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Introduction 
 

The 2024 Texas Title Rate Analysis and 
Overview was presented by the Texas 
Land Title Association to the Texas 
Department of Insurance on October 18, 
2024. The items contained herein are a 
supplement to that 2024 resource book, 
and both are being submitted into the 
record for the January 21, 2025, Texas 
Title Rate Hearing. 
 
If you have any questions, please contact 
me at 512-472-6593 or by e-mail at 
Leslie@tlta.com. 
 
 
Leslie Midgley 
Executive Vice President & CEO 
Texas Land Title Association 
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Updated 
TTIGA Data 

 
 



 

Note: The below report confirms TLTA’s October 22 hearing testimony that 
the 3rd quarter TTIGA report for title policies would show a continuing decline. 
The reported 284,697 policies are the lowest total since the same quarter of 
2011. If we assume that the 4th quarter produces very similar policy volume 
to the 3rd quarter, then the total for 2024 will be much the same as, or even 
lower than, 2023. 

Texas Title Insurance Guaranty Association 
Title Guaranty/GARC Fees and Policies Third Quarter 2024 Report 

Policies Reported 
 

Year 1st Q 2nd Q 3rd Q 4th Q Totals 
2004 288,644 388,908 368,946 339,339 1,385,837 
2005 312,800 393,331 407,882 358,790 1,472,803 
2006 346,287 415,750 404,321 355,302 1,521,660 
2007 325,214 366,145 340,542 283,709 1,315,610 
2008 280,705 279,453 255,025 200,505 1,015,688 
2009 212,453 266,830 254,483 233,221 966,987 
2010 189,898 259,685 229,007 236,180 914,770 
2011 191,988 230,458 242,042 230,523 895,011 
2012 252,572 277,150 298,627 289,157 1,117,506 
2013 274,085 339,953 321,053 264,311 1,199,402 

2014 (GARC) 210,631 297,366 296,444 276,227 1,080,668 
2015 (No Fee)      

2016 N/A 315,545 345,339 303,802 964,686 
2017 271,656 338,974 322,629 301,431 1,234,690 

2018 (GARC) 250,964 344,116 317,757 292,358 1,205,195 
2019 (GF) N/A 217,584 360,361 346,985 924,930 

2020 324,342 409,986 507,231 481,515 1,723,074 
2021 445,557 524,519 511,210 477,847 1,959,133 
2022 394,047 435,916 381,096 266,472 1,477,531 
2023 258,721 325,417 296,305 259,873 1,140,316 
2024 250,682 308,749 284,697   
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Updated Real 
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Analysis 

by David Tandy 
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Update to Real Estate Economic Analysis presented on October 22, 2024      
 
Introduction 
 
This update confirms the key factors to understand in analyzing current conditions and 
predicting the near future.  There is an expectation based on conventional wisdom that a 
decrease in the Federal Reserve Funds Rate will result in lower mortgage rates.  The Federal 
Reserve Board has recently decreased rates, yet mortgage rates have not decreased. 
Instead, mortgage rates track changes in the Federal Treasury debt rate. Certain factors, 
including concerns about inflation and continued U.S. deficit spending, are driving the 
increase in U.S. Federal Treasury debt. Moreover, the Federal Reserve Board has signaled 
that there will be minimal, if any, further rate decreases in the coming year.  The continued 
high yield of 10-year treasury notes, combined with the “Lock-in-Effect” and continued 
housing affordability issues, portends a continued depressed and flat housing market in 
Texas.  
 
Texas Existing Home Sales Continue to Decline  
 
Sales of existing homes in Texas declined year-over-year through November for each year 
since 2021:  

• 10.4% decline from 2021 to 2022  
• 12.3% decline from 2022 to 2023  
•  0.4% decline 2023 to 2024 

 
Chart 1 

 
Source: Texas A&M Real Estate Center 

 
30-year Mortgage Interest Rates 
 
A major reason for the decline in existing home sales is the increase in mortgage interest 
rates from sub 4% to the high 6% or low 7% range.  Some news articles have focused on the 
recent decrease of the fed funds target rate expecting mortgage rates to decrease when they 
have instead increased.  It is unfortunate that so many headlines have focused on the fed 
funds rate instead of 10-year treasuries, which much better determine mortgage rates.  
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There are many other news articles and government publications that note this fact, 
including by Fannie Mae, Brookings, and Investopedia. (1)   
 
The four charts below show 1) how mortgage rates affect existing home sales, 2) how there is 
a loose or sometimes non-existent connection to the fed funds rate and 30-year mortgage 
rates, 3) how mortgage rates are closely connected to the 10-year treasury rate, and finally 4) 
a forecast for 2025 mortgage rates. 
 

         Chart 2 

 
As mortgage rates increase past 4%, existing home sales decline. 

Source: Mortgage Daily News, Texas A&M Real Estate Center 

 
      Chart 3 

 
Mortgage rates do not closely follow the changes in fed funds rate. 

Note: Since the last action by the Fed in December, the mortgage rate has continued to increase as of 1/13/2025.  
Source: Federal Reserve Economic Data – St Louis FED 

 
   

https://www.fanniemae.com/research-and-insights/publications/housing-insights/rate-30-year-mortgage
https://www.brookings.edu/articles/high-mortgage-rates-are-probably-here-for-a-while/
https://www.investopedia.com/mortgage-rates-arent-moving-in-the-same-direction-as-the-federal-funds-rate-heres-why-8745887


Page 3 of 11 
 

             Chart 4 

 
Mortgage rates are closely tied to the 10-Year Treasury 

Source: Federal Reserve Economic Data – St Louis FED 
 
              Chart 5 

 
Source: https://www.housingwire.com/articles/2025-mortgage-rates-forecasts-already-wrong/ December 19, 2024 

 
10-Year Treasury Notes 
 
Since the 30-year mortgage follows the 10-year treasury note yield (and not the fed funds 
rate), what are the expectations of a significant decrease in the 10-year treasury note yield?  
For mortgage rates to decrease to 5% or less, treasury yields would have to decrease more 
than two hundred (200) basis points.  Is that level of decrease reasonable to expect in 2025?  
To help answer these questions, here are some of the factors affecting Treasury yields: 

https://www.housingwire.com/articles/2025-mortgage-rates-forecasts-already-wrong/
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1. Increased tariffs may cause inflation to increase, which will put pressure on Treasury 
yields – i.e., higher treasury bond rates.

2. Mass deportations may cause a labor shortage in critical areas affecting real estate,
including labor supply for home construction and remodeling.

3. Enacting more tax cuts may stimulate growth, but it may also reduce tax revenue and
cause deficits to increase.  As discussed below, increased deficits raise the cost of
borrowing for the United States- i.e., higher treasury bond rates.

4. The Treasury market is driven in part by investor expectations on future Federal
Reserve monetary policy.  If the Fed becomes concerned about inflation, they could
reduce the number of rate cuts or even stop all cuts, which may cause investors who
purchase U.S. bonds to require a higher return.

5. Recent economic data show surprising strength in the U.S. economy. Sticky inflation
during a time of robust job growth and economic strength has paved the way for a
“higher-for-longer” rate policy from the central bank. When short term rates are
higher, then a long-term bond does not look as enticing to investors. So again, 10-year
treasury yields must move higher to attract investors.

6. If investors expect higher inflation in the future, they will demand higher yields for 10-
year treasuries.

7. The federal government’s fiscal policy has an impact on treasury bond pricing. If
government debt is high, then interest rates on 10-year treasuries must rise to make
purchasing government debt an attractive investment. If investors believe the
government will continue to grow the U.S. debt, then they want a better return to
offset that risk.

These and other reasons can cause Treasury yields to remain at or close to their current 
yield, if not higher.  Deloitte forecasts a repeat of 2024 for the next three years for the 10-
Year Treasury Note and 30-Year mortgage.  

Chart 6 

Source: United States Economic Forecast – Deloitte Global Economics Research Center 
https://www2.deloitte.com/us/en/insights/economy/us-economic-forecast/united-states-outlook-analysis.html 

https://www2.deloitte.com/us/en/insights/economy/us-economic-forecast/united-states-outlook-analysis.html
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U.S. Debt 
 
As mentioned above, when investors see continued deficit spending that increases U.S. 
debt, they expect an increased return on long term U.S. debt instruments to offset the 
increased risk that comes with our large sovereign debt.  As of late 2024, the U.S. has 36.2 
Trillion in debt, an annual budget deficit of two (2) Trillion, annual interest on debt of one (1) 
Trillion, and a total unfunded U.S. obligation (which includes Social Security and 
Medicare) of 222 Trillion.(2)  
 
Chart 7 

 
U.S. Treasury Bond Auctions finance deficit spending 

Source: Federal Reserve Bank of St. Louis https://fred.stlouisfed.org/ 
 

 
  

https://fred.stlouisfed.org/
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Lock-in-Effect  
 
There are fewer sales because of the lock-in-effect caused by very low mortgage rates over 
the last several years. (3) Homeowners are reluctant to give up their low rate. (4) 
 
Chart 8 

 
Source: https://www.corelogic.com/intelligence/homes-sales-down-no-recession/  
 
Last year, Bank of America warned that the lock-in-effect could last eight (8) years. (5)  
 
A recent survey from RedFin released this month shows additional evidence of the lock-in-
effect.  More than one-third (34%) of U.S. homeowners say they will never sell their home, 
and another 27% say they would not consider selling for at least 10 years. (6)   
  

https://www.corelogic.com/intelligence/homes-sales-down-no-recession/
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Refinance Transactions 

Refinance loan applications are at a 30-year low.  

Chart 9

Minimal refinance loan activity will have a significant impact on Title Insurance revenues.   
Source: Trading Economics - https://tradingeconomics.com/united-states/mba-mortgage-refinance-index  

https://tradingeconomics.com/united-states/mba-mortgage-refinance-index
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Will Buyers “Get Use To” a New Normal of 6% to 7% Mortgage Rates? 
 
Will home buyers decide 6% and 7% mortgage rates are the new normal and stop sitting on 
the sidelines? So far that has not been the case.  The following chart shows the mortgage 
purchase applications index four-week moving average.  Fewer homebuyers are either willing 
or able to obtain loans for a home purchase as when rates were lower. Purchase money 
loans are at a twenty-five (25) year low even though the U.S. population has increased by fifty 
(50) million persons.  
 
  Chart 10 

 
 

Source: Trading Economics - https://tradingeconomics.com/united-states/mba-purchase-index  
 
Inflation 
 
Regardless of whether inflation continues a gradual decline, plateaus above the 2% target, 
or resurges, the damage to the economy has been done.  It will take a considerable amount 
of time to reach a new balance of consumer prices versus income.  We can see the impact 
of inflation in: 

1) Construction costs 
2) Labor costs 
3) Food costs  
4) Cost to eat at a restaurant 
5) Cost of insurance, especially home insurance 
6) Home appreciation drives up property taxes 
7) Increased utility cost  
8) Cost of credit (credit card, etc.)  

 
These factors affect home buyers’ ability to save for their down payment or qualify for a loan, 
reducing the number of homebuyers in the market.  
 
Even the Fed predicts inflation will not reach its target rate of 2% until 2027. (7) 

https://tradingeconomics.com/united-states/mba-purchase-index
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Core Inflation (Less Food and Energy) is 3.8% 

            Chart 11 

 

It has been over 40 years since core inflation reached 6.5%, as it did in December 2022.  It has been 23 years 
since core inflation was at the present-day rate of 3.8%.  The policy makers of today may not appreciate what it 

takes to fully tame this level of inflation. 
Source: Federal Reserve Bank of Atlanta via FRED https://www.atlantafed.org/  

  

https://www.atlantafed.org/
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Affordability 

Chart 12 

 
Median Family Income and Median Home Price are correlated to produce an Affordability Index 

Source: https://trerc.tamu.edu/data/housing-affordability/?data-State=Texas  
Texas Real Estate Research Center 

 
 
Affordability began the decline to below a 1.00 index during the pandemic when home prices 
dramatically increased.  The red dot shows when homes dropped below the 1.00 
affordability index, especially for the first-time homebuyer, in the middle of 2022, which is 
when sales of existing homes abruptly slowed and have remained suppressed through 2024. 
This trend is expected to continue through 2025. (8)   
 
Summary: 
 
Will sales increase in 2025?  Most likely not because of the following challenges: (9) 
 

• Elevated mortgage rates: At the start of 2022, mortgage rates were near historic lows 
of around 3%. As inflation surged and the Fed began hiking interest rates to tame it, 
mortgage rates roughly doubled within a year. In 2024, mortgage rates were still high, 
effectively pricing millions of prospective buyers out of the housing market.  

 
• Lock-in-effect: Since 90% of homeowners are locked into mortgage rates 6% or 

below, with some as low as 2% and 3%, homeowners are reluctant to sell their 
current homes since it would mean buying a new home with a significantly higher 

https://trerc.tamu.edu/data/housing-affordability/?data-State=Texas
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mortgage rate. Until mortgage rates decrease by a substantial amount, homeowners 
have little incentive to list their homes for sale. 

 
• Inflation and debt: Inflation increases the cost of basic goods and services, reducing 

the purchasing power of prospective home buyers.  Investors in U.S. Treasuries will 
continue to be concerned about inflation and the U.S. debt and therefore expect a 
higher yield before investing in long-term treasuries.  
 

• Affordability: Housing prices also continue to increase, though at a slower rate. 
Together with elevated mortgage rates, increased material, utility and labor costs, 
higher home insurance rates, and higher ad valorem taxes, it is increasingly difficult 
for first-time buyers (and many others) to manage the cost of a home. (10) 

 
Final note: The real estate industry has been hit by the perfect storm.  During the pandemic, 
home prices increased by a much larger amount than in the past. Subsequently, mortgage 
rates more than doubled. The YOY inflation rate shot up for the first time in 40 years, which 
helps keep 10-year treasury yields high. The massive infusion into the U.S. money supply in 
the form of stimulus funding by Congress and funding through the Federal Reserve 
eventually triggered the increase in the inflation rate.  It is going to take some time for all of 
this to balance out, assuming the correct actions are taken to stop fueling inflation.   
 
 

1. What Determines the Rate on a 30-Year Mortgage? https://www.fanniemae.com/research-and-
insights/publications/housing-insights/rate-30-year-mortgage, December 11, 2024.  High mortgage rates are 
probably here for a while. https://www.brookings.edu/articles/high-mortgage-rates-are-probably-here-for-a-while/ 
November 16, 2023. Mortgage Rates Aren’t Moving in the Same Direction as the Federal Funds Rate—Here’s Why. 
https://www.investopedia.com/mortgage-rates-arent-moving-in-the-same-direction-as-the-federal-funds-rate-
heres-why-8745887 November 15, 2024.  

2. US Debt Clock. https://www.usdebtclock.org/  
3. Investopedia – Understanding the Lock-in-Effect. https://www.investopedia.com/the-lock-in-effect-8414620  

January 23, 2024 
4. Majority of Americans Still Feel Locked in by Mortgage Rates—With More Than Half of Borrowers’ Rates Below 4%. 

https://www.realtor.com/news/trends/majority-americans-still-feel-locked-in-by-mortgage-rates/  
5. The housing market is ‘stuck’ until at least 2026, Bank of America warns. 

https://www.cnn.com/2024/06/27/economy/housing-market-prices-inflation/index.html June 27, 2024 
6. More Than One-Third of Homeowners Say They’ll Never Sell. https://www.redfin.com/news/survey-homeowners-

reasons-to-not-sell/  
7. The Beige Book. https://www.federalreserve.gov/monetarypolicy/files/BeigeBook_20241204.pdf, Summary of 

Economic Projections, December 18, 2024 
https://www.federalreserve.gov/monetarypolicy/files/fomcprojtabl20241218.pdf   

8. The Texas Housing Affordability Index (THAI) and First-Time Homebuyers Housing Affordability Index (FTHAI) use 
the quarterly median price for homes (both new and existing) sold through Multiple Listing Services in Texas to 
calculate the required monthly mortgage payment.  A higher THAI indicates relatively greater affordability. A ratio 
of 1.00 means that the median family income (MFI) is exactly sufficient to purchase the median-priced home. A 
THAI above 1.00 means the MFI exceeds the required income to purchase a median-priced home. Conversely, a 
THAI below 1.00 indicates the MFI is not sufficient to purchase the median-priced home. See 
https://trerc.tamu.edu/wp-content/uploads/files/PDFs/THAIUserGuide.pdf for a more detailed explanation of 
their index.  

9. Fannie Mae Economists Share 5 Housing Market Predictions for New Year - Existing homes sales will remain near 
30-year lows. https://www.prnewswire.com/news-releases/housing-market-unlikely-to-thaw-in-2025-due-to-
affordability-challenges-and-lock-in-effect-302331485.html  December 16, 2024 

10. The Texas Housing Affordability Index (THAI) and First-Time Homebuyers Housing Affordability Index (FTHAI). 
https://trerc.tamu.edu/wp-content/uploads/files/PDFs/THAIUserGuide.pdf  Through Q3 2024 

https://www.fanniemae.com/research-and-insights/publications/housing-insights/rate-30-year-mortgage
https://www.fanniemae.com/research-and-insights/publications/housing-insights/rate-30-year-mortgage
https://www.brookings.edu/articles/high-mortgage-rates-are-probably-here-for-a-while/
https://www.investopedia.com/mortgage-rates-arent-moving-in-the-same-direction-as-the-federal-funds-rate-heres-why-8745887%20November%2015
https://www.investopedia.com/mortgage-rates-arent-moving-in-the-same-direction-as-the-federal-funds-rate-heres-why-8745887%20November%2015
https://www.usdebtclock.org/
https://www.investopedia.com/the-lock-in-effect-8414620
https://www.realtor.com/news/trends/majority-americans-still-feel-locked-in-by-mortgage-rates/
https://www.cnn.com/2024/06/27/economy/housing-market-prices-inflation/index.html%20June%2027
https://www.redfin.com/news/survey-homeowners-reasons-to-not-sell/
https://www.redfin.com/news/survey-homeowners-reasons-to-not-sell/
https://www.federalreserve.gov/monetarypolicy/files/BeigeBook_20241204.pdf
https://www.federalreserve.gov/monetarypolicy/files/fomcprojtabl20241218.pdf
https://trerc.tamu.edu/wp-content/uploads/files/PDFs/THAIUserGuide.pdf
https://www.prnewswire.com/news-releases/housing-market-unlikely-to-thaw-in-2025-due-to-affordability-challenges-and-lock-in-effect-302331485.html
https://www.prnewswire.com/news-releases/housing-market-unlikely-to-thaw-in-2025-due-to-affordability-challenges-and-lock-in-effect-302331485.html
https://trerc.tamu.edu/wp-content/uploads/files/PDFs/THAIUserGuide.pdf
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RUDD AND WISDOM’S ANALYSIS OF AIS’S REPORT COMMISSIONED BY OPIC 
 
Rudd and Wisdom, Inc. has been asked by the Texas Land Title Association (TLTA) to review 
AIS Risk Consultant, Inc’s (AIS) report titled “Texas Title Insurance Industry Rate Analysis” and 
dated February 13, 2024 commissioned by the Office of Public Insurance Counsel (OPIC). This 
letter includes our analysis of AIS’s report.  
 
AIS recommended a rate change range between -11.1% to -15.1%. We believe AIS’s rating 
analysis is not actuarially sound because of the following reasons.  
 
1. AIS used a profit load of 6.5% compared to 12.0% and 11.0% used by TLTA and TDI, 

respectively. The large difference between the profit load provision used between AIS and 
TLTA/TDI is because AIS failed to directly calculate the cost of capital for title insurance and 
selected the cost of capital based on property and casualty lines of business that are not 
comparable to title insurance. For example, AIS determined the cost of capital by relying on 
cost of capital used in other states for their property and casualty lines of business such as 
workers compensation and fire and extended coverages. This methodology is not based on any 
study and fails to recognize the difference in risk between title insurance and property and 
casualty lines of business. The cost of capital used by TLTA is more appropriate because it’s 
determined using three widely accepted methods (CAPM, Fama-French, Discounted Cash 
Flow) using the most recent public data available for businesses that have comparable business 
risk to the Texas title insurance industry.  

 
2. AIS relies on historical experience for the past 10 and 15 years to determine the indicated rate 

change. Relying solely on historical experience is only appropriate if historical premium 
volume is similar to premium volume expected in the rating period. However, starting in the 
fall of 2022, the Texas title industry has experienced a significant downturn primarily driven 
by a depressed housing market. The depressed real estate market was primarily driven by an 
immediate decrease in interest rates to address COVID economic concerns, followed by 
rapidly accelerating higher interest rates to address inflation. For example, the total premium 
written in CY2023 is 33% less than CY2022 and is continuing through CY2024.  In addition, 
title insurance is a transaction dependent type business where premium volume is highly 
correlated with expense ratio. For example, the title insurance rate can be lower at higher 
premium volume, but the title insurance rate needs to be higher at lower premium volume. This 
is further complicated by the extreme inflation during the 2023-2024 time period. We believe 
using historical experience for the past 10 to 15 years give too much weight to the pandemic 
periods 2020 through 2022 which results in higher premium volume than expected in the rating 
period, ii) lower expense ratio than expected during the rating period and iii) rate change that 
is significantly lower than appropriate levels given the current title insurance market 
conditions.  Given the importance of the expense ratio, any scenarios used to develop the rate 
change should result in premium volume that is similar to what is expected during the rating 



period. In order for the title insurance rates to be actuarially sound, the recent downturn in title 
insurance market has to be considered in the rating analysis in order to reflect the current title 
insurance market conditions. 

 
We believe Rudd and Wisdom’s report titled “Texas Title Rate Study” and dated October 14, 2024 
takes into account the current title insurance market conditions. The premium volume assumed for 
each of the scenarios used in Rudd and Wisdom’s report is similar to the current premium volume 
experienced after the downturn in title insurance market. Based on our analysis, we believe a 
reasonable rate change range is between 0.0% to -4.7%.  However, given the downturn in the title 
insurance market, we recommend more weight be given to the 2023 experience which results in a 
0% rate change because the 2023 experience most accurately reflects the current market 
conditions. 
 
 

                                                                     
  Charles V. Faerber, F.S.A., A.C.A.S., M.A.A.A                     Khiem D. Ngo, F.S.A., A.C.A.S., M.A.A.A 
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RUDD AND WISDOM’S ANALYSIS OF TDI’S 2024 TITLE RATE REPORT 
 
Rudd and Wisdom, Inc. has been asked by the Texas Land Title Association (TLTA) to review the 
Texas Department of Insurance (TDI) report titled “2024 Title Rate Report” and dated September 
2024. This letter includes our analysis of TDI’s 2024 Title Rate Report.  
 
TDI relies on historical experience for the past 5, 10, 15 and 20 years to determine the indicated 
rate change which has a wide range of -4.9% to -15.4%. Relying solely on historical experience is 
only appropriate if historical premium volume is similar to premium volume expected in the rating 
period. However, starting in the fall of 2022, the Texas title industry has experienced a significant 
downturn primarily driven by a depressed housing market. The depressed real estate market was 
primarily driven by an immediate decrease in interest rates to address COVID economic concerns, 
followed by rapidly accelerating higher interest rates to address inflation. For example, the total 
premium written in CY2023 is 33% less than CY2022 and is continuing through CY2024.  In 
addition, title insurance is a transaction dependent type business where premium volume is highly 
correlated with expense ratio. For example, the title insurance rate can be lower at higher premium 
volume, but the title insurance rate needs to be higher at lower premium volume. This is further 
complicated by the extreme inflation during the 2023-2024 time period. We believe using 
historical experience for the past 5 to 15 years give too much weight to the pandemic periods 2020 
through 2022 which results in higher premium volume than expected in the rating period, ii) lower 
expense ratio than expected during the rating period and iii) rate change that is significantly lower 
than appropriate levels for the current title insurance market conditions.  Given the importance of 
the expense ratio, any scenarios used to develop the rate change should result in premium volume 
that is similar to what is expected during the rating period. In order for the title insurance rates to 
be actuarially sound, the recent downturn in title insurance market has to be considered in the 
rating analysis in order to reflect the current title insurance market conditions. 
 
We believe Rudd and Wisdom’s report titled “Texas Title Rate Study” and dated October 14, 2024 
takes into account the current title insurance market conditions. The premium volume assumed for 
each of the scenarios used in Rudd and Wisdom’s report is similar to the current premium volume 
experienced after the downturn in title insurance market. Based on our analysis, we believe a 
reasonable rate change range is between 0.0% to -4.7%.  However, given the downturn in the title 
insurance market, we recommend more weight be given to the 2023 experience which results in a 
0% rate change because the 2023 experience most accurately reflects the current market 
conditions. 
 
 

                                                                     
  Charles V. Faerber, F.S.A., A.C.A.S., M.A.A.A                     Khiem D. Ngo, F.S.A., A.C.A.S., M.A.A.A 
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Commissioner of Insurance, MC: COi 

Texas Department of Insurance 

PO Box 12030 

Austin, TX 78711-2030 

Dear Commissioner Brown, 

FCT 
flRST (Ofvi\1UNHY Tnl.f 

October 22, 2024 

I am an owner of a midsize title company in North Central Texas (Bell/Coryell counties). First 

Community Title {Fen is 138 years old. We are sovereign in both counties, meaning we have 

original books in our office that date back to the origination of the county recording records, roughly 

the 1880's. We currently have 35 employees comprised of a full escrow and examination staff. 

Many of my staff (43%) are single moms or live in a single income household. 

I have lived the ups and downs of the real estate market cycle multiple times in my 38 years of 

serving the consumer. And I can say these past 4 years have been the most trying and 

unpredictable in both good ways and bad. 

We all know that 2020 and 2021 (COVID YEARS) were an anomaly. The title insurance industry 

faced a real estate sales market that we had not ever faced before. But even in the windfall of orders 

and closings, we faced a level of stress that was hardly sustainable. You couldn't train employees 

fast enough although we tried. So that forced the veterans in our industry to work tireless hours 

giving up precious time with their families, while also training the new team members in hopes of 

relieving the overload and stress. 

As an industry that employs about 20,000 people statewide, you only learn title insurance through 

"on-the-job training." Therefore, as an employer, when you spend roughly 2 years to train an 

employee, you don't want to lose them due to a market downturn. That would be throwing away an 

expensive investment. 

As we began to travel through 2022 the real estate sales markets across Texas began to diminish. 

The point of decline happened at different times throughout the state. For my area, North Central 

Texas, it began at the½ year mark. We had a strong first half of the year and began our decline in 

July of 2022. And by year end, we had made½ of what we did in the year before. Admittedly it wasn't 

a bad year, but it began to show a trend that caused concern. So, we began to review and cut non­

personnel expenses. 

4613 S. 3pr STREET = 1EMPLE, TX 76502 • PHONE(254) 7737750 * FAX (254) 778-2533 
WWW.FCTIXCOM 





• Utilities are up by 12.8%.

• Software Maintenance, including protection and cyber security (not insurance), is up 33%

I appreciate your time and review of our concerns about our industry and how to move forward with 

respect to title insurance rates. We understand our charge of caring for the consumer. And I believe 

to do that we must have talented dedicated staff. And we must pay them adequately as they, too, 

are consumers in our industry and deserve the reality of homeownership. 

Respectfully, 

Claire Hartman 

Owner/Partner 

4613 S. 3!5' STREIT* TEMPLF., TX 76502 * PHONE (254) 773-7750 * FAX (254) 778-2533 
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September 30, 2024 

Commissioner of Insurance, MC: COi 

Texas Department of Insurance 

PO Box 12030 

Austin, TX 78711-2030 

Re: Impact of Proposed Title Insurance Rate Reduction on Small Businesses 

Dear Commissioner Brown, 

I am writing to express my deep concern regarding the proposed reduction in title 

insurance premiums. While my business, Title Partners, has been in operation since 2018, 

I have over 31 years of experience in the title insurance industry. Based on this extensive 

experience, I can confidently say that the proposed rate reduction would have a significant 

impact on the sustainability of small businesses like ours at Title Partners, LLC. 

Below, I have outlined key areas of our business that would be adversely affected by any 

decrease in title insurance premiums. 

1. Business Changes Since Interest Rates Increased in 2022

Since the rise in interest rates, our revenue has steadily declined. In 2021, our agency

earned $20.6 million in revenue with a net income of $5 million. By 2023, our revenue fell to

$11 million, with net income dropping to $659,000. We are currently on track to break even

in 2024, largely due to cost-saving measures we've implemented across the company.

However, this downward trend is already putting considerable strain on our financial

stability, and any reduction in title premiums would exacerbate this challenge.

2. Inflation's Impact on Expenses

In addition to declining revenues, inflation has significantly increased our operating

expenses. Our health insurance benefits are expected to increase by 25-30% at renewal

for the mid market space we operate in. This equates to cost upwards of $125,000 to our

expenses. Our internet provider has raised rates by 10%, and many employees have

requested salary increases due to the rising cost of living. These additional financial

pressures are difficult to manage, especially given the current economic conditions.

3. Impact on Profitability

The combination of falling revenue and rising expenses has severely impacted our

profitability. This not only limits our day-to-day operations but also hinders our ability to

grow and invest in key areas like expanding our workforce, upgrading technology, and

5220 Spring Valley Road, Suite 400, Dallas, Texas 75254 



@ Title Partners 
Reputable. Reliable. Respected. 

enhancing critical services such as cybersecurity. These services are vital for consumer 

protection, and without the financial capacity to scale, our long-term viability is at risk. 

4. Adjustments Made

To manage these challenges, we have made significant adjustments, including closing our

Houston operation in March 2023, reducing our workforce from 74 to 44 employees. We've

cut expenses by downsizing office space, switching vendors, reducing plant subscriptions,

and implementing salary reductions for commission-based employees and executive

managers. While these measures have allowed us to remain operational, any further cuts

would compromise the quality of our services and our ability to meet consumer needs.

5. Projections for 2025

Looking ahead to 2025, we anticipate similar economic conditions as we navigate post­

election uncertainties and ongoing inflation. While we hope that increased business

volume will provide some relief, we must remain cautious in managing our costs to ensure

the stability of our business.

6. Effects of a Rate Decrease

A rate decrease, even a small one, would force us to make additional workforce cuts and

reduce services that are critical to protecting consumers. As a small agency, we lack the

resources that larger companies can leverage to absorb such cuts. While we have

aggressively managed many of our operational costs, certain fixed expenses-such as

rent, electricity, property taxes, and common area maintenance (CAM)-are beyond our

control and continue to increase year over year. These unavoidable expenses further strain

our financial capacity, leaving us with little flexibility to adjust to a rate decrease.

Diminishing our cybersecurity measures, reducing experienced staff, and cutting other

vital protections would increase the risk of title claims, not just for our agency but across

the industry.

In my 31 years in the title industry, I have witnessed five rate reductions. However, this 

current environment is different from previous market downturns. The economic pressures 

we are facing today are far more intense, and any further reduction in rates would 

dramatically affect our ability to operate and grow. Small businesses like ours cannot 

sustain such changes without long-term damage. 

I respectfully urge you to consider the detrimental effects that a rate reduction would have 

on small, independent title agencies, and to ensure that the title insurance industry 

remains stable and protective of both businesses and consumers. 

5220 Spring Valley Road, Suite 400, Dallas, Texas 75254 
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Thank you for your time and thoughtful consideration of my concerns. I am available to 

provide any additional information or data that may assist in your decision-making 

process. 

Sincerely, 

Laun s 

---

President, Title Partners 

5220 Spring Valley Road, Suite 400, Dallas, Texas 75254 



October 22, 2024 

Texas Department of Insurance 
Agent and Adjuster Licensing 
P.O. Box 12030, MC: CO-AAL 
Austin, Texas 78711-2069 

Re: Possible Rate Reduction 

To Whom It May Concern: 

TITLE 

My name is Laura Hillis. I am the EVP / General Counsel of Central Title Company and I manage the day-to-day 
operations of our company. We are an independent title agent in Northeast Texas and licensed in five (5) counties 
with six (6) offices. All five (5) of our plants are sovereign plants. 

Our main office in Longview is our youngest of our county seats at around 93 years; our others all top 100 + years of 
service. We currently have 55 employees; at our peak, we had 78 on staff. We are extremely proud of our longevity 
in our industry and our presence and service to our local community. 

The pandemic era was a business changer. What could have decimated our business became a boom and now the 
pendulum has swung to a drought. 

While 2022 was wonderful, 2023 was one of the ugliest years in our company's history and any profits earned were 
lost and then some and have yet to balance out. Our business fell by 25% in file count and by 27% in premiums 
generated. Meanwhile our expenditures increased, salaries remained flat, and capital expenditures remain nonexistent. 
Our business profit / loss was negative for 15 months. 

Expenses such as postage, federal express, health insurance, malpractice, building, valuable paper, cyber wire fraud 
coverage have increased more than 30%. Wire fraud is rampant and specifically targeted to title companies; however, 
the support to prevent it or insure it is non-existent and the cost and burden falls to the agent. 

In early 2024, after dissecting every form of revenue and expense, we cut our staff by 15%. We are not a large 
corporation; these are not nameless faces on a spreadsheet; these were not emails; these were in person conversations. 
Forecasting for 2024 and beyond are consistent (or slightly worse) than 2023. We have decreased our staff count and 
buckled every belt we can find. We are taking steps to ensure our business still exists. 

Our revenue is reinvested in our operations, namely our staff and in the technological advances necessary to remain 
competitive. Our counties are rural; our property is largely rural. As the cities move outward, the "new" property 
being insured is old family land with title problems. 

A decrease in premiums will throttle our ability to remain competitive. A decrease in premiums will pause our ability 
to support our staff and remain a decent employer. 

Thank you for your time and consideration. 

:_y�·. 
�HILLIS � 
EVP, General Counsel 

LONGVIEW 

2002 Judson Rd, Ste 300 
Longview, Texas 75605 
Main: (903) 757-2713 
Fax (903) 757-6510 

TYLER 

6783 Old Jacksonville Hwy 
Tyler, Texas 75703 

Main: (903) 534-8917 
Fax: (903) 534-6445 

MARSHALL 

200 W. Bowie St. 
Marshall. Texas 7 5671 
Main: (903) 935-1971 
Fax: (903) 935-2001 

GILMER 

I 20 Davis Street 
Gilmer. Texas 75644 
Main: (903) 843-2316 
Fax: (903) 843-5436 

HALLSVILLE 

201 E. Main, Suite A 
Hallsville, Texas 75650 
Main: (903) 668-2547 
Fax: (903) 668-2549 



Valley Land Title Co. 

October 8, 2024 

The Honorable Cassie Brown 
Commissioner of Insurance, MC: CO! 
Texas Department of Insurance 
P. 0. Box 12030
Austin, TX 78711-2030

RE: Title Insurance Premium Rate Review 

Dear Commissioner Brown, 

6013 N. 1 0th st. 

McAllen, TX 78504 
(956) 217-3101

Fax (956) 217-3122 
www.rodriguezp(Cl)valleylandtitleco.com 

Valley Land Title Company has operated in Hidalgo County, Texas, as an independent 
title insurance agency under various ownership structures since 1919 and has faced a 
wide variety of economic climates and challenges. We have four branch offices in the 
county and employ sixty individuals. What we have experienced with the Fed's 
unprecedented increase in interest rates has been unique because of how quickly the 
impact on residential sales was felt by us and our fellow agents. In 2022, our income 
declined by over 50% from 2021 and we began operating at a deficit in 2023 and 
continue that negative trend today. We expect 2024 to result in operating losses in the 
low to moderate six figure range. 

Our income generation has been severely impacted by consumers facing both 
diminishing availability of housing units and the challenges of qualifying for a reasonable 
mortgage interest rate that escalated so rapidly. At the same time, our profitability was 
also negatively affected by the increased cost of doing business with our expenses rising 
by almost 9.50% from 2021. Besides the higher cost of business and medical insurance, 
rent, real property taxes, office supplies and other miscellaneous expenses, our payroll 
ballooned not by the number of employees, but by the need to increase salaries to retain 
employees as other employers raised salaries in the post-COVID world of lower 
employee availability. 



With 2025 fast approaching, we are pleased to see mortgage interest rates begin to ease a 
bit, but they will not drop as quickly as they rose, and they will not approach the level 
seen in 2020 and 2021. In fact, the typical Texas consumer is standing on the sidelines of 
a housing purchase in hopes of benefiting from rates well below the cuJTent 6%+ range. 

CwTently, we are keeping a close eye on our employee numbers and in most eases not 
replacing employees that depart. We did not pay bonuses to our employees in 2023, 
which is a sizable portion of their total compensation, and expect to do the same for 2024. 
Our 40l(k) contributions have been reduced and at this point we expect to break our 18 
years+ of absorbing increased employee medical insurance costs and pass this year's 
inevitable increase on to our employees. 

In short, a reduction of any kind in our title insurance premium rates will only exacerbate 
these conditions and minimize any hopes of reaching a reasonable level of profitability. 

Very sincerely yours, 

y� 
Paul R. Rodrig 
Chief Executive Officer 

)� thvta"'----:'-... 
Stisan Garcia �inosa 
Director of Administration 



 
 
 
 
 
October 15, 2024 
 
Texas Department of Insurance 
Attn: Commissioner Cassie Brown 
Mail Code 106-2T 
P.O. Box 149104 
Austin, TX 78714-9104 
 
Dear Commissioner, 

I am writing on behalf of Big Country Title to express our thoughts regarding the upcoming rate hearing 
on October 22. We appreciate the opportunity to provide comments and respectfully request the Texas 
Department of Insurance (TDI) to maintain the current title insurance rates. 

Before providing information on our perspective of the market and how it relates to our current rates, I 
thought it would be helpful to better identify who we are. Big Country Title, LLC is a small, family-owned 
(my wife and I are 50/50 partners) independent title insurance agent formed in 2012 and serving in the Big 
Country Region of Texas. We own and maintain licensed abstract plants in each Callahan, Eastland, 
Stephens, Stonewall, and Taylor Counties, all of which are sovereign abstract plants. We have office 
locations in Abilene, Breckenridge, and Eastland. The company has 19 full-time employees, 1 part-time, 
and 3 part-time college interns. Our transaction mix varies based upon economic times and trends, but as a 
rural title agent we have to be proficient in all types of transactions (residential, commercial, farm & ranch, 
etc…). Considering all the types of agents across Texas from the specialized agencies that predominantly 
serve the densely populated urban areas to the most rural and lowly populated areas, we believe that we 
represent the average agent and hope that our experience and perspective will serve you well as proceed in 
the rate setting process. 

Since the rise in interest rates began in 2022, our business has experienced significant changes. The demand 
for real estate transactions has decreased, affecting our volume and revenue. We have observed a reduction 
of approximately 31% in our transactions, which has put pressure on our ability to sustain operations 
without significant restructuring. In that same year, we reduced staff by 28% from 36 to 26 employees by 
either not replacing staff that was subject to ordinary turnover or by layoff. Toward the end of the year we 
carried payroll expenses beyond profitability in an effort to preserve jobs, but ultimately had to lay off 5 
employees. This was the first time in 10 years that we’ve had to layoff anyone, and it was one of the hardest 
decisions of our career, not because it wasn’t necessary to sustain the financial health of our business, but 
because we had to choose the business over people. 

Inflation has further compounded these challenges, with essential business expenses rising sharply. Key 
areas where we have seen increased costs include: 

• Salaries and Benefits: Up by 19 % due to labor market adjustments and competitive compensation 
requirements. 

• Utilities and Rent: Overall increased by 5% reflecting some of the overall rise in operational costs. 



• Insurance and Cybersecurity: Higher premiums and investments in data security have led to a 
16% rise in this category. 

• Taxes and Other Overhead: Incremental increases in local and state taxes have added to our cost 
burden. 

These rising expenses have affected our profitability, forcing us to re-evaluate budgets, reduce discretionary 
spending, and optimize operational efficiency. In order to mitigate financial strain and in addition to the 
mentioned layoffs, we are still having to defer hiring, limit salary adjustments, and absorb certain overhead 
functions (accounting, HR, sales/marketing) that were being performed by more qualified staff. 

Looking ahead to 2025, we anticipate that the market will continue to face uncertainties although it’s in our 
small-business nature to try to be optimistic. Any reduction in title insurance rates, would exacerbate the 
financial pressures already present in our business. A rate decrease could necessitate further cost-cutting 
measures that might impact service levels, staff morale, and the ability to invest in technology and 
compliance, which are critical for our industry’s integrity and customer trust. Furthermore, it could lead to 
reduced competition, as smaller agencies might not be able to absorb such changes, ultimately harming 
consumer choice.  

Maintaining current rates will provide stability for the industry, allowing businesses like ours to continue 
serving our communities effectively without compromising the quality of service to the consumer. It is 
important to underscore that any changes to the rate structure will have a ripple effect across the industry, 
potentially disrupting not only local agencies but also the broader real estate ecosystem in Texas.  

Thank you for considering our comments. We believe that a good system of title and title insurance ensures 
the affordability and availability of real estate and home ownership for the most people. We have great 
respect for the work that you’re doing and look forward to continuing to work alongside TDI to ensure a 
balanced, competitive, and fair market for title insurance in Texas. We hope to provide more insights during 
the upcoming hearing, and I am available to discuss this matter further or answer any questions. 

Sincerely, 
Nathan Lowry 

 

 
President & CEO 
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Comments 
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Summary Comments 
Roland Love, TLTA Regulatory Chair 

 
At the October 22, 2024, public meeting at TDI, the Title Insurance Code provisions addressing 
setting an adequate and reasonable rate were discussed, including the consideration of “all relevant 
income and expenses.” The Title Insurance Code requires that a rate not only be reasonable to the 
consumer but also non-confiscatory to the title industry. The data demonstrated that a significant 
number of title agents would not only fail to recover their operating expenses but would also fail 
to realize an adequate rate of return if rates are decreased. It is clear from the continuing and 
predicted flat economic performance that a rate decrease will not allow an adequate rate of return 
for over a third of licensed title agents. This would create a confiscatory rate, which is prohibited 
by the Title Insurance Code Section 2703.152.  

As noted by the Austin Court of Appeals in Geeslin, Commissioner of Insurance, and Texas 
Department of Insurance v. State Farm Lloyds, 255 S.W.3d 786 (Ct. App – Austin, 2008):  

“Regulated companies are constitutionally protected from confiscatory rate orders. A 
government-set rate must allow a regulated company to not only recover its operating 
expenses, but also to realize reasonable returns on its investments sufficient to assure 
confidence in the continued financial integrity of the enterprise… A rate that does not 
allow for a reasonable rate of return is confiscatory and unconstitutional.…[r]Rates can 
be confiscatory without necessarily leading to insolvency.” 
 

Accordingly, TLTA respectfully submits that no change in rates is warranted at this time. A 
decrease in insurance rates in the current economic climate risks having a confiscatory 
impact and causing some title operations to become financially impaired or insolvent. TLTA 
further recommends that if a rate decrease is made, it should be very conservative and should 
be no more than a -1% adjustment. This level of adjustment would present a greater 
likelihood of meeting the statutory non-confiscatory requirement and would provide needed 
certainty, allowing agents to survive the downturned market. 
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