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About the Academy 2

Visit www.actuary.org to learn more.
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To serve the 

public and the 
U.S. actuarial 

profession

Community: 
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MAAAs & public 
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for 60 years
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publications & 

resources annually
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professionalism 
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Goals of the Research 

• Examine the patterns and trends in Title Insurance Expenses prior to the 
issuance of policies.

• Examine the patterns both across companies and over time.

• Identify areas, if possible, where the industry might find ways to reduce costs 
(for example, by appropriate uses of new technologies) without reducing the 
quality of their service.

3
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Two Phases

Phase 1: Relying on Annual Statement data for direct operations, and agents’ 
data from three states, identify potential areas where reductions in expenses 
seem likely.

Phase 2: Relying on additional data and conversations with industry participants 
and stakeholders, examine potential reductions in more detail.

4
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PHASE 1: General Strategy

Examine variation in levels (efficiency) and composition (business model) of 
expenses in 2023 and over time:

EFFICIENCY 
a) Expenses per policy
b) Expenses per $1,000 dollar of insured amount

BUSINESS MODEL
a) Personnel as a share of total expenses
b) Surveys, examinations, and abstracts as a share of total 

expenses

5
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PHASE 1: General Strategy (continued)

Once differences are observed, examine possible sources for differences:
a) Size of average insured amounts
b) Commercial v. residential policies
c) Size of company
d) Market conditions
e) Original financings v. refinancings
f) Geography, by state
g) Urban v. rural 

Where unexplained differences exist, examine more closely any potential efficiency 
improvements and savings to consumers from best practices.

6
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Introduction to the Current Analysis

• Aim: Examine the market as a whole, don’t focus on individual companies.

• Examining change over time in Expenses per Policy Issued, and changes over time 
in some of the factors which might help us understand those observed changes.

• The expenses we examined are Total Expenses Paid (not including losses and loss 
adjustment expenses), found in Schedule T, line 27.

• The expenses (and other factors) examined are only for Direct Operations, they do 
not include operations through affiliated nor non-affiliated agents.

• Study period: 2012 – 2023 (we are in the process of adding 2024 data).

7
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Introduction to the Current Analysis (continued)

All dollar values have been inflation-adjusted to January 1, 2024, using the CPI-U 
housing in US city average.

Our analysis focuses on:

• The four largest groups (Fidelity, First American, Old Republic and Stewart), and

• Nine smaller companies, which have:
• Reported relevant data for at least 9 of the 12 study years, and 
• When they report, are in the upper 75% in written premiums from 

Direct Operations.

8
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Examining Efficiency Over Time

• Expenses per Policy

• Expenses per Insured Amount

Decreases suggest greater efficiency, if distribution of policy characteristics remains 
the same.

9
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Expenses per Policy, Direct Operations (All Companies) 
Mean, 25th and 75th Percentiles 10

• Between 2012 and 2023, 
Inflation-adjusted Expenses 
per Policy for Direct 
Operations increase by 
about 3.5% per year.

• Increases are not 
continuous; there are 
periods of decline.

• In 2023, the range from the 
25th to the 75th percentile 
went from less than $1,000 
(2024$) to more than 
$5,000. 
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Expenses per Policy, Direct Operations (4 Largest Groups)
Mean, Minimum and Maximum 11

• Focusing on the direct 
operations of the 4 largest 
groups, Expenses per Policy 
increase about 6.5% per 
year in inflation-adjusted 
dollars.

• In 2023, the groups ranged 
from about $400 per policy 
to over $9,000 (2024$).
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Expenses per Policy, Direct Operations (9 Medium-sized Companies)
Mean, 25th and 75th Percentiles 12

• Focusing on the direct 
operations of 9 medium-
sized companies, Expenses 
per Policy increase about 
3.5% per year in inflation-
adjusted dollars.

• In 2023, the companies 
ranged from less than $500 
per policy to more than 
$1,500 (2024$) between the 
25th and 75th percentiles.
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Expenses per $1,000 of Insured Amount (4 Largest Groups)
13

• Expenses per $1,000 of 
Insured Amounts 
decrease by 0.13% per 
year in inflation-adjusted 
dollars for the 4 largest 
groups.

• In 2023, the range for the 
largest groups was from 
just under $1 to a little 
more than $4.5. 
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Expenses per $1,000 of Insured Amount (9 Medium-sized Companies)
14

• Expenses per $1,000 of 
Insured Amounts increase 
by more than 2% per year 
in inflation-adjusted dollars 
for 9 medium sized 
companies.

• In 2023, the range for the 
medium sized companies 
was from just under $1.50 
to a little less than $2.50 
between the 25th and 75th

percentiles. 
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Other Factors

Let’s consider some factors potentially leading to the increase in expenses per policy and 
decreases in insured amounts per dollar of expenses.

1. Perhaps the number of policies are decreasing, leading to higher expenses per policy,  
as some expenses are fixed.

2. Perhaps insured amounts per policy are increasing, leading to more complexity and, 
as a result, more expenses.

3. Perhaps the proportion of residential policies is declining, with more complex 
commercial policies taking their place.

4. Perhaps the proportion of residential insured amounts is declining, with commercial 
insured amounts increasing.

15



© 2025 American Academy of Actuaries. All rights reserved.
May not be reproduced without express permission.

Number of Policies, Expenses per Policy (4 Largest Groups)
16

• For the largest groups, the 
trends in both Expenses per 
Policy and the Number of 
Policies are increasing.

• Increasing numbers of 
policies are unlikely to 
increase the expenses per 
policy.

• However, the sharp 
increase in the Number of 
Policies in 2020-2021 is 
consistent with the sharp 
drop in the Expenses per 
Policy in those years.
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Number of Policies, Expenses per Policy (9 Medium-sized Companies)
17

• For medium sized companies, 
the trends in both Expenses 
per Policy and the Number of 
Policies are increasing.

• Increasing numbers of policies 
are unlikely to increase the 
expenses per policy.

• However, the sharp increase 
in the Number of Policies in 
2020-2021 is consistent with 
the sharp drop in the 
Expenses per Policy in those 
years.
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Insured Amounts per Policy (4 Largest Groups) 18

Insured amounts per 
policy are increasing for 
the 4 largest groups.  If 
this is associated with 
increasing complexity, 
this could help account 
for increases in 
expenses per policy.
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Insured Amounts per policy (9 Medium-sized Companies)
19

• For 9 medium sized 
companies, Insured 
Amount per Policy is 
also increasing.  

• For both large and 
medium sized 
companies, increased 
complexity associated 
with larger average 
policies may help 
account for increases 
in expenses per policy.
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Residential Policies as % of Total (4 Largest Groups) 20

The decline in the residential 
percentage of policies for the 
4 largest groups, and the 
increase in the percentage of 
commercial policies, 
suggests the increased 
complexity of commercial 
policies might help account 
for increasing expenses per 
policy.
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Residential Policies as % of Total (9 Medium-sized Companies)
21

• For medium sized 
companies, the proportion 
of residential policies is also 
declining, although less than 
for the largest groups.  

• This suggests that 
increased complexity due to 
an increasingly commercial 
portfolio may be playing less 
of a role in increasing 
expenses for these 
companies.
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Residential Insured Amount as % of Total (4 Largest Groups)
22

The steep decline in the 
percentage of residential 
insured amounts for the 4 
largest groups, and the 
associated increase in 
commercial insured 
amounts, suggests the 
potential importance of 
this change in helping to 
explain increases in 
expenses per policy.
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Residential Insured Amount as % of Total (9 Medium-sized Companies)
23

The much more modest 
declines in residential 
insured amounts for 
medium sized companies 
suggests this is less of a 
factor for the medium sized 
companies compared to the 
largest groups.
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What Have We Seen So Far

• Expenses per policy are increasing for both the largest groups and medium-sized companies.

• The number of policies are trending upwards.  While not accounting for the increase in expenses 
per policy, sharp increases in 2020-2021 are consistent with sharp drops in Expenses per Policy in 
those years.

• Insured amounts per policy are increasing for both the largest groups and medium-sized 
companies.

• For the 4 largest groups, the increasing percentages of policies and commercial insured amounts 
may account for increased insured amounts per policy and suggest increased complexity leading to 
higher expenses.

• For the medium-sized companies, commercial business does not seem to have grown enough to 
account for the increase in insured amounts per policy.

24



© 2025 American Academy of Actuaries. All rights reserved.
May not be reproduced without express permission.

Next Steps

• Add 2024 data

• Examine the impact of different costs in different states

• Focus on distinct business models: those companies which spend relatively 
more on personnel and relatively less on external sources for production 
services purchased outside (e.g., Searches, Examinations and Abstracts) 
distinguished from those with the opposite pattern.

• Supplement patterns over time, with correlations of annual company metrics; 
consider multiple regression to take into account effects of several factors at 
once.

25
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Follow the 
Academy

American Academy of Actuaries
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Thank you

Questions?

For more information, contact:

Steve Jackson 

Director of Research (Public Policy)

sjackson@actuary.org

27
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