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The material contained in this presentation has been prepared solely for 
informational purposes by Gen Re. The material is based on sources believed to be 
reliable and/or from proprietary data developed by Gen Re, but we do not 
represent as to its accuracy or its completeness. The content of this presentation is 
intended to provide a general guide to the subject matter. Specialist advice should 
be sought about your specific circumstances.
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The Event – What Happened? 
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Champlain Towers South
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The Development  
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Source: Miami Herald 
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The Development  
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Source: Miami Herald 
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• Part of a 3-building complex including Champlain Towers 
north and East

• Included a penthouse, which exceeded the Surfside height 
limit 

• First new construction in Surfside following a moratorium on 
new development imposed by Miami-Dade due to water and 
sewer infrastructure problems during the 1970's

• In 1979, developers paid $200,000 (equivalent of $750,000 
today) to fund the replacement of the sewer system and 
secure approval for the construction of the condos

Champlain Towers South
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Surfside Condominium Collapse 
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Source: https://www.youtube.com/watch?v=OtY4JvpzemA
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• Occurred on June 24, 2021 at approximately 1:22am, 
however the pool deck suffered a partial collapse at about 
1:14am

• Lasted 12 seconds
• Surveillance video: Large north central section the building 

abruptly collapsed first, isolating and destabilizing the 
northeast corner of the building, which also collapsed nine 
seconds later.

• Half of the 136 units were destroyed
• 98 people confirmed dead, and 126 survivors 
• Third deadliest structural engineering failure in US History 

behind Hyatt Regency walkway (KC) collapse and collapse of 
Pemberton Mill (MA).

The Collapse
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The Collapse 
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The Collapse 
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Event Timeline 
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Investigation shows 
long-term degradation 
of reinforced 
concrete structural 
support in the basement-
level parking garage 
under pool deck, caused 
by water penetrating 
and corroding support 
steel.

2018

Problem found to be 
much worse than once 

thought - $15M remedial 
program  put into place.

April 2021

The Collapse
June 24, 2021

Lawsuit filed by resident against the 
Champlain Towers South Condominium 
Association. Suit seeks $5 million in 
damages.

July 26, 2021

Final missing person
identified, and death toll 
finalized.

Collapse site sold for 
$120 million to Dubai-

based developer Damac. 
New properties to be 

branded as Cavalli Luxury 
Residences. 

Judge Michael Hanzman
approves unprecedented 
$1.02B Settlement. 

May 2022

June 23,2022

June 24, 2021
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June 24
• Collapse - 1:22am 
• 80 rescue units
• 35 people rescued
• 159 unaccounted for
• State of Emergency Declared
June 26
• Fire spreading laterally 

through rubble
• 156 missing
• 5 confirmed dead
• Mandatory evacuations of 

Towers North and East
June 27
• 152 missing
• 9 confirmed dead
June 28
• 150 missing
• 11 confirmed dead
June 29
• 149 missing
• 12 confirmed dead
June 30
• 145 missing
• 18 confirmed dead

July 1
• Search halted at 2am due to 

instability of still-intact 
western part of building that 
had not collapsed.

• Work resumed after a 15-
hour delay

July 2
• Death Toll – 22
• Unaccounted  - 126
• Officials locate families not 

present  during collapse
July 3
• Demo advanced due to 

pending tropical storm Elsa
• Thermographic scans and 

drones used to find pets
• Death toll 24, missing 121

July 4
• Demo occurs at 10:30am 

despite opposing of petitions
• Search resumed 20 minutes 

later
July 5
• Debris removal
July 6
• 36 dead, 109 missing 
July 7
• Death toll 46, 94 missing
July 9
• Death toll 79 after workers 

found an additional 15 
victims.

• Binx, a cat who lived with 
tenant's family found alive

July 17
• 95 of  97 victims positively 

identified 
July 23
• Miami-Dade Fire Dept 

discontinues recovery effort
July 26
• Final missing person was 

identified.   
• Final death count at 98, all 

positively identified

July 11 
• Death toll to 86
• 43 remain missing
July 11
• Death toll to 90  
• 31 remain missing
July 12
• Death toll to 94
• 22 remain missing
July 13
• Death toll to  95
July 14
• Death toll to 96
• 14 remain missing
July 15
• Total confirmed deaths at 97
• All but 7 had been positively 

identified. 
• 8 remain missing

JUNE EARLY JULY MID JULY LATE JULY

Casualty Timeline
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• Highly corrosive environment 
- Saltwater ingress into the building 
- Salty air environment  
- Decades-long concrete deterioration  

• Long term degradation of reinforced 
concrete structural support in the basement-
level parking garage under the pool deck
- Water penetration
- Corrosion of the reinforcing steel

• Insufficient top-and-bottom steel reinforcing 
bars in concrete columns 

Known Deficiencies
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Source: New York Times 
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Suspected Causes
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Source: Wall Street Journal 



Settlement ‒ Resolution  
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• Final Amount: $96,000,000

• Money to victims with property loss claims 
without litigation AND release of potential 
claims under 718.118

• “Opt Out” Provision   

• Florida Statue 718.119 : Unit owners “may 
be personally liable for the acts or omissions 
of the association in relation to the use of 
the common elements.” 

- Impact: Exposure to value of individual 
unit, when damages exceed the limits of 
liability coverage for association ($18M)

March 2022: First Settlement – Economic Loss
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ORDER APPROVING FORM OF NOTICE OF PROCEEDINGS TO APPROVE 
ALLOCATION SETTLEMENT AGREEMENT
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May 2022: Second Settlement – Wrongful Death

Attorney Fees:
• $71,000,000
• 6 to 7% of total recovery 
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Insurer Involvement
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Insurer Involvement
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Insurer Involvement 
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• Claims Considered
- Wrongful death of Settlement Class Member (SCM) 
- Personal Injury to (SCM) 
- Loss of personal property of (SCM) but not owners 

who were resident or invitee 

• Notice sent to affected persons
- Settlement Amount 
- Claim process 

- Simple 
- Full 

• Ability to opt out – 06/16/2022 Deadline 

• Claim Deadline – 07/18/2022

• Process like other class actions 
- Court-appointed receiver 
- Class Representatives (5) 
- Plaintiffs' Steering Committee (17)

Claim Process  
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Legislative Response – Lessons Learned 



Proprietary and Confidential    |    © General Reinsurance Corporation

Funding Reserves: Maintenance and Repair* 
• Association must complete “structural integrity reserve 

study” every 10 years.
• Association existing prior to 07/01/2022 must complete 

by 12/31/2024
• Scope: Study must assess reserves required for future 

repair/replacement based on visual inspection.

• Visual inspection by licensed engineer or architect.
• Must be completed for each building before turning over 

association control to non-developer unit owners.

Safety Inspections*
• “Milestone” (“Phase 1”) inspection by architect or 

engineer at 30 years, and every 10 thereafter, or at 25 and 
ten if within three miles of coast, if justified by local 
conditions

• If COO before 07/01/1992, must do initial inspection by 
12/31/2024

• Must do within 180 days of assoc. receiving notice from 
local enforcement agency.

• “Phase 2” inspection if initial shows “P1” shows 
“substantial structural deterioration 

• Gives unit owners and renters right to inspect and copy 
inspection reports

• Requires developer and non-developer unit owners to 
provide prospective buyers copy of report(s). 

Legislative Response – Senate Bills 4-D and 154 
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*Applies to all condominium and cooperative association buildings three or more stories in height 
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• Put all potential defendants on notice

• Put all potential defendants’ insurers on notice

• Engage experts vital to understanding case
• Initiate any required claims procedures against potentially responsible government agencies 

• Preserve evidence 

• Identify single forum where all parties can be brought together

• Do cost-benefit on pursuing litigation 
• Manage publicity 

• Prepare to litigate, but seek and act on early settlement opportunities

• Understand that settlement with some does not mean all

Lessons Learned – Plaintiffs' Perspective
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Source: Allen R. Wolff and Ethan Middlebrooks. “Lessons from the Surfside Condo Collapse.” Risk Management Magazine, June 2022



Impact on Insurance – Marketplace  
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• AOP Coverage – Great American

• Paid full limit of $30M

• Property was undervalued 

• Great American pulled out of AOP space altogether very quickly after collapse

• Wind only – Arrowhead

- Canceled the policy back to inception

- Returned all premium

Property Program
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• General Liability

• Professional Liability (E&O)

• Construction/OCIP

Impact on other Insurance Coverages

After the Condo Collapse    |    Tim Fletcher    |    September 2023 30



Proprietary and Confidential    |    © General Reinsurance Corporation

• Risk Selection 
- Other Similarly aged buildings 
- Regulatory Requirements (40-year certification)
- Warnings or Citations

• Appraisals for the last 3 years (FL)

• Engineering studies or Property Conditions 
Report?

• Valuations

• CapEx Budget for buildings

Underwriting Takeaways
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Visit genre.com for more info.

Thank you
Tim Fletcher, JD, CPCU
tfletch@genre.com
404 217 3139
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Follow us on:

twitter.com/Gen_Relinkedin.com/company/gen-re

Keep up with the 
the latest industry trends…

Visit genre.com/perspective


