primary and noncontributory basis with any other insurance
available to the additional insured named above, whether primary, excess, or contingent, and even though such other
insurance provides that it is primary insurance; and we will not seek contribution from any other insurance of the
additional insured.
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POLICY NUMBER: COMMERCIAL GENERAL LIABILITY
CG 20181185

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED -
MORTGAGEE, ASSIGNEE, OR RECEIVER

This endorsement modifies insurance provided under the following:
COMMERCIAL GENERAL LIABILITY COVERAGE PART
SCHEDULE

Name of Person or Organization:

Designation of Premises:

(If no entry appears above, information required to complete this endorsement will be shown in the Declarations as
applicable to this endorsement.)

1. ection Il) is amended to include as an insured the person(s) or organizati
the Schedule but only with respect to their liability as mortgagee, assignee, or receiver and arising 0
ownership, maintenance, or use of the premises by you and shown in the Schedule.

2. This insurance does not apply to struc ; Struction and demolition operations performed by
or for that person or organization.

CG 20181185 Copyright, Insurance Services Office, Inc., 1984 Page 1 of 1
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POLICY NUMBER: COMMERCIAL GENERAL LIABILITY
CG 2026 07 04

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED — DESIGNATED
PERSON OR ORGANIZATION-*

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

SCHEDULE

Name Of Additional Insured Person(s) Or Organization(s)

[insert name of additional insureds: (a) (the primary additional
insured), and its successors and assigns, and its members and employees and (b)
(the designated primary additional insured’s lender.)]

Information required to complete this Schedule, if not shown above, will be shown in the Declarations.

Section Il — Who Is An Insured is amended to
include as an additional insured the person(s) or
organization(s) shown in the Schedule, but onIy with
respect to liability _for bod|ly injury', propert)é

S ' caused,
n whole or in part, by your acts or omissions or the
acts or omissions of those acting on your behalf:

A. In the performance of your ongoing operations; or

B. In connection with your premises owned by or
rented to you.’

CG 20260704 © ISO Properties, Inc., 2004 Page 1 of 1
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1  “Catch All” Designated Person Additional Endorsement Form - Designating Tenant as an Additional Insured on Landlord’s CGL Policy. This
endorsement may be used when no other ISO form exists for the purpose or when the parties designate this form as the form to be used. This
form is suitable for use to designate a tenant as an additional insured on Landlord’s CGL policy. In a landlord-tenant context, it may be used to
provide additional insured coverage to an owner on a tenant’s CGL policy and vice versa to provide additional insured coverage to a tenant on a
landlord’s CGL policy. In cases where the landlord is to be included as an additional insured on the tenant's CGL policy and the tenant is to be
included on a landlord's CGL policy, the insurance specifications and the additional insured endorsements must be drafted to allocate on a
geographic basis the areas where the landlord's insurance is to afford primary and noncontributory coverage to the landlord and the tenant (for
example, the common areas) and the areas where the tenant's insurance is to afford primary and noncontributory coverage to the landlord and the
tenant (for example, inside the suite or demised premises leased to the tenant, exclusive of common areas).

2 No Express Exclusions - Except Limited to Injuries “Caused by” Named Insured. This endorsement is the broadest of the ISO Additional
Insured Endorsements. This endorsement provides additional insured coverage for liability bodily injury, property damage and personal and
advertising injury caused, in whole or in part, by the named insured’s (in this case the Landlord) acts or omissions “in connection with your
premises owned by ... you.” This endorsement form does not contain any carve outs from coverage like other ISO additional insured endorsement
forms. However, by its express coverage terms it eliminates certain coverages. For example, the injury must be caused at least in part by the
named insured. This eliminates coverage for the additional insured’s sole negligence. The injury must occur in connection with premises owned
by the named insured. The term “premises” is not defined, but likely will be given a broad meaning by courts. In the context of a lease, courts will
likely interpret this endorsement listing the tenant as an additional insured on the landlord’s CGL policy as covering more than merely the
“Premises” leased to the tenant, but also the common areas.

3 Crafting an Additional Insured Endorsement. A good contract drafting practice is to attach to the parties' insurance specifications an example
of the ISO additional insured endorsement referenced in the insurance specifications. An even better drafting practice is to attach the 1SO form
with all information inserted. This practice may assure the issuance of the required endorsement.

Notification Requirement. The parties insurance specifications in addition to specifying that the additional insured endorsement be a specific ISO
form might also provide that the ISO form is to be manuscripted to include within it advance notification to the additional insured of cancellation of
the named insured's policy due to nonpayment of premium or due to other events. Additionally, it could specify advance notification of non-
renewal or material changes to the policy. See Forms H-lI form separate endorsements to the policy. The following is sample notification
language for the notification to be added on the face of the additional endorsement form.

In the event of cancellation or material change that reduces or restricts the insurance afforded to the additional insured, we agree to mail
prior written notice of cancellation or material change to the additional insureds listed in the Schedule to the following address, or such
other address for the additional insured of which we have been notified by the additional insured, at least ____ days before the effective
date of the cancellation or material change, and in the case of material change the notification shall provide to the additional insured a
copy of the material changes:

Additional insured's name and address:

The additional insured should also require in its insurance specifications that the named insured's insurer recognize that the coverage afforded by
the additional insured endorsement to the additional insured is primary and noncontributory, meaning that any other insurance of the additional
insured shall be deemed to be excess to the coverage afforded by additional insured endorsement.

Coverage as provided by this endorsement shall apply on a primary and noncontributory basis with any other insurance available to the
additional insured named above, whether primary, excess, or contingent, and even though such other insurance provides that it is
primary insurance; and we will not seek contribution from any other insurance of the additional insured.
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COMMERCIAL GENERAL LIABILITY
CG 213910093

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

CONTRACTUAL LIABILITY LIMITATION

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART
PRODUCTS/COMPLETED OPERATIONS LIABILITY COVERAGE PART

The definition of ‘“insured contract" in the b. A sidetrack agreement;
DEFINITIONS Section is replaced by the following: c. Any easement or license agreement, except in
"Insured contract" means: connection with construction or demolition
a. A contract for a lease of premises. However, that operations on or within 50 feet of a railroad;
portion of the contract for a lease of premises that d. An obligation, as required by ordinance, to
indemnifies any person or organization for damage indemnify a municipality, except in connection with
by fire to premises while rented to you or work for a municipality;

temporarily occupied by you with permission of the

| W e. An elevator maintenance agreement.
owner is not an "insured contract"”;

CG 21391093 Copyright, Insurance Services Office, Inc.,1992 Page 1 of 1
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POLICY NUMBER:

COMMERCIAL GENERAL LIABILITY

CG 24260704

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

AMENDMENT OF INSURED CONTRACT DEFINITION

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

Paragraph 9. of the Definitions Section is replaced by
the following:

9. "Insured contract" means:

a. A contract for a lease of premises.
However, that portion of the contract for a
lease of premises that indemnifies any
person or organization for damage by fire to
premises while rented to you or temporarily
occupied by you with permission of the
owner is not an "insured contract";

b. A sidetrack agreement;
c. Any easement or license agreement, except

in  connection with  construction or
demolition operations on or within 50 feet of
a railroad;

d. An obligation, as required by ordinance, to
indemnify a municipality, except in
connection with work for a municipality;

e. An elevator maintenance agreement;

f. That part of any other contract or
agreement pertaining to your business
(including an indemnification of a
municipality in connection with work

performed for a municipality) under which
you assume the tort I|ab|I|ty of another party

provided the "bodily injury" or "property
damage" is caused, in whole or in part, by
you or by those acting on your behalf. Tort
liability means a liability that would be
imposed by law in the absence of/any
cQntract or agreement.

CG 24 26 07 04 © ISO Properties, Inc., 2004
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Paragraph f. does not include that part of
any contract or agreement:

(1) That indemnifies a railroad for "bodily
injury" or "property damage" arising out
of construction or demolition operations,
within 50 feet of any railroad property
and affecting any railroad bridge or
trestle, tracks, road-beds, tunnel,
underpass or crossing;

That indemnifies an architect, engineer
or surveyor for injury or damage arising
out of:

(a) Preparing, approving, or failing to
prepare or approve, maps, shop
drawings, opinions, reports, surveys,
field orders, change orders or
drawings and specifications; or

Giving directions or instructions, or
failing to give them, if that is the
primary cause of the injury or
damage; or

(3) Under which the insured, if an architect,
engineer or surveyor, assumes liability
for an injury or damage arising out of the
insured's rendering or failure to render
professional services, including those
listed in (2) above and supervisory,
inspection, architectural or engineering
activities

(2)

(b)

Page 1 of 1



COMMERCIAL PROPERTY
CP DS 00 10 00

COMMERCIAL PROPERTY COVERAGE PART
DECLARATIONS PAGE

POLICY NO. EFFECTIVE DATE / / L] “X” If Supplemental
Declarations is Attached

NAMED INSURED
DESCRIPTION OF PREMISES

Prem. Bldg. Location, Construction And Occupancy

No. No.

COVERAGES PROVIDED Insurance At The Described Premises Applies Only For Coverages For Which A
Limit Of Insurance Is Shown

Prem. Bldg. Limit Covered

No. No. Coverage Of Insurance Causes Of Loss Coinsurance* Rates

*If Extra Expense Coverage, Limits On Loss Payment

OPTIONAL COVERAGES Applicable Only When Entries Are Made In The Schedule Below

Prem. Bldg. Agreed Value Replacement Cost (X)

No. No. Expiration Date Cov. Amount Building Pers. Including
Prop. “Stock”

Inflation Guard (%) *Monthly Limit Of Maximum Period *Extended Period

Bldg. Pers. Prop. Indemnity (Fraction) Of Indemnity (X) Of Indemnity (Days)

*Applies to Business Income Only

MORTGAGEHOLDERS

Prem. Bldg. Mortgageholder Name And Mailing Address

No. No.

DEDUCTIBLE

$500. Exceptions:

FORMS APPLICABLE
To All Coverages:
To Specific Premises/Coverages:

Prem. Bldg. Coverages Form Number
No. No.
CP DS 111000 Copyright, Insurance Services Office, Inc., 1999 Page 1 of 1
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COMMON POLICY CONDITIONS

All Coverage Parts included in this policy are subject to the following conditions.
A. Cancellation

1.

The first Named Insured shown in the Declarations may cancel this policy by mailing or delivering to
us advance written notice of cancellation.

2. We may cancel this policy by mailing or delivering to the first Named Insured written notice of
cancellation at least:

a. 10 days before the effective date of cancellation if we cancel for nonpayment of premium; or
b. 30 days before the effective date of cancellation if we cancel for any other reason.

3. We will mail or deliver our notice to the first Named Insured’s last mailing address known to us.

4, Notice of cancellation will state the effective date of cancellation. The policy period will end on that
date.

5. If this policy is cancelled, we will send the first Named Insured any premium refund due. If we
cancel, the refund will be pro rata. If the first Named Insured cancels, the refund may be less than
pro rata. The cancellation will be effective even if we have not made or offered a refund.

6. If notice is mailed, proof of mailing will be sufficient proof of notice.

B. Changes

This policy contains all the agreements between you and us concerning the insurance afforded. The first
Named Insured shown in the Declaration is authorized to make changes in the terms of this policy with our
consent. This policy’s terms can be amended or waived only by endorsement issued by us and made a part
of this policy.

C. Examination of Your Books and Records

We may examine and audit your books and records as they relate to this policy at any time during the policy
period and up to three years afterward.

D. Inspections and Surveys
1. We have the right to:
a. Make inspections and surveys at this time;
b. Give you reports on the conditions we find; and
C. Recommend changes.

2. We are not obligated to make any inspections, surveys, reports or recommendations and any such
actions we do undertake relate only to insurability and the premiums to be charged. We do not make
safety inspections. We do not undertake to perform the duty of any person or organization to provide
for the health or safety of workers or the public. And we do not warrant that conditions:

a. Are safe or healthful; or
b. Comply with laws, regulations, codes and standards.

3. Paragraphs 1. and 2. of this condition apply not only to us, but also to any rating, advisory, rate
service or similar organization which makes insurance inspections, surveys, reports or
recommendations.

4, Paragraph 2. of this condition does not apply to any inspections, surveys, reports or
recommendations we may make relative to certification, under state or municipal statutes,
ordinances or regulations, of boilers, pressure vessels or elevators.

E. Premiums

The first Named Insured shown in the Declarations:

1.
2.

IL 0017 11 98

Is responsible for the payment of all premiums; and
Will be the payee for any return premiums we pay.

Copyright, Insurance Services Office, Inc., 1998 Page 1 of 2
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F. Transfer of Your Rights and Duties Under This Policy

Your rights and duties under this policy may not be transferred without our written consent except in the case
of death of an individual named insured.

If you die, your rights and duties will be transferred to your legal representative but only while acting within
the scope of duties as your legal representative. Until your legal representative is appointed, anyone having
proper temporary custody of your property will have your rights and duties but only with respect to that
property.

IL 0017 1198 Copyright, Insurance Services Office, Inc., 1998 Page 2 of 2
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COMMERCIAL PROPERTY CONDITIONS

This Coverage Part is subject to the following conditions, the Common Policy Conditions and applicable Loss
Conditions and Additional Conditions in Commercial Property Coverage Forms.

A. CONCEALMENT, MISREPRESENTATION OR FRAUD

This coverage part is void in any case of fraud by you as it relates to this coverage part at any time. It is also

void if you or any other insured, at any time, intentionally conceal or misrepresent a material fact concerning:

1. This coverage part;

2. The covered property

3. Your interest in the covered property; or

4, A claim under this coverage part.

B. CONTROL OF PROPERTY

Any act or neglect of any person other than you beyond your direction or control will not affect this insurance.

The breach of any condition of this coverage part at any one or more locations will not affect coverage at any

location where, at the time of loss or damage, the breach of condition does not exist.

C. INSURANCE UNDER TWO OR MORE COVERAGES
If two or more of this policy’s coverages apply to the same loss or damage, we will not pay more than the
actual amount of the loss or damage.

D. LEGAL ACTION AGAINST US

No one may bring a legal action against us under this coverage part unless:

1. There has been full compliance with all of the terms of this coverage part; and

2. The action is brought within 2 years after the date on which the direct physical loss or damage
occurred.

E. LIBERALIZATION

If we adopt any revision that would broaden the coverage under this coverage part without additional

premium within 45 days prior to or during the policy period, the broadened coverage will immediately apply to

this coverage part.
F. NO BENEFIT TO BALLEE

No person or organization, other than you, having custody of Covered Property will benefit from this

insurance.

G. OTHER INSURANCE

1. You may have other insurance subject to the same plan, terms, conditions and provisions as the
insurance under this coverage part. If you do, we will pay our share of the covered loss or damage.
Our share is the proportion that the applicable limit of insurance under this coverage part bears to
the limits of insurance of all insurance covering on the same basis.

2. If there is other insurance covering the same loss or damage, other than that described in 1. above,
we will pay only for the amount of covered loss or damage in excess of the amount due from that
other insurance, whether you can collect on it or not. But we will not pay more than the applicable
limit of insurance.

H. POLICY PERIOD, COVERAGE TERRITORY
Under this coverage part:
1. We cover loss or damage commencing:
a. During the policy period shown in the declarations; and
b. Within the coverage territory.
2. The coverage territory is:
a. The United States of America (including its territories and possessions);
b. Puerto Rico; and
C. Canada.
CP 00 90 (07/88) Copyright, ISO Commercial Risk Services, Inc., 1983, 1987 Page 1 of 2
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I TRANSFER OF RIGHTS OF RECOVERY AGAINST OTHERS TO US

If any person or organization to or for whom we make payment under this coverage part has rights to recover
damages from another, those rights are transferred to us to the extent of our payment. That person or
organization must do everything necessary to secure our rights and must do nothing after loss to impair
them. But you may waive your rights against another party in writing:

1. Prior to a loss to your covered property or covered income.
2. After a loss to your covered property or covered income only if, at time of loss, that party is one of
the following:
a. Someone insured by this insurance;
b. A business firm:
Q) Owned or controlled by you; or
(2 That owns or controls you; or
C. Your tenant.

This will not restrict your insurance.

CP 00 90 (07/88) Copyright, ISO Commercial Risk Services, Inc., 1983, 1987 Page 2 of 2
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COMMERCIAL PROPERTY
CP 00 10 06 07

BUILDING AND PERSONAL PROPERTY
COVERAGE FORM

Various provisions in this policy restrict coverage. Read the entire policy carefully to determine rights,

duties and what i oV

ords "we",

roughout this policy the words "you" and "your" refer to the Named Insured shown in the Declarations:
us" and "our" refer to the Company providing this insurance.

Other words and phrases that appear in quotation marks have special meaning. Refer to Section H.,

Definitions.

A. Coverage

We will pay for direct physical loss of or
damage to Covered Property at the premises
described in the Declarations caused by or
resulting from any Covered Cause of Loss.

1. Covered Property

Covered Property, as used in this
Coverage Part, means the type of
property described in this section, A.1.,
and limited in A.2., Property Not Covered,
if a Limit of Insurance is shown in the
Declarations for that type of property.

a. Building, meaning the building or
structure described in the
Declarations, including:

(1) Completed additions;

(2) Fixtures, including outdoor
fixtures;

(3) Permanently installed:
(&) Machinery and
(b) Equipment;

(4) Personal property owned by you
that is used to maintain or service
the building or structure or its
premises, including:

(a) Fire-extinguishing equipment;
(b) Outdoor furniture;
(c) Floor coverings; and

(d) Appliances used for

refrigerating, ventilating,
cooking, dishwashing or
laundering;

(5) If not covered by other insurance:

(a) Additions under construction,
alterations and repairs to the
building or structure;

(b) Materials, equipment,
supplies and  temporary
structures, on or within 100
feet of the described
premises, used for making
additions, alterations  or
repairs to the building or
structure.

b. Your Business Personal Property
located in or on the building described
in the Declarations or in the open (or
in a vehicle) within 100 feet of the
described premises, consisting of the
following unless otherwise specified in
the Declarations or on the Your
Business Personal Property —
Separation Of Coverage form:

(1) Furniture and fixtures;
(2) Machinery and equipment;
(3) "Stock";

(4) All other personal property owned
by you and used in your
business;

(5) Labor, materials or services
furnished or arranged by you on
personal property of others;

(6) Your use interest as tenant in
improvements and betterments.
Improvements and betterments
are fixtures, alterations,
installations or additions:

CP 00 10 06 07 © ISO Properties, Inc., 2007 Page 1 of 18



(&) Made a part of the building or
structure you occupy but do
not own; and

(b) You acquired or made at your
expense but cannot legally
remove;

(7) Leased personal property for
which you have a contractual
responsibility to insure, unless
otherwise provided for under
Personal Property Of Others.

c. Personal Property Of Others that is:

(1) In your care, custody or control;
and

(2) Located in or on the building
described in the Declarations or in
the open (or in a vehicle) within
100 feet of the described
premises.

However, our payment for loss of or
damage to personal property of
others will only be for the account of
the owner of the property.

2. Property Not Covered
Covered Property does not include:

a. Accounts, bills, currency, food stamps
or other evidences of debt, money,
notes or securities. Lottery tickets
held for sale are not securities;

b. Animals, unless owned by others and
boarded by you, or if owned by you,
only as ‘"stock" while inside of
buildings;

c. Automobiles held for sale;

d. Bridges, roadways, walks, patios or
other paved surfaces;

e. Contraband, or property in the course
of illegal transportation or trade;

f. The cost of excavations, grading,
backfilling or filling;

g. Foundations of buildings, structures,
machinery or boilers if their
foundations are below:

(1) The lowest basement floor; or

(2) The surface of the ground, if there
is no basement;

Land (including land on which the
property is located), water, growing
crops or lawns;

Personal property while airborne or
waterborne;

Bulkheads, pilings, piers, wharves or
docks;

Property that is covered under
another coverage form of this or any
other policy in which it is more
specifically described, except for the
excess of the amount due (whether
you can collect on it or not) from that
other insurance;

Retaining walls that are not part of a
building;

. Underground pipes, flues or drains;

Electronic data, except as provided
under the Additional Coverage,
Electronic Data. Electronic data
means information, facts or computer
programs stored as or on, created or
used on, or transmitted to or from
computer software (including systems
and applications software), on hard or
floppy disks, CD-ROMs, tapes, drives,
cells, data processing devices or any
other repositories of computer
software which are used with
electronically controlled equipment.
The term computer programs,
referred to in the foregoing description
of electronic data, means a set of
related electronic instructions which
direct the operations and functions of
a computer or device connected to it,
which enable the computer or device
to receive, process, store, retrieve or
send data. This paragraph, n., does
not apply to vyour “stock" of
prepackaged software;

CP 00 10 06 07 © ISO Properties, Inc., 2007 Page 2 of 18
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0.

The cost to replace or restore the
information on valuable papers and
records, including those which exist
as electronic data. Valuable papers
and records include but are not
limited to proprietary information,
books of account, deeds,
manuscripts, abstracts, drawings and
card index systems. Refer to the
Coverage Extension for Valuable
Papers And Records (Other Than
Electronic Data) for limited coverage
for valuable papers and records other
than those which exist as electronic
data;

Vehicles or self-propelled machines
(including aircraft or watercraft) that:

(1) Are licensed for use on public
roads; or

(2) Are operated principally away
from the described premises.

This paragraph does not apply to:

(&) Vehicles or self-propelled
machines or autos you
manufacture, process or
warehouse;

(b) Vehicles or self-propelled
machines, other than autos,
you hold for sale;

(c) Rowboats or canoes out of
water at the described
premises; or

(d) Trailers, but only to the extent
provided for in the Coverage
Extension for Non-owned
Detached Trailers;

The following property while outside
of buildings:

(1) Grain, hay, straw or other crops;

(2) Fences, radio or television
antennas  (including  satellite
dishes) and their lead-in wiring,
masts or towers, trees, shrubs or
plants (other than "stock" of trees,
shrubs or plants), all except as
provided in the Coverage
Extensions.

See applicable Causes Of Loss Form as
shown in the Declarations.

4. Additional Coverages

Debris Removal

(1) Subject to Paragraphs (3) and (4),
we will pay your expense to
remove debris of Covered
Property caused by or resulting
from a Covered Cause of Loss
that occurs during the policy
period. The expenses will be paid
only if they are reported to us in
writing within 180 days of the date
of direct physical loss or damage.

(2) Debris Removal does not apply to
costs to:

(a) Extract "pollutants” from land
or water; or

(b) Remove, restore or replace
polluted land or water.

(3) Subject to the exceptions in
Paragraph (4), the following
provisions apply:

(&) The most we will pay for the
total of direct physical loss or
damage plus debris removal
expense is the Limit of
Insurance applicable to the
Covered Property that has
sustained loss or damage.

(b) Subject to (a) above, the
amount we will pay for debris
removal expense is limited to
25% of the sum of the
deductible plus the amount
that we pay for direct physical
loss or damage to the
Covered Property that has
sustained loss or damage.

(4) We will pay up to an additional
$10,000 for debris removal
expense, for each location, in any
one occurrence of physical loss or
damage to Covered Property, if
one or both of the following
circumstances apply:

3. Covered Causes Of Loss

CP 00 10 06 07 © ISO Properties, Inc., 2007 Page 3 of 18
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(&) The total of the actual debris
removal expense plus the
amount we pay for direct
physical loss or damage
exceeds the Limit  of
Insurance on the Covered
Property that has sustained
loss or damage.

(b) The actual debris removal
expense exceeds 25% of the
sum of the deductible plus the
amount that we pay for direct
physical loss or damage to
the Covered Property that
has sustained loss or
damage.

Therefore, if (4)(a) and/or (4)(b)
apply, our total payment for direct
physical loss or damage and
debris removal expense may
reach but will never exceed the
Limit of Insurance on the Covered
Property that has sustained loss
or damage, plus $10,000.

(5) Examples

The following examples assume
that there is no Coinsurance

penalty.

EXAMPLE #1

Limit of Insurance: $90,000

Amount of Deductible: $ 500

Amount of Loss: $50,000

Amount of Loss Payable: $49,500
($50,000 — $500)

Debris Removal Expense: $10,000

Debris Removal Expense Payable: $10,000

($10,000 is 20% of $50,000.)

The debris removal expense is less than 25% of
the sum of the loss payable plus the deductible.
The sum of the loss payable and the debris
removal expense ($49,500 + $10,000 = $59,500)
is less than the Limit of Insurance. Therefore the
full amount of debris removal expense is payable
in accordance with the terms of Paragraph (3).

EXAMPLE #2

Limit of Insurance: $90,000
Amount of Deductible: $ 500
Amount of Loss: $80,000
Amount of Loss Payable: $79,500
($80,000 — $500)
Debris Removal Expense: $30,000

CP 00 10 06 07

© ISO Properties, Inc., 2007

Debris Removal Expense Payable
Basic Amount:
Additional Amount:

$10,500
$10,000

The basic amount payable for debris removal
expense under the terms of Paragraph (3) is
calculated as follows: $80,000 ($79,500 + $500) x
.25 = $20,000; capped at $10,500. The cap
applies because the sum of the loss payable
($79,500) and the basic amount payable for
debris removal expense ($10,500) cannot exceed
the Limit of Insurance ($90,000).

The additional amount payable for debris removal
expense is provided in accordance with the terms
of Paragraph (4), because the debris removal
expense ($30,000) exceeds 25% of the loss
payable plus the deductible ($30,000 is 37.5% of
$80,000), and because the sum of the loss
payable and debris removal expense ($79,500 +
$30,000 = $109,500) would exceed the Limit of
Insurance ($90,000). The additional amount of
covered debris removal expense is $10,000, the
maximum payable under Paragraph (4). Thus the
total payable for debris removal expense in this
example is $20,500; $9,500 of the debris removal
expense is not covered.

b. Preservation Of Property

If it is necessary to move Covered
Property from the described premises
to preserve it from loss or damage by
a Covered Cause of Loss, we will pay
for any direct physical loss or damage
to that property:

(1) While it is being moved or while
temporarily stored at another
location; and

(2) Only if the loss or damage occurs
within 30 days after the property
is first moved.

c. Fire Department Service Charge

When the fire department is called to
save or protect Covered Property
from a Covered Cause of Loss, we
will pay up to $1,000, unless a higher
limit is shown in the Declarations, for
your liability for fire department
service charges:

(1) Assumed by contract or
agreement prior to loss; or

Page 4 of 18
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(2) Required by local ordinance.

No Deductible applies to this
Additional Coverage.

Pollutant Clean-up And Removal

We will pay your expense to extract
"pollutants” from land or water at the
described premises if the discharge,
dispersal, seepage, migration, release
or escape of the "pollutants" is
caused by or results from a Covered
Cause of Loss that occurs during the
policy period. The expenses will be
paid only if they are reported to us in
writing within 180 days of the date on
which the Covered Cause of Loss
occurs.

This Additional Coverage does not
apply to costs to test for, monitor or
assess the existence, concentration
or effects of "pollutants”. But we will
pay for testing which is performed in
the course of extracting the
"pollutants” from the land or water.

The most we will pay under this
Additional Coverage for each
described premises is $10,000 for the
sum of all covered expenses arising
out of Covered Causes of Loss
occurring during each separate 12-
month period of this policy.

Increased Cost Of Construction

(1) This Additional Coverage applies
only to buildings to which the
Replacement  Cost  Optional
Coverage applies.

(2) In the event of damage by a
Covered Cause of Loss to a
building that is Covered Property,
we will pay the increased costs
incurred to comply with
enforcement of an ordinance or
law in the course of repair,
rebuilding or replacement of
damaged parts of that property,
subject to the limitations stated in
e.(3) through e.(9) of this
Additional Coverage.

(3) The ordinance or law referred to
in e.(2) of this Additional
Coverage is an ordinance or law
that regulates the construction or

© ISO Properties, Inc., 2007
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repair of buildings or establishes
zoning or land use requirements
at the described premises, and is
in force at the time of loss.

(4) Under this Additional Coverage,
we will not pay any costs due to
an ordinance or law that:

(&) You were required to comply
with before the loss, even
when the building was
undamaged; and

(b) You failed to comply with.

(5) Under this Additional Coverage,
we will not pay for:

(&) The enforcement of any
ordinance or law which
requires demolition, repair,
replacement, reconstruction,
remodeling or remediation of
property due to contamination
by "pollutants" or due to the
presence, growth,
proliferation, spread or any
activity of "fungus", wet or dry
rot or bacteria; or

(b) Any costs associated with the
enforcement of an ordinance
or law which requires any
insured or others to test for,
monitor, clean up, remove,
contain, treat, detoxify or
neutralize, or in any way
respond to, or assess the
effects of "pollutants”,
"fungus”, wet or dry rot or
bacteria.

(6) The most we will pay under this
Additional Coverage, for each
described building insured under
this Coverage Form, is $10,000 or
5% of the Limit of Insurance
applicable to that building,
whichever is less. If a damaged
building is covered under a
blanket Limit of Insurance which

Page 5 of 18
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applies to more than one building
or item of property, then the most
we will pay under this Additional
Coverage, for that damaged
building, is the lesser of: $10,000
or 5% times the value of the
damaged building as of the time
of loss times the applicable
Coinsurance percentage.

The amount payable under this
Additional Coverage is additional
insurance.

With respect to this Additional
Coverage:

(@) We will not pay for the
Increased Cost of
Construction:

(i) Until the property is
actually  repaired or

replaced, at the same or
another premises; and

(i) Unless the repairs or
replacement are made as
soon as reasonably
possible after the loss or
damage, not to exceed

two years. We may
extend this period in
writing during the two
years.

(b) If the building is repaired or
replaced at the same
premises, or if you elect to
rebuild at another premises,
the most we will pay for the
Increased Cost of
Construction, subject to the
provisions of e.(6) of this
Additional Coverage, is the
increased cost of construction
at the same premises.

(c) If the ordinance or law
requires relocation to another
premises, the most we will
pay for the Increased Cost of
Construction, subject to the
provisions of e.(6) of this
Additional Coverage, is the
increased cost of construction
at the new premises.

© ISO Properties, Inc., 2007
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(8)

(9)

This Additional Coverage is not
subject to the terms of the
Ordinance Or Law Exclusion, to
the extent that such Exclusion
would conflict with the provisions
of this Additional Coverage.

The costs addressed in the Loss
Payment and Valuation
Conditions, and the Replacement
Cost Optional Coverage, in this
Coverage Form, do not include
the increased cost attributable to
enforcement of an ordinance or
law. The amount payable under
this Additional Coverage, as
stated in e.(6) of this Additional
Coverage, is not subject to such
limitation.

f. Electronic Data

1)

()

3)

Under this Additional Coverage,
electronic data has the meaning
described under Property Not
Covered, Electronic Data.

Subject to the provisions of this
Additional Coverage, we will pay
for the cost to replace or restore
electronic data which has been
destroyed or corrupted by a
Covered Cause of Loss. To the
extent that electronic data is not
replaced or restored, the loss will
be wvalued at the cost of
replacement of the media on
which the electronic data was
stored, with blank media of
substantially identical type.

The Covered Causes of Loss
applicable to Your Business
Personal Property apply to this
Additional Coverage, Electronic
Data, subject to the following:

() If the Causes Of Loss —

Special Form applies,
coverage under this
Additional Coverage,

Electronic Data, is limited to
the "specified causes of loss"
as defined in that form, and
Collapse as set forth in that
form.

(b) If the Causes Of Loss -
Broad Form applies,
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coverage under this
Additional Coverage,
Electronic Data, includes
Collapse as set forth in that
form.

(c) If the Causes Of Loss Form is
endorsed to add a Covered
Cause of Loss, the additional
Covered Cause of Loss does
not apply to the coverage
provided under this Additional
Coverage, Electronic Data.

(d) The Covered Causes of Loss
include a virus, harmful code
or similar instruction
introduced into or enacted on
a computer system (including
electronic data) or a network
to which it is connected,
designed to damage or
destroy any part of the
system or disrupt its normal
operation. But there is no
coverage for loss or damage
caused by or resulting from
manipulation of a computer
system (including electronic
data) by any employee,
including a temporary or
leased employee, or by an
entity retained by you or for
you to inspect, design, install,
modify, maintain, repair or
replace that system.

The most we will pay under this
Additional Coverage, Electronic
Data, is $2,500 for all loss or
damage sustained in any one
policy year, regardless of the
number of occurrences of loss or
damage or the number of
premises, locations or computer
systems involved. If loss payment
on the first occurrence does not
exhaust this amount, then the
balance is available for
subsequent loss or damage
sustained in but not after that
policy year. With respect to an
occurrence which begins in one
policy year and continues or
results in additional loss or
damage in a subsequent policy
year(s), all loss or damage is
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deemed to be sustained in the
policy year in which the
occurrence began.

Coverage Extensions

Except as otherwise provided, the
following Extensions apply to property
located in or on the building described in
the Declarations or in the open (or in a
vehicle) within 100 feet of the described
premises.

If a Coinsurance percentage of 80% or
more, or a Value Reporting period
symbol, is shown in the Declarations, you
may extend the insurance provided by
this Coverage Part as follows:

a. Newly Acquired Or Constructed

Property
(1) Buildings

If this policy covers Building, you
may extend that insurance to

apply to:
(@ Your new buildings while

being built on the described
premises; and

(b) Buildings you acquire at
locations, other than the
described premises, intended
for:

(i) Similar use as the
building described in the
Declarations; or

(i) Use as a warehouse.

The most we will pay for loss or
damage under this Extension is
$250,000 at each building.

(2) Your
Property

Business Personal

(&) If this policy covers Your
Business Personal Property,
you may extend that
insurance to apply to:
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(i) Business personal
property, including such
property that you newly
acquire, at any location
you acquire other than at
fairs, trade shows or
exhibitions;

(if) Business personal
property, including such
property that you newly
acquire, located at your
newly constructed or
acquired buildings at the
location described in the
Declarations; or

(iii) Business personal
property that you newly
acquire, located at the
described premises.

The most we will pay for loss
or damage under this
Extension is $100,000 at
each building.

(b) This Extension does not
apply to:

(i) Personal property of
others that is temporarily
in your possession in the
course of installing or
performing work on such
property; or

(i) Personal property of
others that is temporarily
in your possession in the
course of your
manufacturing or
wholesaling activities.

(3) Period Of Coverage

With respect to insurance on or at
each newly acquired or
constructed property, coverage
will end when any of the following
first occurs:

(a) This policy expires;

(b) 30 days expire after you
acquire the property or begin
construction of that part of

the building that would qualify
as covered property; or

(c) You report values to us.

We will charge you additional
premium for values reported from
the date you acquire the property
or begin construction of that part
of the building that would qualify
as covered property.

b. Personal Effects And Property Of

Others

You may extend the insurance that
applies to Your Business Personal
Property to apply to:

(1) Personal effects owned by you,
your officers, your partners or
members, your managers or your
employees. This Extension does
not apply to loss or damage by
theft.

(2) Personal property of others in
your care, custody or control.

The most we will pay for loss or
damage under this Extension is
$2,500 at each described premises.
Our payment for loss of or damage to
personal property of others will only
be for the account of the owner of the
property.

Valuable Papers And Records
(Other Than Electronic Data)

(1) You may extend the insurance
that applies to Your Business
Personal Property to apply to the
cost to replace or restore the lost
information on valuable papers
and records for which duplicates
do not exist. But this Extension
does not apply to valuable papers
and records which exist as
electronic data. Electronic data
has the meaning described under
Property Not Covered, Electronic
Data.

(2) If the Causes Of Loss — Special
Form applies, coverage under this
Extension is limited to the
"specified causes of loss" as
defined in that form, and Collapse
as set forth in that form.
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3)

(4)

If the Causes Of Loss — Broad
Form applies, coverage under this
Extension includes Collapse as
set forth in that form.

Under this Extension, the most
we will pay to replace or restore
the lost information is $2,500 at
each described premises, unless
a higher limit is shown in the
Declarations. Such amount is
additional insurance. We will also
pay for the cost of blank material
for reproducing the records
(whether or not duplicates exist),
and (when there is a duplicate) for
the cost of labor to transcribe or
copy the records. The costs of
blank material and labor are
subject to the applicable Limit of
Insurance on Your Business
Personal Property and therefore
coverage of such costs is not
additional insurance.

d. Property Off-premises

1)

(2)

3)

You may extend the insurance
provided by this Coverage Form
to apply to your Covered Property
while it is away from the
described premises, if it is:

(8) Temporarily at a location you
do not own, lease or operate;

(b) In storage at a location you
lease, provided the lease was
executed after the beginning
of the current policy term; or

(c) At any fair, trade show or
exhibition.

This Extension does not apply to
property:
(&) In or on a vehicle; or

(b) In the care, custody or control
of your salespersons, unless
the property is in such care,
custody or control at a fair,
trade show or exhibition.

The most we will pay for loss or
damage under this Extension is
$10,000.

e. Outdoor Property
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You may extend the insurance
provided by this Coverage Form to
apply to your outdoor fences, radio
and television antennas (including
satellite dishes), trees, shrubs and
plants (other than "stock" of trees,
shrubs or plants), including debris
removal expense, caused by or
resulting from any of the following
causes of loss if they are Covered
Causes of Loss:

(1) Fire;

(2) Lightning;

(3) Explosion;

(4) Riot or Civil Commotion; or
(5) Aircraft.

The most we will pay for loss or
damage under this Extension is
$1,000, but not more than $250 for
any one tree, shrub or plant. These
limits apply to any one occurrence,
regardless of the types or number of
items lost or damaged in that
occurrence.

Non-owned Detached Trailers

(1) You may extend the insurance
that applies to Your Business
Personal Property to apply to loss
or damage to trailers that you do
not own, provided that:

(&) The trailer is used in your
business;

(b) The trailer is in your care,
custody or control at the
premises described in the
Declarations; and

(c) You have a contractual
responsibility to pay for loss
or damage to the trailer.

(2) We will not pay for any loss or
damage that occurs:

(&) While the trailer is attached to

any motor vehicle or
motorized conveyance,
whether or not the motor
vehicle or motorized

conveyance is in motion;
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(b) During hitching or unhitching
operations, or when a trailer

becomes accidentally
unhitched from a motor
vehicle or motorized
conveyance.

(3) The most we will pay for loss or
damage under this Extension is
$5,000, unless a higher limit is
shown in the Declarations.

(4) This insurance is excess over the
amount due (whether you can
collect on it or not) from any other
insurance covering such property.

Each of these Extensions is additional
insurance unless otherwise indicated. The
Additional Condition, Coinsurance, does not
apply to these Extensions.

B. Exclusions And Limitations

See applicable Causes Of Loss Form as
shown in the Declarations.

C. Limits Of Insurance

The most we will pay for loss or damage in
any one occurrence is the applicable Limit of
Insurance shown in the Declarations.

The most we will pay for loss or damage to
outdoor signs, whether or not the sign is
attached to a building, is $2,500 per sign in
any one occurrence.

The amounts of insurance stated in the
following Additional Coverages apply in
accordance with the terms of such coverages
and are separate from the Limit(s) of
Insurance shown in the Declarations for any
other coverage:

1. Fire Department Service Charge;

2. Pollutant Clean-up And Removal;

3. Increased Cost Of Construction; and
4. Electronic Data.

Payments under the Preservation Of Property
Additional Coverage will not increase the
applicable Limit of Insurance.

D. Deductible

In any one occurrence of loss or damage
(hereinafter referred to as loss), we will first
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reduce the amount of loss if required by the
Coinsurance Condition or the Agreed Value
Optional Coverage. If the adjusted amount of
loss is less than or equal to the Deductible,
we will not pay for that loss. If the adjusted
amount of loss exceeds the Deductible, we
will then subtract the Deductible from the
adjusted amount of loss, and will pay the
resulting amount or the Limit of Insurance,
whichever is less.

When the occurrence involves loss to more
than one item of Covered Property and
separate Limits of Insurance apply, the losses
will not be combined in determining
application of the Deductible. But the
Deductible will be applied only once per
occurrence.

EXAMPLE #1

(This example assumes there is no Coinsurance
penalty.)

Deductible: $ 250

Limit of Insurance — Building #1: $60,000
Limit of Insurance — Building #2: $80,000
Loss to Building #1.: $60,100
Loss to Building #2: $90,000

The amount of loss to Building #1 ($60,100) is
less than the sum ($60,250) of the Limit of
Insurance applicable to Building #1 plus the
Deductible.

The Deductible will be subtracted from the amount
of loss in calculating the loss payable for Building
#1:

$ 60,100
— 250

$ 59,850 Loss Payable — Building #1

The Deductible applies once per occurrence and
therefore is not subtracted in determining the
amount of loss payable for Building #2. Loss
payable for Building #2 is the Limit of Insurance of
$80,000.

Total amount of loss payable:
$59,850 + $80,000 = $139,850
EXAMPLE #2

(This example, too,
Coinsurance penalty.)

assumes there is no

The Deductible and Limits of Insurance are the
same as those in Example #1.
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Loss to Building #1.: $70,000
(Exceeds Limit of Insurance plus Deductible)

Loss to Building #2: $90,000
(Exceeds Limit of Insurance plus Deductible)

Loss Payable — Building #1: $60,000
(Limit of Insurance)
Loss Payable — Building #2: $80,000

(Limit of Insurance)
Total amount of lgss

payalle:
E./ Loss Conditions

The following conditions apply in addition to
the Common Policy Conditions and the
ommercial Property Conditions.

1. Abandonme

There can be no abandonment of any
property to us.

2. Appraisal

If we and you disagree on the value of the
property or the amount of loss, either may
make written demand for an appraisal of
the loss. In this event, each party will
select a competent and impartial
appraiser. The two appraisers will select
an umpire. If they cannot agree, either
may request that selection be made by a
judge of a court having jurisdiction. The
appraisers will state separately the value
of the property and amount of loss. If they
fail to agree, they will submit their
differences to the umpire. A decision
agreed to by any two will be binding. Each
party will:

a. Pay its chosen appraiser; and

b. Bear the other expenses of the
appraisal and umpire equally.

If there is an appraisal, we will still retain
our right to deny the claim.

3. Duties In The Event Of Loss Or
Damage

a. You must see that the following are
done in the event of loss or damage
to Covered Property:

(1) Notify the police if a law may have
been broken.

(2) Give us prompt notice of the loss
or damage. Include a description
of the property involved.

(3) As soon as possible, give us a
description of how, when and
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(4)

()

(6)

(7)

(8)
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where the loss or
occurred.

damage

Take all reasonable steps to
protect the Covered Property from
further damage, and keep a
record of your expenses
necessary to protect the Covered
Property, for consideration in the
settlement of the claim. This will
not increase the Limit of
Insurance. However, we will not
pay for any subsequent loss or
damage resulting from a cause of
loss that is not a Covered Cause
of Loss. Also, if feasible, set the
damaged property aside and in
the best possible order for
examination.

At our request, give us complete
inventories of the damaged and
undamaged property. Include
guantities, costs, values and
amount of loss claimed.

As often as may be reasonably
required, permit us to inspect the
property proving the loss or
damage and examine your books
and records.

Also permit us to take samples of
damaged and undamaged
property for inspection, testing
and analysis, and permit us to
make copies from your books and
records.

Send us a signed, sworn proof of
loss containing the information we
request to investigate the claim.
You must do this within 60 days
after our request. We will supply
you with the necessary forms.

Cooperate with us in the
investigation or settlement of the
claim.
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4. Loss Payment
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We may examine any insured under
oath, while not in the presence of any
other insured and at such times as
may be reasonably required, about
any matter relating to this insurance
or the claim, including an insured's
books and records. In the event of an
examination, an insured's answers
must be signed.

In the event of loss or damage
covered by this Coverage Form, at
our option, we will either:

(1) Pay the value of lost or damaged
property;

(2) Pay the cost of repairing or
replacing the lost or damaged
property, subject to b. below;

(3) Take all or any part of the
property at an agreed or
appraised value; or

(4) Repair, rebuild or replace the
property with other property of like
kind and quality, subject to b.
below.

We will determine the value of lost or
damaged property, or the cost of its
repair or replacement, in accordance
with the applicable terms of the
Valuation Condition in this Coverage
Form or any applicable provision
which amends or supersedes the
Valuation Conditi

The cost to repair, rebuild or replace
does not include the increased cost
attributable to enforcement of any
ordinance or law regulating the
construction, use or repair of
property.

We will give notice—of our intentions
within 30 days after we receive the
sworn proof of loss.

We will not pay you more than your
financial interest in the Covered
Property.

We may adjust losses with the
owners of lost or damaged property if
other than you. If we pay the owners,
such payments will satisfy your claims
against us for the owners' property.
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We will not pay the owners more than
their financial interest in the Covered
Property.

We may elect to defend you against
suits arising from claims of owners of
property. We will do this at our
expense.

We will pay for covered loss or
damage within 30 days after we
receive the sworn proof of loss, if you
have complied with all of the terms of
this Coverage Part and:

(1) We have reached agreement with
you on the amount of loss; or

(2) An appraisal award has been
made.

A party wall is a wall that separates
and is common to adjoining buildings
that are owned by different parties. In
settling covered losses involving a
party wall, we will pay a proportion of
the loss to the party wall based on
your interest in the wall in proportion
to the interest of the owner of the
adjoining building. However, if you
elect to repair or replace your building
and the owner of the adjoining
building elects not to repair or replace
that building, we will pay you the full
value of the loss to the party wall,
subject to all applicable policy
provisions including  Limits  of
Insurance, the  Valuation and
Coinsurance Conditions and all other
provisions of this Loss Payment
Condition. Our payment under the
provisions of this paragraph does not
alter any right of subrogation we may
have against any entity, including the
owner or insurer of the adjoining
building, and does not alter the terms
of the Transfer Of Rights Of Recovery
Against Others To Us Condition in
this policy.
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5. Recovered Property

If either you or we recover any property
after loss settlement, that party must give
the other prompt notice. At _your option

a. Description Of Terms

(1) As used in this Vacancy
Condition, the term building and
the term vacant have the
meanings set forth in (1)(a) and
(1)(b) below:

(&) When this policy is issued to
a tenant, and with respect to
that tenant's interest in
Covered Property, building
means the unit or suite rented
or leased to the tenant. Such
building is vacant when it
does not contain enough
business personal property to
conduct customary
operations.

(b) When this policy is issued to
the owner or general lessee
of a building, building means
the entire building.  Such
building is vacant unless at
least 31% of its total square
footage is:

(i) Rented to a lessee or
sub-lessee and used by
the lessee or sublessee
to conduct its customary
operations; and/or

(i) Used by the building
owner to conduct
customary operations.

renovation are not
vacant.

Provisions
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If the building where loss or damage
occurs has been vacant for more than
60 consecutive days before that loss
or damage occurs:

(1) We will not pay for any loss or
damage caused by any of the
following even if they are Covered

Causes of Loss:

(&) Vandalism;

(b) Sprinkler leakage, unless you
have protected the system
against freezing;

(c) Building glass breakage;
(d) Water damage,;

(e) Theft; or

(f) Attempted thetft.

(2) With respect to Covered Causes
of Loss other than those listed in
b.(1)(@) through b.(1)(f) above,
we will reduce the amount we
would otherwise pay for the lo
or damage by 15%.

We will determin
Property in the eve
as follows:

a.

¢ of Covered
0ss or damage

At actual cash value as of the time of
loss or damage, except as provided in
b., c.,d. and e. below.

If the Limit of Insurance for Building
satisfies the Additional Condition,
Coinsurance, and the cost to repair or
replace the damaged building
property is $2,500 or less, we will pay
the cost of building repairs or
replacement.

The cost of building repairs or
replacement does not include the
increased cost  attributable to
enforcement of any ordinance or law
regulating the construction, use or
repair of any property.

However, the following property will
be valued at the actual cash value
even when attached to the building:

(1) Awnings or floor coverings;
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(2) Appliances for  refrigerating,
ventilating, cooking, dishwashing
or laundering; or

(3) Outdoor equipment or furniture.

c. "Stock" you have sold but not
delivered at the selling price less
discounts and expenses  you
otherwise would have had.

d. Glass at the cost of replacement with
safety-glazing material if required by
law.

e. Tenants' Improvements and
Betterments at:

(1) Actual cash value of the lost or
damaged property if you make
repairs promptly.

(2) A proportion of your original cost
if you do not make repairs
promptly. We will determine the
proportionate value as follows:

(&) Multiply the original cost by
the number of days from the
loss or damage to the
expiration of the lease; and

(b) Divide the amount
determined in (a) above by
the number of days from the
installation of improvements
to the expiration of the lease.

If your lease contains a renewal

in the Declarations is greater than the
Limit of Insurance for the property.

Instead, we will determine the most

we will pay using the following steps:

(1) Multiply the value of Covered
Property at the time of loss by the
Coinsurance percentage;

(2) Divide the Limit of Insurance of
the property by the figure
determined in Step (1);

(3) Multiply the total amount of loss,
before the application of any
deductible, by the figure
determined in Step (2); and

(4) Subtract the deductible from the
figure determined in Step (3).

We will pay the amount determined in
Step (4) or the limit of insurance,
whichever is less. For the remainder,
you will either have to rely on other
insurance or absorb the loss yourself.

EXAMPLE #1 (UNDERINSURANCE)

When: The value of the property is:  $250,000
The Coinsurance percentage
foritis: 80%
The Limit of Insurance for it is: $100,000
The Deductible is: $ 250
The amount of loss is: $ 40,000

Step (1): $250,000 x 80% = $200,000

(the minimum amount of insurance to
meet your Coinsurance requirements)

option, the expiration of the
renewal option period will replace
the expiration of the lease in this
procedure.

(3) Nothing if others pay for repairs or
replacement.

F. Additional Conditions

Step (2): $100,000 + $200,000 = .50
Step (3): $40,000 x .50 = $20,000
Step (4): $20,000 — $250 = $19,750

We will pay no more than $19,750. The remaining
$20,250 is not covered.

] N ) N EXAMPLE #2 (ADEQUATE INSURANCE)
The following conditions apply in addition to

the Common Policy Conditons and the  When: The value of the property is:  $ 250,000
Commercial Property Conditions. The Coinsurance percentage

] foritis: 80%

1. Coinsurance The Limit of Insurance for it is: $ 200,000

If a Coinsurance percentage is shown in The Deductible is: $ 250

The amount of loss is: $ 40,000

the Declarations, the following condition
applies.

a. We will not pay the full amount of any
loss if the value of Covered Property
at the time of loss times the
Coinsurance percentage shown for it
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The minimum amount of insurance to meet your
Coinsurance requirement is $200,000 ($250,000 x
80%). Therefore, the Limit of Insurance in this
example is adequate and no penalty applies. We
will pay no more than $39,750 ($40,000 amount of
loss minus the deductible of $250).

b. If one Limit of Insurance applies to
two or more separate items, this
condition will apply to the total of all
property to which the limit applies.

EXAMPLE #3
When: The value of the property is:

Building at Location #1.: $ 75,000

Building at Location #2: $ 100,000

Personal Property

at Location #2: $ 75,000
$ 250,000

The Coinsurance percentage

foritis: 90%

The Limit of Insurance for
Buildings and Personal Property

at Locations #1 and #2 is: $ 180,000

The Deductible is: $ 1,000

The amount of loss is:

Building at Location #2: $ 30,000

Personal Property

at Location #2: $ 20,000
$ 50,000

Step (1): $250,000 x 90% = $225,000
(the minimum amount of insurance to
meet your Coinsurance requirements
and to avoid the penalty shown below)

Step (2): $180,000 + $225,000 = .80

Step (3): $50,000 x .80 = $40,000

Step (4): $40,000 — $1,000 = $39,000

We will pay no more than $39,000. The remaining
$11,000 is not covered

éholders

S

a. The term mortgageholder includes
trustee.

We will pay for covered loss of or
damage to buildings or structures to
each mortgageholder shown in the
Declarations in their order
precedence, as interests may appear.

c. The mortgageholder has the right to
receive loss payment even if the
mortgageholder has
foreclosure or similar action on
building or structure.
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d. If we deny your claim because of your

ecause you have failed to

complyV with the terms of this

Coverage Part, the mortgageholder

will still have the right to receive loss
payment if the mortgageholder:

(1) Pays any premium due under this
Coverage Part at our request if
you have failed to do so;

(2) Submits a signed, sworn proof of
loss within 60 days after receiving
notice from us of your failure to do

so; and

Has notified us of any change in
ownership, occupancy or
substantial change in risk known
to the mortgageholder.

3)

All of the terms of this Coverage Part
will then apply directly to the
mortgageholder.

e. If we pay the mortgageholder for any
loss or damage and deny payment to
you because of your acts or because
you have failed to comply with the
terms of this Coverage Part:

(1) The mortgageholder's  rights
under the mortgage will be
transferred to us to the extent of
the amount we pay; and

(2) The mortgageholder's right to
recover the full amount of the
mortgageholder's claim will not be

impaired.

At our option, we may pay to the
mortgageholder the whole principal
on the mortgage plus any accrued
interest. In this event, your mortgage
and note will be transferred to us and
you will pay your remaining mortgage
debt to us.

If we cancel this policy, we will give
written notice to the mortgageholder
at least:

(1) 10 days before the effective dat
of cancellation if we cancel for
your nonpayment of premium; o

(2) 30 days before the eff
of cancellation if we [caheél for
any other reason.
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If we elect not to renew this policy, we
will give written notice to the
mortgageholder at least 10 days
before the expiration date of thi
policy.
G. Optional Coverages

If shown as applicable in the Declarations, the
following Optional Coverages apply
separately to each item.

1. Agreed Value

a. The Additional Condition,
Coinsurance, does not apply to
Covered Property to which this
Optional Coverage applies. We will
pay no more for loss of or damage to
that property than the proportion that
the Limit of Insurance under this
Coverage Part for the property bears
to the Agreed Value shown for it in
the Declarations.

b. If the expiration date for this Optional

EXAMPLE
If:

(2) The percentage of annual
increase shown in the
Declarations, expressed as a
decimal (example: 8% is .08),
times

(3) The number of days since the
beginning of the current policy
year or the effective date of the
most recent policy change
amending the Limit of Insurance,
divided by 365.

The applicable Limit of

Insurance is: $100,000
The annual percentage increase is: 8%
The number of days since the

beginning of the policy year

(or last policy change) is: 146
The amount of increase is:

$100,000 x .08 x 146 + 365 = $ 3,200

3. Replacement Cost

Coverage shown in the Declarations a. Replacement Cost (without deduction

is not extended, the Additional for depreciation) replaces Actual

Condition, Coinsurance, is reinstated Cash Value in the Valuation Loss

and this Optional Coverage expires. Condition of this Coverage Form.

c. The terms of this Optional Coverage b. This Optional Coverage does not
apply only to loss or damage that apply to:

occurs: .

(1) Personal property of others;

(1) On or after the effective date of : )
this Optional Coverage; and (2) Contents of a residence;

(2) Before the Agreed Value 3) quks of art, ar_1tiques or rare
expiration date shown in the a_rt|tcles, 'nflLt’d'ng etchlt?lgs,
Declarations or the policy E'C ures, Satllary’ mdarbgs,
expiration date, whichever occurs ronz.es, porcetains —an ric-
first. abrac; or

> Inflation Guard 4) ::Stock:, ur_1I