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Summary of findings 
Staff in the Property and Casualty Actuarial Office performed an actuarial analysis of title 
experience data, which provides a range of rate indications from -6.2% to -14.9%, with an average 
of -10.5%. 

The actuarial analysis uses ratemaking methodology consistent with what was used in prior title 
rate hearings addressing Texas title insurance basic premium rates.  

Staff produced a range of indications by reviewing experience from 2005 through 2024. For 
example, the 10-year period indicated a rate change of -11.1%, and the 20-year period indicated a 
rate change of -6.2%. 

Texas title experience rate indications summary 

Component 

5-Year 
(2020–
2024) 

10-Year 
(2015–2024) 

15-Year 
(20010–2024) 

20-Year 
(2005–2024) 

(1) Loss and loss adjustment expense ratio 1.8%    1.9%    2.2%    2.4%    

(2) Expense ratio 72.8%    76.1%    77.1%    80.0%    

(3) Catastrophe loss provision 1.00%    1.00%    1.00%    1.00%    

(4) Total 75.6%    79.0%    80.3%    83.4%    

(5) Profit provision 11.1% 11.1% 11.1% 11.1% 

(6) Indicated rate change -14.9%    -11.1%    -9.7%    -6.2%    
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Statutory authority for title rates 
The following subsections of Texas Insurance Code Chapter 2703 address title rates: 
• Section 2703.151 requires that the commissioner fix and promulgate the premium rates to be 

charged by a title insurance company or by a title insurance agent for title insurance policies or 
for other forms prescribed or approved by the commissioner. 

• Section 2703.152 requires that title premium rates be reasonable to the public and 
nonconfiscatory to title insurance companies and title insurance agents. When fixing the rates, 
the Commissioner must consider all relevant income and expenses of title insurance companies 
and title insurance agents attributable to engaging in the business of title insurance in Texas. 

• Section 2703.153 requires all Texas title insurance underwriters and agents to submit the 
information necessary for fixing the rates, as prescribed by TDI. TDI collects this information by 
annually issuing two data calls—one for title underwriters and one for title agents. 

• Section 2703.206 stipulates that at any time, the commissioner may order a public hearing to 
consider adoption of premium rates and other matters relating to regulating the business of 
title insurance as the commissioner determines necessary or proper. 

 

https://statutes.capitol.texas.gov/Docs/IN/htm/IN.2703.htm
https://statutes.capitol.texas.gov/Docs/IN/htm/IN.2703.htm#:%7E:text=PROMULGATING%20PREMIUM%20RATES-,Sec.%202703.151.,-FIXING%20AND%20PROMULGATING
https://statutes.capitol.texas.gov/Docs/IN/htm/IN.2703.htm#:%7E:text=April%201%2C%202005.-,Sec.%202703.152.,-FACTORS%20CONSIDERED%20IN
https://statutes.capitol.texas.gov/Docs/IN/htm/IN.2703.htm#:%7E:text=April%201%2C%202005.-,Sec.%202703.153.,-COLLECTION%20OF%20DATA
https://statutes.capitol.texas.gov/Docs/IN/htm/IN.2703.htm#:%7E:text=September%201%2C%202019.-,Sec.%202703.206.,-COMMISSIONER%20AUTHORITY%20TO
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Data 
In accordance with the statutes cited above, TDI annually collects Texas title industry experience. 
The data is collected from approximately 30 underwriters and more than 700 agents. The 
information is compiled and published annually in these two reports on TDI’s website. 
• Texas Title Insurance Agent Experience Report Compilation (Agents Report) 
• Texas Title Insurance Industry Experience Report Compilation (Underwriters Report) 

These “experience reports” are the primary source of information used to develop title rate 
indications. TDI reviews the data in these reports for reasonableness but does not audit the data.  

Beginning in 2022, there was a material difference ($170M) in the agents’ premium reported in the 
Agents Report and the agents’ premium reported in the Underwriters Report. This causes the rate 
indications to be higher (less negative) in our analysis. In 2023 and 2024, the differences declined 
to $86M and $46M.  See the appendix for more information. 

https://www.tdi.texas.gov/reports/report8.html#under:%7E:text=50%20kb-,Agents%20Statistical%20Reports,-Description
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Title rate and premium history 
Texas law requires the commissioner to set title rates. Rates have declined over the years except 
for an increase in 2013. 

The other changes that caused a rate impact effective September 1, 2019, include an increase to 
the lowest rate tier; an increase in the number of rate tiers for policies with face values of $25M or 
more; and revised rate rules for the simultaneous issuance of policies (rate rule R-5), the refinance 
credit (rate rule R-8), and the time to receive a reduced premium for an owner’s policy issued after 
a large construction project (rate rule R-20). See Commissioner’s Order 2019-5980. 

Historical title rate changes 

 
From 2006 to 2009, the industry experienced a decline in premium due to the subprime mortgage 
crisis, from a high of $1.65 billion to a low of $1.01 billion. The industry began to recover in 2010. 
From 2013 to 2019, the industry continued growing, setting new premium records every year, 
reaching $2.27 billion in 2019. 
 
The pandemic fostered increased home prices and sales, high property values, and high demand 
for re-financing of homes. Since title premiums vary with property values and home sales, the 
industry saw significant growth in premium during this time, jumping to $2.69 billion in 2020 and 
$3.69 billion in 2021, and down slightly in 2022, to $3.38 billion. 2023 saw a return to pre-
pandemic premium levels, at $2.30 billion. 2024 premium increased moderately from 2023, to 
$2.45 billion.  

 

 

 

Effective date Change in basic rates Other changes 

8/1/1998 -3.0%  

11/1/2002 -6.0%  

7/1/2004 -6.5%  

2/1/2007 -3.2%  

5/1/2013 3.8%  

9/1/2019 -4.9% -1.9% 

https://www.tdi.texas.gov/orders/documents/20195980.pdf
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Annual Texas title premium 

Year ■ Premium ■ Basic rate index 

2000 $     928,271,781 100% 

2001 1,088,158,258 100% 

2002 1,267,499,201 94% 

2003 1,535,651,202 94% 

2004 1,432,520,476 88% 

2005 1,489,421,947 88% 

2006 1,645,473,245 88% 

2007 1,561,206,017 85% 

2008 1,186,600,336 85% 

2009 1,013,798,824 85% 

2010 1,057,770,573 85% 

2011 1,123,156,521 85% 

2012   1,429,904,345 85% 

Year ■ Premium ■ Basic rate index 

2013 1,690,315,410 88% 

2014 1,708,706,132 88% 

2015 1,902,011,015 88% 

2016 2,024,060,761 88% 

2017 2,050,197,612 88% 

2018 2,153,058,063 88% 

2019 2,268,426,679 82% 

2020 2,689,247,689 82% 

2021 3,687,118,038 82% 

2022 3,384,487,812 82% 

2023 2,297,138,928 82% 

2024 2,454,724,861 82% 

Source: Title experience reports through 2024. See Exhibit 2 – Page 1 in this report.  
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Background 
Compared to most lines of insurance, losses for title insurance are very low. The bulk of the 
premium covers non-loss-related expenses. Because of this, the focus in title ratemaking is mostly 
on expenses, as well as the profit provision. 

The key component of title rates, the expense ratio, declined from a high of 94% in 2008 to its 
lowest point in the experience period of 66% in 2021. In 2023, the expense ratio increased to 80%, 
the highest since 2011. The expense ratio improved to 78% in 2024. Profit reached its highest 
point in the experience period of 33% in 2021. 2023 and 2024 profits were 17% and 19%, 
respectively.   
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Texas title premium components 

Year 
■ Expense 

ratio 
■ Loss and 
LAE ratio 

■ Profit 
ratio 

2000 84% 2% 14% 

2001 83% 2% 15% 

2002 84% 2% 13% 

2003 84% 3% 13% 

2004 87% 3% 10% 

2005 87% 3% 9% 

2006 87% 3% 10% 

2007 87% 3% 9% 

2008 94% 5% 1% 

2009 93% 4% 4% 

2010 84% 4% 12% 

2011 82% 5% 13% 

2012 76% 2% 22% 

Year 
■ Expense 

ratio 
■ Loss and 
LAE ratio 

■ Profit 
ratio 

2013 74% 2% 24% 

2014 73% 2% 25% 

2015 75% 2% 23% 

2016 76% 2% 22% 

2017 77% 2% 21% 

2018 75% 2% 23% 

2019 75% 2% 22% 

2020 71% 1% 27% 

2021 66% 1% 33% 

2022 72% 2% 27% 

2023 80% 3% 17% 

2024 78% 3% 19% 
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Analysis 
Results 
Title ratemaking is sensitive to the experience period used in the rate analysis. For example, using 
10 years of data ending December 31, 2024, the analysis shows that rates could be reduced by 
11.1%, while using five years of data ending December 31, 2024, the analysis shows the rates can 
be reduced by 14.9%. 

Texas title indicated rate change 

Years ■ 2021 ■ 2022 ■ 2023 ■ 2024 

20 -2.8% -4.7% -5.4% -6.2% 

19 -3.5% -5.4% -6.1% -6.8% 

18 -4.2% -6.2% -6.8% -7.5% 

17 -5.0% -6.9% -7.5% -8.2% 

16 -5.7% -7.7% -8.2% -9.0% 

15 -6.6% -8.4% -9.2% -9.7% 

14 -7.4% -9.5% -9.9% -10.2% 

13 -8.5% -10.3% -10.4% -10.7% 

12 -9.4% -10.9% -11.0% -10.8% 

11 -10.0% -11.5% -11.1% -11.0% 

Years ■ 2021 ■ 2022 ■ 2023 ■ 2024 

10 -10.7% -11.7% -11.4% -11.1% 

9 -10.9% -12.0% -11.6% -11.6% 

8 -11.2% -12.3% -12.1% -12.2% 

7 -11.5% -13.0% -12.8% -13.0% 

6 -12.2% -13.9% -13.9% -13.9% 

5 -13.2% -15.3% -15.1% -14.9% 

4 -14.9% -16.9% -16.5% -14.4% 

3 -17.2% -19.0% -16.3% -10.5% 

2 -20.5% -19.8% -11.9% -6.4% 

1 -23.1% -16.3% -5.5% -7.2% 
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Methodology 
The components of title ratemaking include provisions for loss and LAE, expenses, catastrophe 
losses, and profit. 

The formula for the rate indication is: 
[(Loss ratio + Expense ratio + Catastrophe loss provision) / (1 - Profit provision)] - 1 

where: 
• Loss ratio = (Losses and LAE) / Premium 
• Expense ratio = Expenses / Premium 
• Underwriting profit provision = Profit / Premium 

TDI used the experience reports to compile historical losses, expenses, and premiums.  

Losses and LAE are taken directly from the experience reports with no adjustments since they are 
reported at their projected ultimate value. Expenses are adjusted as described below.  

Premium is adjusted and on-leveled using the parallelogram method. Premium adjustments are 
described below. 

The loss ratio is the premium-weighted average of the annual loss ratios over the selected 
experience period. Similarly, the expense ratio is the premium-weighted average of the annual 
expense ratios over the selected experience period. 

For example, as shown in Exhibit 1, using 10 years of historical data, the loss ratio is 1.94% and the 
expense ratio is 76.05%. Using 15 years, the loss ratio is 2.18% and the expense ratio is 77.07%.  

The loss and expense ratios are the only components that vary with the selected experience 
period. The remaining components—catastrophe losses and profit—are static, as addressed 
below. 

Adjustments 
Determining rates for title policies requires identifying the revenue and expenses reported in the 
experience reports that are related to issuing a title policy. This is done by adjusting certain 
revenue and expense items. 
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The sum of all revenue in the experience reports is called gross title income. Premium comprises 
the bulk of gross title income. Pass-throughs1 and industry transfer items2 are removed from both 
premium and gross title income to get “adjusted premium” and “adjusted gross income.” The ratio 
of adjusted premium to adjusted gross income is called the “expense adjustment ratio.”  

Pass-throughs and industry transfer items are also removed from expenses along with certain 
ineligible expenses to get “adjusted expenses.” Ineligible expenses include damages for bad faith 
suits, fines or penalties, donations or lobbying, and trade association fees.3 The expense 
adjustment ratio is applied to these adjusted expenses.  

Title revenue comes not only from title insurance premiums, but also from furnishing abstracts of 
title, escrow fees, and other miscellaneous sources. Because expense data is not broken down by 
these same sources as revenue, the expense adjustment ratio must be applied to adjusted 
expenses to approximate the expenses associated only with premiums. 

The one exception to the expense adjustments as described is that the “net change to unearned 
premium” is included in expenses at its reported value and not subject to the expense adjustment 
ratio.  

Catastrophe loss provision 
Actuarial Standard of Practice (ASOP) No. 39 defines a catastrophe as a relatively infrequent 
phenomenon that produces unusually large aggregate losses. It is difficult to find such 
phenomena in title insurance.  

Despite the rarity of title catastrophes, previous Texas title ratemaking exercises have included a 
1% catastrophe provision. For context, the 1% provision effectively provides for a contingency for 
the industry to absorb about 50% more than historical loss experience. 

 

1 Pass-throughs are payments made by title agents on behalf of insureds, which are then reimbursed as part of the 
closing transaction. Agents pay tax assessors for tax certificates proving the tax status of the property is clean. Agents 
also pay recording fees to county clerks for filing real estate transaction documentation. 
2 Industry transfer items are payments made between two title entities when one entity completes work for another. 
The paying entity records the expense, and the receiving entity records the revenue. The two industry transfer items 
are evidence and examination fees paid to other title entities, and closing fees paid to other title entities. 
3 Damages for bad faith suits, fines or penalties, donations and lobbying, and trade association fees represent 
approximately 0.2% of on-level premium. For comparison, “other expenses,” which are expenses not captured by any 
other expense category, represent approximately 5.2% of on-level premium. 
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Staff’s judgment is that the low level of losses, lack of available data, and the absence of 
materiality to rates warrants following precedent in selecting 1% as the catastrophe provision. 

Profit provision 
Total profit for a title company is made up of several components. In addition to profits made 
from issuing title policies, title agents and insurers make profits from escrow operations, 
investments, and other sources of income. Assumptions about the additional types of profit affect 
the level of profit required from underwriting.  

TDI engaged an external actuarial consultant, FTI Consulting, Inc. (formerly Madison Consulting 
Group, Inc.), to derive a target underwriting profit. FTI’s selected target underwriting profit is 
11.1%.   
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Actuarial qualifications 
Riley Hoover, ASA, MAAA, prepared this actuarial report. Mr. Hoover is an Associate of the Society 
of Actuaries and a member of the American Academy of Actuaries. 

This actuarial report was prepared under the direction of Nicole Elliott, Chief Actuary, ACAS, 
MAAA. Ms. Elliott is an Associate of the Casualty Actuarial Society and a member of the American 
Academy of Actuaries. She meets the U.S. qualification standards of the American Academy of 
Actuaries to render the opinions in this report. 

In addition, Dr. Mark Crawshaw, FCAS, MAAA, and John Andrew Seymour, ACAS, MAAA, of FTI 
Consulting, Inc., peer reviewed the actuarial analysis. 
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Exhibit 1 
Texas title experience rate indications summary 

Component 
5-year 

(2020–2024) 
10-year 

(2015–2024) 
15-year 

(2010–2024) 
20-year 

(2005–2024) 

(1) Loss and loss adjustment expense ratio 1.83%    1.94%    2.18%    2.44%    

(2) Expense ratio 72.82%    76.05%    77.07%    79.96%    

(3) Catastrophe loss provision 1.00%    1.00%    1.00%    1.00%    

(4) Total 75.65%    78.99%    80.26%    83.40%    

(5) Profit provision 11.10%    11.10%    11.10%    11.10%    

(6) Indicated rate change -14.91%    -11.15%    -9.72%    -6.19%    
Notes: 
(1) Exhibit 2, page 1, column (10) 
(2) Exhibit 2, page 1, column (9) 
(3) Judgment 
(4) = (1) + (2) + (3) 
(5) Provided by FTI Consulting, Inc. 
(6) = (4) / [1 - (5)] - 1 
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Exhibit 2 – Page 1 
Summary of loss and expense ratios 

  

 

Notes 
This page is the total of Exhibit 2, pages 2 (underwriters) and 3 (agents). 
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Exhibit 2 – Page 2 
Summary of loss and expense ratios (underwriters only) 

Notes 
2020-2024 data from Texas Title Insurance Industry Experience Report Compilation, page 1.   
 See earlier reports for prior years. 
(1) Gross Income4 
(2) Income, line 3. Title premiums remitted to underwriters4 
(5) Expenses, line 28. Net addition to unearned premium reserve 
(6) Adjusted expense = Total operating expenses – (Expenses, lines 24-25, lines 28-32)  
 Line 24. Loss adjustment expenses incurred 
 Line 25. Losses incurred 
 Line 28.  Net addition to unearned premium 
 Line 29.  Damages paid for bad faith suits 

 

4Although these values are not adjusted, the column heading is the same as the agents exhibit for consistency. 

https://www.tdi.texas.gov/reports/pc/documents/2024uwexprpt.pdf
https://www.tdi.texas.gov/reports/report8.html#under


 

16 
 

 Line 30.  Fines or penalties for violations of law  
 Line 31.  Donations/lobbying  
 Line 32.  Trade associations 
(8) Sum of Expenses, lines 24 and 25  
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Exhibit 2 – Page 3 
Summary of loss and expense ratios (agents only) 

  
 
Notes 
2024 data from Texas Title Insurance Agent Experience Report Compilation, page i, total of all columns.   
See earlier reports for prior years. 
(1) Adjusted gross title income = Line 14 – (line 6 + line 7 + line 22 + line 24) 
 Line 14. Total title (income) 
 Line 6. Tax certificates 
 Line 7. Recording fees  
 Line 22. E/E-other agents/uw (examination and evidence fees paid to other title entities) 
 Line 24. C/F-other agents/uw (closing fees paid to other title entities)  
(2) Adjusted retained premium  = Line 3 + line 4 + line 5 – line 22 – line 24 
 Line 3. Retained title premiums 
 Line 4. Examination and evidence fees 
 Line 5. Fees received for closing 
 Line 22. E/E-other agents/uw (examination and evidence fees paid to other title entities) 

https://www.tdi.texas.gov/reports/pc/documents/2024agexprpt.pdf
https://www.tdi.texas.gov/reports/report8.html#title_rpts
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 Line 24. C/F-other agents/uw (closing fees paid to other title entities) 
(6) Adjusted expense = Line 54 – (line 22 + line 24) – (lines 45-47) – (lines 49-52)  
 Line 54. Total title (expenses) 
 Line 22. E/E-other agents/uw (examination and evidence fees paid to other title entities) 
 Line 24. C/F-other agents/uw (closing fees paid to other title entities) 
 Line 45. Loss and loss adjustment 
 Line 46. Tax certificates paid 
 Line 47. Recording fees paid 
 Line 49. Damages for bad faith suits 
 Line 50. Fines or penalties 
 Line 51. Donations/Lobbying 
 Line 52. Trade association fees 
(8) Line 45.  Loss and loss adjustment 
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Appendix – Discussion of premium reporting differences 
Premium for title policies is split between agents and underwriters.   

The Agents Report is compiled from data call submissions received from individual agents. Each 
agent reports the premium it retains (A) and the premium the underwriter retains (B). The total 
premium reported by agents is (A + B). 

The Underwriters Report is compiled from data call submissions received from individual 
underwriters. Each underwriter reports the premium retained by agents (C) and the premium it 
retains (D). The total premium reported by underwriters is (C + D). This total premium matches 
what the underwriters report in their statutory financial statements.  

Premium sources 

In theory, A should equal C, and B should equal D. Thus, (A + B) should equal (C + D). In practice, 
these numbers vary due to many factors, including timing of reporting. To accommodate for 
reporting differences, the actuarial analysis has always used the agents’ premium from the Agents 
Report (A) and the underwriter’s premium from the Underwriters Report (D), or (A + D).  

Unlike prior years, in 2022, the difference between the total premium from the Agents Report (A + 
B) and the total premium from the Underwriters Report (C + D) was significant. We still used (A + 
D) for 2022 in the actuarial analysis to be consistent with prior years and because there could 
otherwise be a mismatch in agents’ premium and expenses. Underwriters don’t have and don’t 
report agents’ expenses. 

Impact. Since the agents’ premium reported in the Agents Report (A) was significantly less than 
the agents’ premium reported in the Underwriters Report (C), the denominator for the 2022 
experience in the analysis is smaller. This causes the 2022 loss and expense ratio to be higher, 
which causes the rate indications to be higher (less negative). 

This chart shows how the premium used in the actuarial analysis (A + D) has varied relative to the 
premium reported in underwriters’ statutory financial statements (C + D) since 2012. Positive 
numbers show the analysis uses more premium than the financial statement, and negative 
numbers show the analysis uses less than the financial statement. Prior to 2020, this difference was 
nominal. Beginning in 2020, the magnitude of the differences increased relative to historical 

Source of premium Agents Report Underwriters Report 

Agents’ premium A C 

Underwriters’ premium B D 

Total premium A + B C + D 
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differences. In 2022, the $170 million difference is about 5% of the financial statement premium, 
whereas in prior years it ranged from 0% to 2%.  In 2023 and 2024, the differences were 4% and 
2%. 

Premium difference (actuarial analysis minus financial statement) 

 

Year Difference 

2012 $      966,171 

2013 -13,354,963 

2014 -11,368,645 

2015 $   18,281,854 

Year Difference 

2016 $ -17,358,101 

2017 -5,718,756 

2018   11,208,798 

2019 25,213,628 

Year Difference 

2020 $  62,156,902 

2021  -3,910,175 

2022 -169,986,857 

2023 -85,785,381 

Year Difference 

2024 $  -46,434,372 
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