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This is an overview and not a substitute for legal 
advice. 

Always reference your company’s legal and risk 
management policies.

* Disclaimer…(it is insurance after all)



• Introduction
• Definitions
• Demystifying the COI- 

• Tenant
• Vendor

• Questions

Agenda



Deciphering the Jargon



The COI

• A written verification showing all of the terms of the 
insurance (ACORD Form: Agency Company Organization 
for Research and Development)

 “This certificate is issued as a matter of information only and 
confers no rights upon the certificate holder. This certificate does 
not amend, extend or alter the coverage afforded by the policies 
below." 



Acord Forms

• ACORD 24 - Certificate of Property Insurance
• ACORD 25 - Certificate of Liability Insurance
• ACORD 27 - Evidence of Property Insurance
• ACORD 28 - Evidence of Commercial Property Insurance



Acord 27 Acord 24



Primary and Noncontributory

This means that the tenant’s or contractor's policy must 
pay before other applicable policies (primary) and 
without seeking contribution from other policies that also 
claim to be primary (noncontributory).



Primary and Noncontributory - Scenario
• A Property Manger hires a landscaper contractor to 

install new trees. During the installation- the crew left 
tools and debris spread out. 

• When going to lunch, a passer-by trips on the debris and 
breaks their two front teeth upon hitting the floor. The 
injury requires a costly cosmetic dental procedure. The 
person sues the landscaping firm and the Property 
Manager for damages incurred.

• Assuming the agreement between the landscaping firm 
and the Property Manager included an additional insured 
endorsement, the Property Manager will seek coverage 
under the landscaper contractor’s policy.



Primary and Noncontributory - Scenario
• Primary Language
• In this situation, the  landscaper contractor is the primary 

insurer and, therefore, is responsible for responding to 
the claim first.

• The degree of their responsibility and carrier’s limits will 
be determined by whether or not non-contributory 
language is present in the endorsement.

• Non-Contributory Language
• If the endorsement includes non-contributory language, 

the landscaper contractor would not be able to look to 
the Property Manager to contribute to the claim if its 
costs exceed the limits of their insurance policy.



Primary and Noncontributory - Scenario
• For example, if the passer-by sues for $1,00,000 in 

damages, but the landscape contractor has a policy limit 
of $500,000, the landscape contractor would pay the 
maximum ($500,000) through its insurance, and the 
remaining balance through other means such as other 
policies or out-of-pocket payments.



Subrogation

Occurs when an insurance company which pays its 
insured client for injuries and losses then sues the party 
which the injured person contends caused the damages



Subrogation in Real Life!

• Betty Smith is an attorney at a law firm. On her lunch 
break she slips and falls in the lobby.

• She requires medical treatments and is off work for one 
month.  Her $150,000 in medical expenses and lost 
wages are covered by her firm’s Worker’s Comp policy.

• The law firm’s Worker’s Comp carrier sues the building 
owner to recover their loses on the premise as they 
allege the owner was negligent in the operation of the 
lobby.



Why would we want this?

• Two primary reasons:
• Support healthy business relationships and eliminate conflicts 

by avoiding litigation.
• Ensure that projects are completed promptly without litigation 

delays.



Demystifying the COI
• Tenant







What is the COI?
• Insured



Insured-

• Tenant Entity 



General Liability Lease Language



The COI
• General Liability

• Occurrence
• Aggregate



General Liability

• General Liability is third-party insurance. It covers damage the 
insured causes to the property of others. In particular there are 
two coverage parts that relate to property damage:

• The Each Occurrence and General Aggregate limits cover most forms of 
property damage the tenant or vendor may cause to the landlord’s 
property, excluding fire.

• The Damage to Rented Premises limit would cover fire damage to the 
landlord’s property caused by a tenant’s negligence.

• But it doesn’t cover the Tenant’s improvements, betterments, 
fixtures, furnitures, tools, machinery and other personal property 
kept on premises.



Automobile Liability



The COI
• Automobile Liability



Umbrella Liability



The COI?
• Umbrella Liability



Workers Comp



The COI?
• Workers Comp



Lots of 
words….

But 

Very 
Important



• Additional 
Insureds 



The COI
• Additional 

Comments





Waiver
of 
Subrogation 







Insurers

• NAIC- National Association of Insurance 
Commissioners

• The NAIC number is used to verify the company's 
financial data, check fraud cases, and close and open 
complaints against the company in the past.

• Different companies underwrite different policies



The COI?
• Insurers



Primary &
Noncontributory
 





Vendor Example



Vendor Contract Language



Vendor COI



Workers Comp Contract Language



Vendor COI
• Workers Comp

Page 
12….



Employers Liability Contract Language



Vendor COI
• Employer Liability

Page 
12….



Commercial General Liability Contract Language



Vendor COI

• General Liability
• Occurrence
• Aggregate



General Liability 



General Liability 



Automobile Liability Contract Language



Vendor COI
• Automobile Liability



Automobile Liability 



Umbrella/Excess Liability Contract Language



Vendor COI
• Umbrella Liability



Umbrella Liability Contract Language



Misc Contract Language



Misc Contract Language



Misc Contract Language



Misc Contract Language



Completed/Ongoing Operations Language



Completed/Ongoing Operations Language



Completed/Ongoing Operations Example
A contractor is hired to install a new plaza railing. Months after the job 
is completed, there is a tenant event and due to poorly installed 
fasteners, resulting in the railing giving way and a guest getting 
injured. In this scenario, the landlord files a claim against the 
contractor's policy.
The most likely outcome of this claim will depend on whether the 
policy included language for completed or ongoing operations.

Ongoing Operations
As the policy only included coverage while the work was being done, 
the insurance company denies the claim. The landlord now has to file 
the loss against their policy or pay the costs directly.

Completed Operations
The landlord's work agreement required the additional insured 
endorsement to include completed operations. This would offer 
coverage for the loss under the contractor's policy.



Completed/Ongoing Operations Example

If the Contractor only had Ongoing Operations
As the policy only included coverage while the work was being done, 
the insurance company denies the claim. The landlord now has to file 
the loss against their policy or pay the costs directly.

If the Contractor had Completed Operations
The landlord's work agreement required the additional insured 
endorsement to include completed operations. This would offer 
coverage for the loss under the contractor's policy.



Questions?
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