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COMMONWEALTH OF VIRGINIA, EX rel. 
© 

STATE CORPORATION COMMISSION 
CASE NO. INS-2015-00170 

Ex Parte: IN RE: RULES GOVERNING SETTLEMENT 
AGENTS 

ORDER TO TAKE NOTICE 

SECTION 55-525.28 OF THE CODE OF VIRGINIA PROVIDES THAT THE STATE CORPORATION 

COMMISSION ("COMMISSION") MAY ADOPT SUCH REGULATIONS AS IT DEEMS APPROPRIATE TO EFFECT THE 

PURPOSES OF CHAPTER 27.3 (§ 55-525.16 et seq.) OF TITLE 55 OF THE CODE OF VIRGINIA. THE 

COMMISSION'S REGULATIONS GOVERNING TITLE INSURANCE AGENTS, TITLE INSURANCE AGENCIES AND TITLE 

INSURANCE COMPANIES PROVIDING ESCROW, CLOSING OR SETTLEMENT SERVICES INVOLVING REAL PROPERTY 

LOCATED IN VIRGINIA ("SETTLEMENT AGENTS") ARE SET FORTH IN CHAPTER 395 OF TITLE 14 OF THE VIRGINIA 

ADMINISTRATIVE CODE ("CHAPTER 395"). 

THE BUREAU OF INSURANCE ("BUREAU") HAS SUBMITTED TO THE COMMISSION PROPOSED 

AMENDMENTS TO CHAPTER 395. THE AMENDMENTS TO THE REGULATIONS ARE BEING PROPOSED TO ADDRESS 

CHANGES IN BUSINESS PRACTICES, TECHNOLOGY, AND FEDERAL LAW, AND INCLUDE VARIOUS TECHNICAL AND 

OTHER CLARIFYING CHANGES. A COPY OF THE REGULATIONS MAY ALSO BE FOUND AT THE COMMISSION'S 

WEBSITE: HTTP://WWW.SCC.VIRGINIA.AOV/BOI/LAWS.ASPX. 

NOW THE COMMISSION, BASED ON THE INFORMATION SUPPLIED BY THE BUREAU, IS OF THE 

OPINION AND FINDS THAT THE PROPOSED REGULATIONS SHOULD BE CONSIDERED FOR ADOPTION WITH A 

PROPOSED EFFECTIVE DATE OF FEBRUARY 1, 2016. 

ACCORDINGLY, IT IS ORDERED THAT: 

(1) THE PROPOSED REGULATIONS ARE APPENDED HERETO AND MADE A PART OF THE RECORD HEREIN. 

http://www.scc.virginia.aov/boi/laws.aspx
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(2) COMMENTS OR REQUESTS FOR A HEARING ON THE PROPOSED REGULATIONS MUST BE SUBMITTED IN (G 

O 
WRITING TO JOEL H. PECK, CLERK, STATE CORPORATION COMMISSION, C/O DOCUMENT CONTROL CENTER, •© 

P.O. BOX 2118, RICHMOND, VIRGINIA 23218, ON OR BEFORE DECEMBER 3.1, 2015. REQUESTS FOR A 

HEARING SHALL STATE WHY A HEARING IS NECESSARY AND WHY THE ISSUES CANNOT BE ADEQUATELY ADDRESSED 

IN WRITTEN COMMENTS. ALL CORRESPONDENCE SHALL CONTAIN A REFERENCE TO CASE NO. INS-2015-00170. 

INTERESTED PERSONS DESIRING TO SUBMIT COMMENTS OR REQUEST A HEARING ELECTRONICALLY MAY DO SO BY 

FOLLOWING THE INSTRUCTIONS AVAILABLE AT THE COMMISSION'S WEBSITE: 

HTTP://WWW.SCC.VIRGINIA.GOV/CASE. 

(3) THIS ORDER AND THE ATTACHED PROPOSED REGULATIONS SHALL BE POSTED ON THE 

COMMISSION'S WEBSITE AT HTTP://WWW.SCC.VIRGINIA.GOV/CASE. 

(4) THE COMMISSION'S DIVISION OF INFORMATION RESOURCES SHALL PROVIDE A COPY OF THIS 

ORDER, INCLUDING A COPY OF THE ATTACHED PROPOSED REGULATIONS, TO THE VIRGINIA REGISTRAR OF 

REGULATIONS FOR PUBLICATION IN THE Virginia Register of Regulations. 

(5) THE BUREAU SHALL FORTHWITH SEND BY E-MAIL OR U.S. MAIL A COPY OF THIS ORDER, TOGETHER 

WITH A COPY OF THE PROPOSED REGULATIONS, TO ALL LICENSED AND REGISTERED TITLE INSURANCE AGENTS, TITLE 

INSURANCE AGENCIES AND TITLE INSURANCE COMPANIES PROVIDING ESCROW, CLOSING OR SETTLEMENT 

SERVICES INVOLVING REAL PROPERTY LOCATED IN VIRGINIA, AND SUCH OTHER INTERESTED PARTIES AS THE 

BUREAU MAY DESIGNATE. 

(6) THE BUREAU SHALL FILE WITH THE CLERK OF THE COMMISSION AN AFFIDAVIT OF COMPLIANCE 

WITH THE NOTICE REQUIREMENTS OF ORDERING PARAGRAPH (5). 

(7) THIS MATTER IS CONTINUED. 

AN ATTESTED COPY HEREOF SHALL BE SENT BY THE CLERK OF THE COMMISSION TO: KIVA B. 

PIERCE, ASSISTANT ATTORNEY GENERAL, DIVISION OF CONSUMER COUNSEL, OFFICE OF THE ATTORNEY 
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General, 900 East Main Street, Second Floor, Richmond, Virginia 23219; and a copy hereof shall ^ 
Pw 
© 

be delivered to the Commission's Office of General Counsel and the Bureau of Insurance in care <g 
W 

of Deputy Commissioner Brian P. Gaudiose. 
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STATE CORPORATION COMMISSION, BUREAU OF INSURANCE 

Rules Governing Settlement Agents 
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14VAC5-395-10. Purpose Applicability. 

AT The purpose of this This chapter is to implement implements Chapter 27.3 (§ 55-525.16 

et seq.) of Title 55 of the Code of Virginia and 

B. This chapter applies to all title insurance agents, title insurance agencies and title 

insurance companies providing escrow, closing or settlement services involving the purchase of 

or lending on the security of any real property 

wts in the Commonwealth of Virginia. 

Chapter 27.3 (§ 55-525.16 et seq.) of Title 55 of the Code of Virginia and this chapter. 

14VAC5-395-20. Definitions. 

Unless otherwise defined herein, all The following words and terms when used in this 

the Code of Virginia following meanings unless the context clearly indicates otherwise: 

Code of Virginia means an individual or business entity that sells, solicits, or negotiates 

contracts of insurance or annuity in the Commonwealth. 

"Bureau" means the State Corporation Commission Bureau of Insurance. 

"Business entity" means a partnership, limited partnership, limited liability company, 

corporation, or other legal entity other than a sole proprietorship. 
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"Designated licensed producer" means an individual who (0 possesses a valid Virginia title ^ 

© 
license to sell, solicit, or negotiate contracts of insurance or annuity in the Commonwealth:, (ii) is ^ 

b! 
appointed: (iii) is an employee of the business entity; and (iv) who is responsible for the @0 

business entity's compliance with the insurance laws, rules and regulations of this 

Commonwealth. 

"Employee" means an individual (i) whose manner and means of performance of work are 

subject to the right of control of, or are controlled by, a business entity and (ii) whose 

compensation for federal income tax purposes is reported, or reguired to be reported, on a W-2 

form issued by the controlling business entity. 

"Escrow, closing, or settlement services" means the administrative and clerical services 

reguired to carry out the terms of contracts affecting real estate. These services include 

(i) placing orders for title insurance: (ii) receiving and issuing receipts for money received from 

the parties; (iii) ordering loan checks and payoffs; (iv) ordering surveys and inspections: (v) 

preparing settlement statements or Closing Disclosures; (vi) determining that all closing 

documents conform to the parties' contract reguirements; (vii) setting the closing appointment; 

(viii) following up with the parties to ensure that the transaction progresses to closing; (ix) 

ascertaining that the lenders' instructions have been satisfied; (x) conducting a closing 

conference at which the documents are executed: (xh receiving and disbursing funds; (xii) 

completing form documents and instruments selected by and in accordance with instructions of 

the parties to the transaction; (xiiil handling or arranging for the recording of documents: (xivl 

sending recorded documents to the lender: (xv) sending the recorded deed and the title policy to 

the buyer; and (xvi) reporting federal income tax information for the real estate sale to the 

Internal Revenue Service. 

"Lay real estate settlement agent" means a person who (i) is not licensed as an attorney 

under Chapter 39 (§ 54.1-3900 et seq.) of Title 54.1 of the Code of Virginia, (ii) is not a party to 
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the real estate transaction, (iii) provides escrow, closing or settlement services in connection 

with a transaction related to any real estate in this Commonwealth, and (iv) is listed as the 

settlement agent on the settlement statement or Closing Disclosure for syeh the transaction. 

Virginia means any title insurance agent, title insurance agency, title insurance company, or 

person, other than a party to the real estate transaction, who provides escrow, closing, or 

settlement services in connection with a transaction related to real estate in the Commonwealth 

and who is listed as the settlement agent on the settlement statement or Closing Disclosure for 

the transaction. Any person, other than a party to the transaction, who conducts the settlement 

conference and receives or handles money shall be deemed a "settlement agent" subject to the 

applicable requirements of Chapter 27,3 and this chapter. 

"Title insurance agency" means a business entity licensed in this Commonwealth as a title 

insurance agent. 

p 
w 
P 
p 

© 

iW 

"Title insurance agency or agent" means any individual or business entity licensed in the 

Commonwealth, pursuant to Chapter 18 (§ 38.2-1800 et sea.) of Title 38.2 of the Code of 

Virginia, as a title insurance agent and appointed by a title insurance company licensed in the 

Commonwealth, who shall perform all of the following services (for which liability arises) 

relevant to the issuance of title insurance policies, subject to the underwriting directives and 

guidelines of the agent's title insurance company. These services shall include (i) the evaluation 

of the title search to determine the insurability of the title; (ii) a determination of whether or not 

underwriting objections have been cleared; (iii) the actual issuance of a title commitment or 

binder and endorsements; and (iv) the actual issuance of the policy or policies and 

endorsements on behalf of the title insurance company. A title insurance agent holding any 
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funds in escrow shall promptly deposit the funds in a trust account in a financial institution 

authorized to do business in this Commonwealth. This trust account shall be separate from all 

other accounts held by the agent. 

"Title insurance company" means any company licensed to transact, or transacting, title 

insurance in this Commonwealth. 

un 
fr* 

the Code of Virginia, a lay real estate settlement agent shall be required to comply with the 

14VAC5-395-30. Registration. 

A. Every title insurance agent, title insurance agency and title insurance company that acts 

as-a settlement agent shall be required to be registered register with the bureau in accordance 

with the provisions of § 55-525.30 of the Code of Virginia. 

B. At the time of application for registration, a settlement agent shall provide to the bureau (i) 

its certificate of authorization or charter of a domestic limited liability company or corporation, or 

certificate of registration or certificate of authority of a foreign limited liability company or 

corporation, as applicable: (ii) original surety bond: and (iii) designated licensed producer. 

C. Within 30 days of registration a settlement agent shall furnish to the bureau: 

1. Legal name: 

2. Any fictitious names; 

3. Principal place of business address; 

4. Addresses of all other business locations; 

5. Telephone numbers; 
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6. Escrow account numbers and financial institution addresses; jj^ 

AS 
7. Employee and independent contractor list; ® 

m 
8. Websitefsl: 

9. Affiliated entities; and, 

10. Such other information as the bureau may require. 

14VAC5-395-40. Insurance and bonding requirements. 

A. At the time of registration, every title insurance agent and title insurance agency acting as 

a settlement agent shall file a certification on a form prescribed by the bureau, that the 

settlement agent has, and thereafter shall keep in force for as long as they are acting as a 

settlement agent, the following: 

1. An errors and omissions insurance policy providing limits of at least $250,000 per 

occurrence or per claim and issued by an insurer authorized to do business in the 

Commonwealth of Virginia. A deductible is permitted but shall not hinder or delay the 

payment of a claim. 

2. A blanket fidelity bond or employee dishonesty insurance policy covering persons 

employed by the settlement agent providing limits of at least $100,000 per occurrence or 

per claim and issued by an insurer authorized to do business in the Commonwealth of 

Virginia. Settlement agents that have no employees except the owners, partners, 

shareholders, or members may request apply for a waiver of this requirement on their 

certification form. 

the Commonwealth of Virginia shall file an original surety bond in an amount not less than 
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$200,000 on a form prescribed by the bureau at the time of application for registration and, if ^ 

o 
such bond is canceled, at the time a replacement bond is issued. @ 

14VAC5-395-50. Audits. ^ 

the Commonwealth of Virginia shall, at its expense, have an audit of its escrow accounts 

conducted by an independent certified public accountant at least once each consecutive 12-

month period. The audit month shall be prescribed by the bureau. Such audit shall conform with 

the standards established by the American Institute of Certified Public Accountants, Statement 

on Auditing Standards, Special Reports Special Considerations - Audits of Single Financial 

Statements and Specific Elements. Accounts, or Items of a Financial Statement, and shall be 

filed by the settlement agent with the bureau no later than 60 days after the date on which the 

audit is completed. A title insurance company shall be subject to the requirements of this 

subsection unless such company's financial statements are audited annually by an independent 

certified public accountant. 

B. Every title insurance agent or title insurance agency acting as a settlement agent shall file 

a copy of its audit report with each title insurance company it represents. 

C. In lieu of an audit conducted by a certified public accountant, a title insurance agent or 

title insurance agency acting as a settlement agent shall allow each title insurance company for 

which it has an appointment to conduct an analysis of its escrow accounts at least once each 

consecutive 12-month period. The form of sweb the analysis and the analysis month shall be 

prescribed by the bureau. The title insurance company shall submit a copy of its analysis to the 

bureau no later than 60 days after the date on which the analysis is completed. With the 

consent of the title insurance agent or agency, a title insurance company may share the results 

of its analysis with other title insurance companies that will accept the same in lieu of conducting 

a separate analysis. 
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D. Every settlement agent shall (i) make a good faith effort to disburse funds in its 

possession and return the funds to the rightful owner: (ii) escheat unclaimed funds yearly to the 

Virginia Department of the Treasury; and, (iii) comply with The Uniform Disposition of Unclaimed 

Property Act (§5 55-210.1 et sea.) of Title 55 of the Code of Virginia. 

E. A settlement agent shall complete and file a close-out audit with the bureau in 

conformance with this chapter and the bureau's instructions within 180 days from the date the 

settlement agent ceases conducting settlements. 

14VAC5-395-60. Separate fiduciary trust account. 

as-a settlement agent in the Commonwealth of Virginia shall maintain a separate fiduciary trust 

account for the purpose of handling funds received in connection with escrow, closing, or 

settlement services involving real estate located only in this Commonwealth. No other funds 

may be included in this escrow account except funds deposited to guarantee the adequacy of 

the account. Such trust account shall be with a financial institution authorized to do business in 

the Commonwealth of Virginia. 

escrow, closing, or settlement services in transactions involving multiple parcels or tracts of real 

estate and any one of those tracts or parcels is located wholly or partially outside of this 

Commonwealth, tfrai the settlement agent, agency, or company shall maintain another separate 

fiduciary trust account for the purpose of handling funds received in connection with such 

transactions. 

C. A settlement agent may utilize a general escrow account for the purpose of receiving 

funds in connection with an escrow, closing or settlement involving real estate located in the 

© 
m 

Commonwealth, provided that the settlement agent (i) handles the funds in a fiduciary capacity. 
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and (ii) deposits the funds in a separate fiduciary trust account in compliance with subsection A P 

of this section no later than the close of the second business day after receipt of the funds. ^ 

14VAC5-395-70. Access to records Reporting requirements. ^ 

as-a settlement agent in the Commonwealth of Virginia shall make all escrow, closing, or 

settlement records available promptly upon request for examination by the bureau without 

notice during normal business hours. 

B. A settlement agent shall maintain documentation that supports all entries on the 

settlement statement or Closing Disclosure. 

C, A settlement agent shall promptly respond to a bureau request for books, records, 

documentation, or other information in connection with the bureau's investigation, enforcement, 

or examination of the settlement agent's compliance with applicable laws and regulations. If no 

time period is specified by the bureau, a written response as well as any requested books, 

records, documentation, or information shall be delivered by the settlement agent to the bureau 

not later than 30 days from the date of such request. 

E, Within 30 days following the occurrence of any of the following events, a settlement agent 

shall report to the bureau if: 

1. Any bankruptcy, reorganization, or receivership proceedings are filed by or against the 

settlement agent. 

2. Any local, state, or federal governmental authority institutes revocation, suspension, 

or other formal administrative, regulatory, or enforcement proceedings against the 

3. Any local, state, or federal governmental authority (i) revokes or suspends the 

settlement agent's registration, license, or other license for a similar business; (ii) takes 
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formal administrative, regulatory, or enforcement action against the settlement agent ^ 

relating to its business; or (iii) takes any other action against the settlement agent ^ 
W 

relating to its business where the total amount of restitution or other payment from the 09 

settlement agent exceeds $2,500. 

4. Based on allegations by any local, state, or federal governmental authority that the 

settlement agent violated any law or regulation applicable to the conduct of its licensed 

business, the settlement agent enters into, or otherwise agrees to the entry of, a 

settlement or consent order, decree, or agreement with or by such governmental 

authority. 

5. The settlement agent surrenders its license in another state in lieu of threatened or 

pending license revocation; license suspension; or other administrative, regulatory, or 

enforcement action. 

6. The settlement agent is denied a license in another state. 

7. The settlement agent or any of its members, partners, directors, officers, principals, 

employees, or independent contractors is indicted or convicted of a felony. 

8. Any funds held by the settlement agent are (i) seized by or on behalf of any court or 

governmental instrumentality, or (ii) forfeited to or on behalf of any court or governmental 

instrumentality, 

F. A settlement agent shall immediately notify the bureau following the loss of (i) a 

designated licensed producer; (ii) reguired insurance coverage; or (iii) reguired bond coverage. 

G. A settlement agent or former settlement agent shall provide the following information to 

the bureau within 10 days after such person's license is surrendered, terminated, suspended, 

revoked or has lapsed by operation of law, or the licensed and registered business is otherwise 

closed: (i) the names, addresses, telephone numbers, fax numbers, and email addresses of a 
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designated contact person; (ii) the location of the settlement agent's or former settlement ^ 

© 
agent's records; and (iii) any additional information that the bureau may reasonably reguire. A © 

ta 
settlement agent or former settlement agent shall maintain current information with the bureau @0 

until all escrow funds are disbursed and all title policies are issued. 

H. Sixty days prior to ceasing business, a settlement agent shall provide notice to the 

bureau of its intent to cease conducting settlements and the anticipated date of business 

termination. 

I. The reports reguired by this section shall be in the format, and contain such additional 

information, as the bureau may reasonably reguire. The bureau may also reguire any additional 

reports that it deems necessary. 

14VAC5-395-75. Operating requirements. 

A settlement agent shall comply with the following reguirements: 

1. A settlement agent shall continuously maintain the reguirements and standards for 

licensure and registration. 

2. A settlement agent shall reconcile its escrow accounts monthly, 

3. A settlement agent shall not provide any information to the bureau or a consumer that 

is false, misleading or deceptive. 

4. A settlement agent shall not charge duplicative or inflated fees for escrow, closing, or 

settlement services. 

5. A settlement agent shall not engage in any activity that directly or indirectly results in 

an evasion of the provisions of Chapter 27.3 or this chapter. 

6. Any person, other than a party to the transaction, who conducts the settlement 

conference and receives or handles money, including possessing wire transfer authority. 
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shall be properly licensed, and shall be deemed a "settlement agent" subject to the ^ 

© 
applicable requirements of Chapter 27.3 and this chapter. ^ 

m 
60 

7. A designated licensed producer shall be appointed by the same title insurance 

company as its employer settlement agent. 

8. A settlement agent may not use or accept the services of a title insurance agent 

independent contractor unless the title insurance agent independent contractor (il holds 

a title insurance license; (ii) is appointed; (iii) is registered; and (ivl maintains the 

insurance or bond coverages required by Chapter 27.3 and this chapter. 

9. A settlement agent that uses the services of a title insurance agent independent 

contractor shall be (i) the legal principal of the title insurance agent independent 

contractor, and (ii) liable for all actions of the title insurance agent independent 

contractor, including unintentional conduct, that occurs during the period services are 

utilized. 

10. A former settlement agent shall remain subject to the provisions of Chapter 27.3 and 

this chapter in connection with all settlements that the settlement agent performed while 

licensed and registered, notwithstanding the occurrence of any of the following events: 

a. The settlement agent's license is surrendered, terminated, suspended, revoked or 

has lapsed bv operation of law; or 

b. The settlement agent ceases conducting settlements. 

11. If a settlement agent or former settlement agent disposes of records containing a 

consumer's personal financial information or copies of a consumer's identification 

documents, such records and copies shall be disposed of in a secure manner. 
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14VAC5-395-80. Violations Enforcement. 

Failure to comply with any provision of Chapter 27.3 or this chapter shall be 
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may result in penalties, license revocation or suspension, the entry of a cease and desist order, 

restitution, or other enforcement action. 

14VAC5-395-100. Commission authority. 

The commission may, at its discretion, waive or grant exceptions to any provision of this 

chapter for good cause shown. 


