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A. THE TRADITIONAL PRODUCT - MORTGAGE INDEUNITY GUARANTEE 

1) Introduction 

1.1 Actuarial involvement 

Mortgage Indemnity Guarantee (MIC) Insurance is a class of business which 
appears to have received relatively little actuarial attention in the past, 
although it has been transacted for a considerable number of years. This 
lack of actuarial investigation may be associated with the fact that hlIG was 
historically perceived as profitable. even after the payment of substantial 
commissions to the lending institutions, and may even have been regarded 
as “money for old rope”. The apparent profitability was reinforced by the 
accounting conventions employed, and latterly profits may have been more 
apparent than real. 

1.2 Nature of insurance 

The purpose of MIG insurance is to indemnify a lender against certain 
losses which can arise as a result of Iending to a borrower who 
subsequently defaults on the loan. The insurance is normally effected at 
the inception of the loan by the payment of a single premium. the cost of 
the cover being met by the borrower, either as a lump sum or as an 
addition to the amount of the loan. The cover then lasts for the duration 
of the mortgage, which is often nominally 25 years although in practice few 
loans last for the full term. 

1.3 Long term nature of the business 

A fundamental characteristic of MIG business is that a single premium is 
paid at the inception of the mortgage, to cover the possibility of a claim 
arising during the rest of the term of the contract, which may be up to 
25 years. This feature distinguishes MIG from almost all other classes of 
non-life business, although there are some parallels with extended warranty 
insurance. The long term nature of the business adds considerably to the 
complexity of assessing profitability and poses particular problems with 
respect to the establishment of unearned premium reserves and additional 
reserves for unexpired risks, if required. These aspects of the business 
are likely to be of particular interest to actuaries, and offer scope for the 
application of actuarial and statistical techniques. This section of the 
report alms to describe the basic features of MIG business and to examine 
what may be regarded as the current approach to reserving within the 
constraints of traditional accounting methods. Consideration of the 
theoretical and practical inadequacies of this approach is deferred to 
section B. 

1.4 Changes in the mortgage market 

The market in mortgages has grown considerably in the last few years. 
Originally the domain of Building Societies, the market of providers has 
been expanded to include banks , mortgage corporations and subsidiaries of 
life assurance companies. As the market has expanded, lending conditions 
have been relaxed in the competition to attract business, and the demand 
for MEG insurance has grown accordingly. 

427 



-2- 

There has also been an increase in the number of different types of 
mortgage offered by a single lender. This has been a consequence of the 

de-regulation of the Building Societies and new lenders competing for a 
share of the market. Features available include higher income multiples and 
self-certification of income. The major lenders also introduced tighter 
arrears procedures to “catch a problem” before it developed, since in order 
to obtain wholesale funding these lenders were having to perform to 
standards imposed by outside financiers. 

1.5 Trend in claims experience 

Recent years have seen very significant increases in both the number and 
amount of claims on this class of business. Various reasons for this can be 
cited, including the following: - 

1. Greatly increased competition within the domestic mortgage market. 
This is illustrated in the table below and the pie charts on the next 
page. 

Net rtaw advances for house wrchase 

LENDER 

Building Societies 
Monetary Sector inc. banks 
Misc. Financial institutions 
Insurance Co’s,PenSon Funds 
Other Public Sector 
Local Authorities 

Total 

1984 
fm % 

14,572 85.36 
2,043 11.97 

44s 2.61 
260 1.46 

(43) (0.25) 

(195) (1.14) 

17,072 100.00 

1989 
fm % 

24,041 71.14 
7,158 21.18 
2,646 7.53 

119 0.35 
129 0.38 

(200) (0.59) 

33,793 100.00 

Source: Hwslng Finance, May 1990. 

2. Lowering of lending standards by Building Societies and other 
institutions in providing higher income multiples and a greater 
proportion of advances in excess of 90% of valuation. 

3. High levels of unemployment - see graph of unemployment rates. 
4. Increase in marital breakdowns - see graph illustrating numbers of 

divorces. 

2: 
Stagnation of house prices in certain areas. 
Interest rates at a high level relative to rates of inflation. 

The increase in claim cost has meant substantially reduced profits, because 
insurers were slow to recognise the trend in claims experience and increase 
rates accordingly. By the time the rates were increased, because of the 
long term nature of the business, a considerable amount of unprofitable 
business had already been written. 

428 



-3- 

BALANCES OUTSTANDfNG AS AT 31.12.84 
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2) Description of the policy 

2.1 Normal advance 

The amount which a lender will advance on a particular property is related 
to the valuation of the property. The lender will normally be willing to 
advance between 70% and 80% of the valuation - the “normal advance” - 
without mortgage guarantee insurance, but will probably be willing to 
advance a higher percentage - possibly up to 100% - provided that mortgage 
guarantee insurance is taken out on the excess over the normal advance. 

2.2 Policy cover 

An MIG insurance is for the benefit of the lender, not the borrower, and 
covers certain losses which may arise as a rxof the lender selling the 
property following default on mortgage repayments by the borrower, or as a 
result of a compulsory purchase, demolition or closing order. A claim will 
arise if the proceeds of the enforced sale are insufficient to cover the 
outstanding debt, which comprises the following items:- 
i) Principal plus unpaid interest due to the lender. 
ii) Legal charges incurred by the lender in the recovery (or attempted 

recovery) of the sum due. 
iii) Estate agent’s commission on sale. 
iv) Any other costs, such as essential repairs and insurance premiums. 

2.3 Circumstances giving rise to claims 

The reason for a claim may be simply the delinquency of the borrower - 
i.e. for some reason the borrower ceases making mortgage payments, and 
by the time the property is sold the accumulated outstanding debt exceeds 
the sale proceeds. Clearly, the longer the period of arrears before the 
sale is completed, the greater the amount outstanding. 

However, a default case is more likely to give rise to an MIG claim if there 
has been a decline in the value of the property. The following are possible 
reasons for such a decline in value:- 
a) A genera1 decline in property values throughout the country. 
b) A regional decline in property values. 
c) A decline in the value of a particular property caused by, for 

example: 

i) Deterioration due to lack of maintenance. 
ii) Deterioration of immediate surroundings or adjacent property. 
iii) The imposition of a compulsory purchase order, eg for 

redevelopment. 
iv) Damage or structural fault. 
v) Negligent or fraudulent initial value. 
vi) Defective or imperfect title. 
vii) The basis and manner in which the property is sold. 

Some of these may be covered by more specific insurance. Others can be 
recovered from the legal and professional advisors of the lender. 
Essentially, MIG is underwriting the lender’s lending criteria and 
administrative procedures, and it is important that these should be 
thoroughly understood. 
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2.4 Block policies 

The single premium required for MIG insurance is paid at the inception of 
the loan; it may be paid in cash by the borrower or added to the amount of 
the advance. The lending institution normally has a single block policy 
with the insurer, covering all the cases which have been placed with that 
insurer. New cases are added to the policy continuously, and the premiums 
in respect of them are remitted to the insurer at intervals, say monthly or 
quarterly. Full details of each case covered by the policy are maintained 
by the lender, but are not passed to the insurer unless and until a claim is 
made. Thus the insurer does not keep records of the individual mortgages 
covered under the block policy, but merely records the total premium 
received in respect of mortgages incepted in a particular period. (This is 
known as a “no records” block policy. ) 

Although block policies are important, the reason for their existence is 
primarily the use of archaic accounting systems. Modern financial 
instruments (eg securitizationl require greater information and, 
accordingly, this is now being kept by lenders and made available to 
insurers, 

2.5 Premium rating 

The premium charged is calculated as a percentage of the excess of the 
actual advance over the normal advance. Historically, the percentage rate 
used varied according to the term of the mortgage and the percentage of 
the valuation advanced. In 1986, typical rates were as follows:- 

% of Valuation Term of Mortgage 
Loaned 20 years or less Over 20 years 

95% or less f2.30% f3.30% 

Over 95% f2.80% f3.80% 

Following the realisation that the rates charged were generally inadequate, 
rates were generally increased in 1987. The term of the mortgage was 
dropped as a rating factor, being largely irrelevant since most claims arise 
at the earlier durations, and a greater variation in rates according to the 
actual percentage advanced and the percentage level of the normal advance 
was introduced, The following premium rates, again expressed as a 
percentage of the excess advance, are typical of those now used by 
leading UK underwriters: - 

% of Valuation Normal Advance 
Loaned 70% 75% 80% 

90% or less 83.00% f3.50% f4.00% 

90% to 95% f4.008 f4.50% f5.50% 

Over 95% n/a f7.00% f8.00% 
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These rates generally apply to the first mortgage on a property, on a 
repayment or endowment basis. In theory, interest only loans are subject 
to an additional loading of fl%, although this is waived in many cases, 

Ideally, the portfolio should satisfy the following conditions: 
a) An even geographical spread of loans. 
b) A maximum guarantee, expressed as a percentage of the valuation. 
c) A minimum premium per guarantee. 
d) No refunds (except in special circumstances). 

When requested to quote for MIC insurance, the insurer will require a copy 
of the lender’s detailed lending criteria. An indication of what this should 
include is set out in Appendix 1, along with notes on mortgage product 
profiles and premium refunds. The insurer will also require details of the 
lender’s procedures for handling arrears of payments. 

The important principle of this business is that the building society acts in 
the same manner as an underwriting agency. The insurance company 
effectively gives the building society its set of rates and “the pen”. What 
the insurer does is underwrite the administrative procedures of the building 
society. The building society receives commission for the service, in the 
same way that underwriting agencies receive commission. 

Theoretically, the rating is controlled through the granting of bonus or 
profit commission, If the block of business underwritten is good then the 
building society receives more commission and vice versa. In practice the 
ability to identify the good and bad Asks is only partial. 

Whenever a building society changes its practices, the commission element 
should in theory be reviewed. This is rarely done in practice. To some 
extent the absence of typical agency controls by the insurer is a weakness 
in the system. 

2.6 Commission terms 

Traditionally, the commission rates paid to lenders by insurers on mortgage 
guarantee business have been high. The basic rate of commission was 20%. 
to which was added 10% “special commission” and a further amount of “profit 
commission” calculated in accordance with a formula. The total commission 
payable was normally limited to 40% of the premium. However, the formulae 
for calculating the “profit commission” were apparently generally crude and 
did not correctly take into account the long term nature of the business. 
This tended to be very advantageous to the lenders, particularly when the 
volume of business and hence the premium income were expanding. 
Following the revision of premium rates, the commission payable was limited 
to 30% and the existing profit-sharing arrangements were phased out. 
However, some insurers are understood to be considering the 
re-introduction of profit commission on a more realistic basis. 

In the case of a broker introduction, no separate brokerage is generally 
offered: the scale rate is quoted and the broker is invited to negotiate his 
share. 
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31 Claims procedure 

3.1 Process leading to a claim 

The process leading up to the reporting of a claim can be a lengthy one 
and will comprise the following stages: 

a) The mortgage repayments fall significantly into arrears. Lenders vary 
in the action they take on arrears and how soon they seek 
re-possession, The lender may initially try to assist the borrower to 
keep the loan in force, for example by re-scheduling repayments. 
Some borrowers fall into arrears from the outset - which perhaps 
reflects badly on the lender’s lending policy. 

b) The property is re-possessed by the lender. This may be achieved 
fairly easily with the agreement of the borrower, or it may be 
necessary to take legal action to achieve re-possession. The latter 
may take years if the borrower “pretends” to the court that he will 
pay off the arrears over a period. 

c) The property is placed on the market. This stage is likely to last for 
months or in some cases years, as the properties are often in less 
popular areas or of poor quality and are less attractive to purchasers 
because they may have been standing empty for some time. 

d) The property is sold. For insurance purposes the claim is incurred on 
the completion date of the sale, since it is only then that the 
computations to determine whether the lender has made a loss can be 
carried out. Clearly not all repossessions ultimately lead to MIG 
claims. 

e) The exact amount of the claim is calculated and the claim is reported 
to the insurer. 

It is clear that there will be a period of some months or even years between 
the commencement of the arrears and the completion date of the sale. 

3.2 Calculation of claim amount 

The loss which the lender would sustain in the absence of MIG is calculated 
as follows: 

Amount of advance 
+ Interest payable on loan from commencement of mortgage to date 

of completion of sale 
+ Outgoings in respect of period of arrears and expenses of sale 
- Total repayments made by the borrower 
- Sale proceeds of property 

Frequently, depending on the provisions of the policy, the lender has to 
bear the “Normal Loss”, calculated as follows: 

Normal advance 
+ Interest payable on normal advance from commencement of mortgage to 

date of completion of sale 
- Proportion A of repayments made by the borrower 
- Total sale proceeds of property. 

The proportion A is calculated as normal advance/actual advance. 
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If the result of this calculation is negative, the “Normal Loss” is taken as 
zero. 

The claim amount is calculated as the total potential loss to the lender less 
the ” Normal Loss” . It is worth noting that the “Normal Loss” does not 
include any proportion of the expenses associated with the re-possession 
and sale, but does take account of the whole of the sale proceeds. Two 
examples of claim calculations are included in Appendix 2. 

3.3 Claims settlement 

Once reported to the insurer, Mortgage Guarantee claims are usually settled 
quickly, as the amount of the claim will have been calculated by the lender 
on the agreed basis as set out in the policy. This rapid settlement is 
reflected in the low level of outstanding claims reserves for reported claims 
required at the year end. It should be noted that accounts in arrears and 
properties in ,possession are not outstanding claims, but potential claims: a 
claim can occur only when theproperty has been sold. 

3.4 Delays in reporting 

As noted above, claims are usually settled quickly once notified to the 
insurer. However, there may sometimes be significant delays in lenders 
reporting claims and requesting settlement. This may arise because of 
difficulties in assessing the expenses of the sale and outgoings during the 
period of arrears or because the lender has a backlog of claims awaiting 
processing. In normal circumstances the volume of IBNR claims at the year 
end may be expected to be fairly small, but any backlog of claims in the 
lender’s hands will of course increase the IBNR provision required. It may 
be worth making enquiries as to whether exceptional volumes of claims are 
awaiting processing by the lender at the year end. 
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4) The incidence of claims 

4.1 Date of origin 

Any particular case subject to mortgage indemnity guarantee will give rise 
to at most one claim - unlike extended warranty business where there can 
be a number of claims during the life of a policy. It will be seen that 
during the period leading up to the notification of a claim to the insurer, 
there are a number of significant dates, such as: 

date of first missed payment 
date of re-possession 
date of completion of sale. 

In what follows, the date of completion of the sale has been taken as the 
date of origin of the claim, as that is the earliest date at which the 
computations to determine whether the lender has made a loss can be 
carried out. If any earlier date were to be used, for example if the 
insurer were to be notified of all re-possessions with MIG cover and treated 
them all as claims, a large number of nil claims would result, since not all 
such cases would give rise to eventual losses. 

It is of course true that a proportion of cases in arrears or in possession 
will in due course give rise to MIG claims. If the relevant proportions 
could be estimated and statistics relating to cases in arrears or in 
possession with MIG cover were available. estimates of the number and 
amount of such “pipeline claims” at a particular time could be made. 

4.2 Pattern of incidence 

In theory, a claim can occur at any time during the term of the mortgage, 
but in practice very few claims will be incurred in the year the policy is 
written because there is inevitably a delay between the repayments falling 
into arrears and the property being sold. A high proportion of claims are 
incurred in the third, fourth and fifth years of the mortgage, and very few 
claims are incurred after year ten. This pattern of incidence seems 
reasonable on general grounds, for the following reasons:- 

al As the duration of the loan increases, the repayments will decrease in 
real terms, making them seem less onerous to the borrower. 
Therefore, if repayments are to fall into arrears, this is likely to 
happen at an early stage. 

b) If a property is repossessed at a later duration, it is more likely that 
there will be an increase in the property value sufficient to discharge 
the losses. 

c) The average life of a mortgage is often quoted as being about seven 
years, although we have been unable to find a statistical justification 
for this. However, a market research survey conducted for the 
Building Societies Assocation indicated that mortgage holders had lived 
at their current address for an average of about six years, and 
clearly most loans are repaid before the end of the term when the 
borrower moves house. It is likely that only a relatively small 
proportion of loans will survive beyond duration 10, say. 
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4.3 Distribution of claims over the term of the policy 

It is important to make a detailed analysis of the incidence of claims in 
order to assist in the determination of a reasonable basis for the earning of 
premiums. For each claim, the date the mortgage was granted must be 
ascertained and recorded so that an analysis by underwriting year may be 
carried out. The tables which follow contain data provided by two 
insurers, suitably doctored, and illustrate the development of the numbers 
and amounts of claims for each year of writing, together with the gross 
written premium figures for each year of writing. 

In the case of company A, the distribution is given according to the year 
of payment of the claim, year of payment 1 being the calendar year of 
writing. In the case of company B, the distribution is by year of origin, 
ie year of completion of sale. Clearly in some cases the claim will be paid 
in a year later than the year of origin, and so a distribution by year of 
payment may be expected to show claims at later durations than a 
distribution by date of origin, but it will be seen that the figures exhibit 
many of the same features. 

4.4 Features of the distributions 

The information tabulated is as follows:- 

Tables IA and 1B - numbers of claims for companies A and B respectively 
Tables 2A and 2B - claim amounts 
Tables 3A and 3B - average claim amounts 
Tables 4A and 4B - claim amounts as a percentage of gross written premiums. 

It should be noted that for Tables 1, 2 and 3, a diagonal in the table 
corresponds to the claims paid (company A) or originating (company Bl in a 
particular calendar year, so that for example the last diagonal corresponds 
to 1989 in each case. 

The 

a) 
b) 

cl 

dl 

following features may be noted particularly: 

There is a concentration of claims in years 3, 4 and 5, 
Years of writing 1980 and later exhibit significantly higher claim ratios 
than earlier years, and more claims are arising later in the policy 
term. 
Certain diagonals (calendar years of payment/origin) stand out as 
containing particularly high figures. It appears that the figures for 
1986, 1987 and 1988 were exceptionally high. Part of the explanation 
for this is no doubt that this was a period when the housing market 
was buoyant and when repossessed properties could be sold fairly 
easily, thus realising the loss. If the market is depressed and 
properties cannot be sold, the resultant MIG claims will be deferred 
until more favourable conditions return - hence the current time-bomb 
situation! 
In general, the average claim amount for a particular year of writing 
increases with caIendar year of payment/origin. If we ignore cells 
where the number of claims is very small, it also appears to be 
generally true that for a particular calendar year of payment/origin, 
the average amount increases with year of writing. The factors 
affecting claim amounts will be discussed in more detail in the next 
section. 
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TABLE 1A COMPANY A 

NUMBERS OF CLAIMS 

Year Of 

Writing 

Written 

premium 

1972 500,136 
1973 390,466 
1974 251,316 
1975 461,665 
1976 823,205 
1977 818,920 
1978 1,196,559 
1979 876,172 
1980 713,653 
1981 1,275,670 
1982 I,81 5,485 
1963 2,085,493 
1984 2,517.582 
1966 3.299.740 
1986 4,449.647 
1987 6,860,151 
1988 7.938,462 
1989 4,903,298 

1 

1 

1 

1 
1 
2 

1 
4 

21 
12 

7 

2 

6 
15 

8 
15 
65 
40 
48 

8 

3 

4 
37 
24 
44 
49 
22 

6 
5 

26 
70 
89 
69 

201 
207 
176 

77 

Year of payment 

4 

13 
29 
19 
45 
44 
18 

5 
14 
66 
68 

155 
180 
260 
230 
214 

5 6 7 8 9 10 11 

7 
14 
17 
35 
23 
IO 
10 
20 
32 
67 

197 
153 
188 
156 

5 
8 
6 
4 

12 
1 
5 

12 
28 
42 

138 
114 
125 

2 3 5 1 
3 3 3 
1 2 2 2 1 
2 2 1 
5 5 1 3 
2 1 2 4 2 1 

11 4 3 3 5 ;; 
5 5 4 2 2 1 
9 9 9 2 

41 30 9 
79 54 
48 



TABLE 1B 

YWOf 
Writing 

1975 
1976 
1977 

P 1978 
g 1979 

1980 
1981 
1982 
1983 
1984 
1986 
1986 
1987 
1988 

1.615,000 
1,877,OOO 
2,076,OOO 
2,505.OOO 
1,695.OOO 
1,i70.000 
2,798.OOO 
4.169.000 
5.913.OLy 
8,950,OCJO 
7,859.ooo 

13.027.000 
17,374.oOO 
22,406,ooo 

38 
11 59 
11 98 
11 177 
14 210 
24 203 
19 143 
20 56 

1969 18,B49,000 4 

5 6 7 8 

22 
24 
10 
16 
38 
58 

129 
255 
308 
326 
124 

11 
3 
2 

13 
12 
42 
93 

194 
160 

79 

2 
3 
7 
8 

13 
20 
53 
96 
40 

COMPANY B 

NUMBERS OF CLAIMS 

YWOfO@ii 
1 2 

15 
19 
13 

5 

3 

66 
99 
15 
10 
17 
73 

149 
370 
436 
627 
509 
617 
195 

4 

81 
52 
11 
15 
46 

110 
195 
398 
493 
473 
430 
259 

3 
6 
8 

15 
31 
18 

9 

1 

4 
5 

13 
14 
11 

10 

3 

11 

1 
1 
4 
3 

12 

2 
5 
1 

13 

3 
1 

14 

1 



TABLE 2A COMPANY A 

Year of Written 

writing premium 

1972 500,136 
1973 390.488 
1974 251,318 
1976 461,665 
1976 823,205 
1977 816,920 
1976 1.196,559 
1979 876,172 
1960 713.653 
1981 1.275,670 
1982 1,615,485 
1983 2,085.493 
1984 2.517.582 
1985 3299,740 
1986 4,449,647 
1987 6,860,151 
1988 7.938.462 
1989 4303.298 

1 

1.077 

1,303 

CLAIM AMOUNTS 

2 3 

Year of payment 

4 5 6 7 8 9 10 11 

1,756 
1,814 
2,101 

2,140 
17,341 
81,444 
42,525 
37,639 

35 

2304 
4,163 
6,492 
3,570 

218 
1.676 
1,065 

10.286 
32,573 
15,715 
35,786 

166.243 
140,769 
193,325 

28,703 

1,580 
28.705 
20.099 
37,420 
36,058 
17.142 

4,325 
5,599 

41,803 
184,922 
235,795 
161,659 
630,307 
749.346 
808.766 
332,759 

8,968 5.157 
24,407 9,914 
27.018 14,768 
42,751 35,578 
35,539 26,796 

8,557 10,678 
8,583 12,297 

21,516 35,498 
144,085 67,291 
187,026 171,651 
364,809 599.687 
584,000 587,667 
995,834 762,464 
993,383 647,762 
921,258 

1,645 2,340 
9,436 5,078 
7,088 2,796 
5,641 3,681 

12.647 5,725 
2,620 1,685 
8,528 16,979 

17,033 5,272 
59,626 13,449 

101,259 150,089 
576,142 315,723 
458,616 195,480 
498,917 

2,120 
2,922 
4,031 
2,571 
5,242 

713 
4,272 

15,897 
23,085 

113.858 
208,201 

6,389 
4,451 
1,249 

155 
2,127 
4,087 
8,776 

19,616 
27,480 

1,309 
2,633 
1,633 
4,933 

17,420 
5,056 
3,762 

1,398 

2,396 

6,958 ' 

15,126 z 
7,265 I 



TABLE 28 COMPANY B 

CLAIM AMOUNTS 

Year of 
WfifhQ 

1975 
1976 
1977 
1976 

; 1979 
lS80 
1981 
1982 
1963 
1984 
1985 
1seS 
1967 
1969 

Written 
pemium 

1,615.OOO 
1,677,000 
2,076,OOO 
2,505,OOO 
1,695,OOO 
1,770,OOO 
2,796,OOO 
4,169,OOO 
5,913,oOO 
6,950,OOO 
7,659,OOO 

13,027,OOO 
17,374,OOO 
22,406,OOO 
16;S49,000 

1 

24.492 
32,846 
21,439 
40,397 
90,746 
62,096 
24,963 
13,121 

Year of origin 
2 3 4 5 

6,213 
9,642 
6,143 
3,677 

69,924 
117,275 
241,834 
508,389 
722,997 
861,246 
806,384 
259,466 

45,126 
68,464 

8,647 
10,455 
19,590 

152,795 
348,629 
842,521 

1.247,955 
2.370,473 
2.157,351 
3,258,646 
1.086,317 

74,992 
38,795 

6,769 
10,547 
72,162 

218,681 
551,093 

1,168.368 
1,680,790 
2,098,716 
2,066,827 
1,655,842 

17,561 
22,269 

6,348 
31,934 
71,135 

147.220 
332.797 
819,322 

1,242,660 
1,461,OS3 

656.991 

6 7 6 9 10 11 12 13 14 

9,427 
4.247 
2.671 

12,514 
18.406 

115,146 
286,621 
721,962 
712,654 
393,7S2 

2.053 

5,900 
11,734 
13,480 
34,956 
47,126 

171,669 
364,958 
183,604 

6,216 3.173 2,721 1,396 
1,266 4,170 2,318 

2,075 5.256 15,344 14,638 13,665 1,753 
9,249 6,355 6,447 13.536 2,519 

16,197 33,540 30.822 
38,091 43,956 29,497 
87,673 43,253 , 

66,662 K 



TABLE 3A COMPANY A 

Year of 

writing 

1972 
1973 
1974 
1975 
1976 
1977 
1978 
1979 
1980 
1961 
1962 
1993 
1984 
1995 
1986 
1997 
1988 
1989 

1 

1077 

1303 

1756 
1614 
1051 

2140 
4335 
3876 
3544 
5377 

AVERAGE CLAIM AMOUNTS 

2 

35 
968 
694 
721 
714 
218 
419 
533 

1714 
2172 
1964 
2386 
2556 
3519 
4028 
3588 

3 

395 
776 
837 
850 
736 
779 
721 

1120 
1608 
2642 
2649 
2343 
3136 
3620 
4595 
4322 

Yearofpayment 

4 

690 
842 

1422 
950 
806 
475 

1717 
1537 
2183 
2750 
2354 
3244 
3830 
4319 
4305 

5 6 7 8 9 10 11 

737 
708 
869 

1017 
1165 
1068 
1230 
1775 
2103 
2562 
3044 
3841 
4056 
4152 

329 
1180 
1181 
1410 
1054 
2620 
1706 
1419 
2056 
2411 
4175 
4005 
3991 

1170 
1693 
2796 
1841 
1145 

843 
1544 
1054 
1494 
3661 
3996 
4073 

707 
974 

2016 
1286 
1048 

713 
1068 
3179 
2565 
3795 
3856 

1276 
1484 

625 

1398 

155 
1064 
1362 
2194 
2202 
3053 

655 2396 
2633 

544 
1233 3479 ' 
5807 3025 ; 
2528 3633 , 
1881 



TABLE 38 

YeWOf 

1975 
1976 
lS77 

a 1978 
1979 
lgeo 
lS61 
1982 
lgsg 
lasl 
1966 
1aeS 
1967 
19W 
1989 

AVERAGE CLAIM AMOUNTS 

Y~OfO@#ifl 
1 2 3 4 

548 
507 
473 
736 

1840 
2227 1988 
2986 2468 
1949 2872 
28863443 
3781 4243 
32665639 
1249 4833 

684 
691 
590 

1646 
1162 
zos3 
2340 
2277 

3761 
4238 
5281 
5571 

926 
746 
615 
703 

1569 
1990 
2826 
2910 
3409 
4437 
4611 
6393 

5 6 7 8 9 10 11 12 13 14 

798 
929 
635 

1996 
1872 
2538 
2580 
3213 
4034 
4482 
5314 

657 
1416 
1336 

963 
1634 
2742 
3064 
3721 
4455 
4985 

1027 
1967 
1676 
1665 

COMPANY B 

6216 1056 2721 1396 
1266 2065 773 

692 1314 2557 3660 2777 1753 
1642 1271 2149 4512 2519 
2025 2580 3425 
2539 3146 3277 I 
2626 3932 c 3715 -l 



TABLE 4A COMPANY A 

Yeafof written 

wrilillg premium 

1972 500,136 0.0 
1973 390,466 0.0 
1974 251,318 0.4 
1975 461,665 0.0 
1976 623,265 0.0 
1977 616,920 0.0 
1976 1.196.569 0.0 
1976 876.172 0.1 
1680 713,653 0.0 
1661 1,275,670 0.1 
1682 1.615,485 0.1 
1683 2,085.493 0.1 
1684 2.517.662 0.0 
1665 3299,740 0.1 
1666 4,449,647 0.4 
1987 6.660,151 1.2 
1688 7,936,462 0.5 
1989 4.SO3.298 0.6 

1 

CIAIM PAYMENTS I WRlll-EN PREMIUMS % 

2 3 

0.0 0.3 
0.7 7.4 
1.7 8.0 
1.4 8.1 
0.4 4.4 
0.0 2.1 
0.1 0.4 
0.1 0.6 
0.0 5.9 
0.6 14.5 
1.6 13.0 
0.6 7.6 
1.4 25.0 
5.0 22.7 
3.2 18.2 
2.6 4.9 
0.4 

Year of payment 

4 5 

1.8 1.0 
6.3 2.5 

10.8 5.9 
9.3 7.7 
4.3 3.3 
1.0 1.3 
0.7 1.0 
2.5 4.1 

20.2 9.4 
14.7 13.5 
26.1 33.0 
26.0 28.2 
39.6 36.3 
30.1 19.6 
20.7 

6 7 8 9 10 11 TOTAL 

0.3 
2.4 
2.8 
1.2 
1.5 
0.3 
0.7 
1.9 
8.4 
7.9 

31.7 
21.9 
19.8 

0.5 0.4 
1.3 0.7 
1.1 1.6 
0.6 0.6 
0.7 0.6 
0.2 0.1 
1.4 0.4 
0.6 1.8 
1.9 3.2 

11.8 8.9 
17.4 11.5 

9.4 

1.3 
1.1 
0.5 
0.0 
0.0 
0.3 
0.3 
1.0 
2.8 
2.2 

0.0 
0.0 
0.5 
0.6 
0.2 
0.6 
1.5 
0.6 
0.5 

0.3 5.9 
0.0 22.4 
1.0 34.3 
0.0 29.7 
0.0 15.4 
0.9 6.8 
1.3 7.8 
0.8 14.1 

52.3 
74.4 

128.6 
96.2 

116.1 
77.5 
42.5 

6.9 
0.9 
0.8 



TABLE 4B 

Yearof wriuell 

Writing premium 1 

1975 1,6f5,000 0.0 
1976 1.677,OOO 0.0 
1977 2,076.000 0.0 

g 1978 2,505.OOO 0.0 
1979 1,695.OOO 0.0 
1980 1,770,OOO 0.0 
1981 2.796,OOO 0.0 
1982 4,169,OOO 0.6 
lS93 5,913,oOO 0.6 
1964 6,950,OOO 0.3 
1985 7,869,000 0.5 
1986 13,027,000 0.7 
1987 17,374,OOO 0.4 
1986 22,406,oOO 0.1 
1969 16,S49,000 0.1 

COMPANY B 

CLAIM PAYMENTS I WRmEN PREMIUMS 46 

2 3 

0.5 2.8 
0.5 3.6 
0.3 0.4 
0.1 0.4 
0.0 1.2 
0.0 8.6 
2.5 12.5 
2.6 20.2 
4.1 21.1 
7.3 34.1 
9.2 27.5 
6.6 25.0 
4.6 6.3 
1.2 

Yearofwigin 
4 5 

4.6 1.1 
2.1 1.2 
0.3 0.4 
0.4 1.3 
4.3 4.2 

12.4 8.3 
19.7 11.9 
27.6 19.7 
26.4 21.0 
30.2 21.0 
26.3 8.4 
12.7 

6 

0.6 
0.2 
0.1 
0.5 
1.1 
6.5 

lo:3 
17.3 
12.1 

5.7 

7 6 9 10 11 

0.1 0.0 0.4 0.2 0.2 
0.3 0.0 0.0 0.0 0.1 
0.6 0.1 0.3 0.7 0.7 
0.5 0.4 0.3 0.3 0.5 
2.1 1.0 2.0 1.6 
2.7 2.2 2.5 1.7 
6.1 3.1 1.5 
6.6 1.6 
3.1 

12 

0.0 
0.2 
0.7 
0.1 

13 

0.0 
0.1 
0.1 

14 TOTAL 

0.1 10.6 
8.3 
4.7 
4.8 

17.7 
44.9 I 
67.6 z 
98.8 , 
90.4 
98.6 
71.9 
45.0 
11.3 

1.3 
0.1 



TABLE 5 

1975 
1976 
1977 

f: 
1976 

m 1979 
1980 
1981 
1982 
1983 
1964 
1985 
1966 
1967 
lS68 
lS6S 

L 
C 

COMPANY A COMPANY 6 
fO.Of Total Average lo. of Total Average 

aims payments Pmts Iaims payments psyments 

56 41,636 747 

69 56,155 814 
87 79,567 915 

122 105,571 865 
116 105.524 894 

62 56.491 S43 
40 51,426 1286 
68 101,279 1489 

167 415,943 2224 
224 545,736 2436 
350 606,975 2311 
710 2.137203 3010 
878 3,337,530 3801 
693 3,726,660 4173 
702 2.909.226 4144 

0 
15 
85 

193 
94 
56 
47 

189 
368 
758 

1219 
1742 
1796 

0 
8,213 

54,770 
149,569 

66,680 
46,939 
44,765 

359.876 
819.232 

l&+1,241 
3,455,236 
69057.439 
7,412,628 
8.891.331 
4,395,209 

548 
644 
775 
733 
874 
953 

1904 
2111 
2429 
2634 
3477 
4127 
4785 
5515 

Co. A Co. B 
lndexofavepyts 

(lS63=1W) 

AEI RPI Ave. House 
Price Index 

--lndex=lWin1963------ 

34 0 38 34 42 
37 26 44 42 45 
41 31 48 49 49 
39 37 55 57 57 
40 35 63 61 74 
42 41 57 70 85 
58 45 86 82 87 
67 90 94 92 89 

100 100 100 100 loo 
110 115 109 105 108 
104 134 116 110 118 
135 165 124 116 133 
171 195 134 120 155 
168 227 147 128 190 
186 261 160 136 217 
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4.5 Factors affecting average amounts of claims 

The average amount of a mortgage guarantee claim may be expected to 
depend on: 

i) the level of house prices at the date of the sale; 
ii ) the amount of the original mortgage, which in turn depends on the 

property value at the purchase date and the percentage advance; 
iii) the level of interest rates prevailing during the period of arrears: 
iv) the length of the arrears period, which in turn depends partly on the 

lender’s arrears control procedure and partly on the state of the 
housing market (ie how quickly a repossessed property can be sold). 

The interaction of these various factors is complex, and it is not easy to 
model the average amounts of mortgage guarantee claims. It is of some 
interest, however. to examine the past progression of average amounts from 
one year of payment/origin to another, and Table 5 sets out the average 
payments for companies A and B. The progression of these average 
payments has then been expressed in index form, taking the 1983 average 
as 100 in each case. For comparison, the table also shows the values of 
the Average Earnings Index (AEI), the Retail Price Index (RPI) and an 
Index of Average House Prices, with the 1983 vaiue adjusted to 100 in each 
case. 

It will be noticed that the average amounts for Company B appear to have 
been increasing more rapidly than for Company A; it is assumed that this 
reflects differences between the two underlying portfolios. However, for 
both companies, the average claim amount has been increasing more rapidly 
than either the AEI or the RPI, and for Company B the rate of increase 
has also outstripped the Index of Average House Prices. 
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5) Earned premiums and the reserves for unexpired risks 

5.1 Nature of MIG 

Under MIG insurance, the single premium paid at the outset covers the 
possibility of a claim arising at any time during the currency of the loan. 
At the end of each year, it is necessary to set aside reserves to cover 
claims which are expected to arise in the future on contracts already in 
force. This type of business differs from annual premium classes in that 
the unearned premium for MIG relates to unexpired risks extending over a 
number of future years. For each year of writing, the unearned premium 
reserve should be calculated in accordance with the expected distribution of 
claims. If the unearned premium reserve seems likely to prove inadequate, 
consideration should be given to setting up an additional provision for 
unexpired risks. 

5.2 The current approach 

The conventional approach, constrained by accounting and taxation 
requirements, is to use an undiscounted unearned premium reserve, and to 
take investment income into each year’s revenue account as it emerges. 
Possible alternative approaches will be considered in Section B. 

The traditional approach suggested here is that of spreading the actual 
written premium forward over a number of years, in line with the expected 
distribution of claims. If the premium is adequate, this should lead to the 
release of some profit each year. However, if the premium is inadequate, 
losses will emerge, and in the later years of exposure there may still be 
losses after taking account of investment income, since the investment 
income attributable to a given year of writing will decline as the UPR 
declines. In this case, the establishment of an additional reserve for 
unexpired risks may need to be considered. 

It should be noted that a UPR approach which spreads the written premium 
in proportion to the expected claims profile takes no account of investment 
income, which is brought into account in the year it is earned. However, 
the rating basis may anticipate the investment income to be earned in the 
future, in which case the traditional UPR method will be wrong. Either an 
additional reserve for unexpired risks will be required at the outset, or 
investment income must be used to supplement the effectively discounted 
provision. 

5.3 Features of the claim distribution 

From the previous section. it is clear that claims are not evenly distributed 
over the life of the contract, so that it is not appropriate to assume that 
the premiums are earned uniformly over the term of the loan. The 
following features of the distribution are significant: 

a) Very few claims are incurred after year 10. This is partly because a 
high proportion of people move house within 10 years of the mortgage 
being granted, so that the mortgage ceases, and partly because at the 
later durations the increase in the value of the property is more likely 
to compensate for the repayments lost and the expenses of 
re-possession. 

b) Very few claims are incurred in the first year. This is because there 
is inevitably a delay between repayments falling into arrears and a 
claim being incurred, so that even where repayments fall into arrears 
from the outset, the claim may not arise in the first year. 
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cl There is a concentration of claims in years 3, 4, 5 and 6, with a peak 
in years 4 and 5. After year 6, 
decreases rapidly. 

the proportion incurred in each year 

d) The average amount of a claim tends to increase with year of 
development, 

5.4 Basis for earned premiums and the UPR 

It is desirable to choose a basis for unearned premiums which will not 
require frequent alteration from one year to another, although of course it 
will be necessary to keep the claims experience under review and to modify 
the basis for earned premiums in line with any significant changes in the 
distribution of claims. 

It is assumed that commission will be treated as being earned at the same 
time as the premium to which it relates, so that the percentages set out 
below will apply equally to gross premiums, commission, and premiums net 
of commission. The earned premiums net of commission will be available to 
pay the claims incurred in the relevant period. 

As an example, for companies A and B, the percentages applied to the total 
written premiums and cor,responding commission in each year to give the 
distribution of earned premiums are as follows: 

% earned in year: 
Year 1 2 3 4 5 6 7 8 9 10 

Company A % 0 5 15 20 20 15 10 7 5 3 

Company B % 1 7 33 35 14 5 5 0 0 0 

The percentages of written premiums and commission which are deemed to 
be unearned at the end of each year are then as follows: 

% unearned at end of year: 

Year 1 2 3 4 5 6 7 8 9 10 

Company A % 100 95 80 60 40 25 15 8 3 0 

Company B % 99 92 59 24 10 5 0 0 0 0 

5.5 Additional provision for unexpired risks 

As mentioned above, if there is felt to be a danger that the net unearned 
premiums will prove insufficient to meet the cost of the future claims, then 
consideration needs to be given to the establishment of an additional 
provision for unexpired risks. 
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The considerations to be taken into account in deciding whether an 
additional provision for unexpired risks is required and if so at what level 
it should be set are complex. A projection of the future claims experience 
will be required, and this is likely to be far from straightforward, because 
the level of future claims will depend on future economic circumstances. 
The incidence of “catastrophe” years in the future will need to be 
considered, although one possibility would be to allow for these by 
establishing some form of contingency fund. Essentially, the projected 
claims should then be compared with the unearned premium reserve, but it 
will be appropriate to make an allowance for future investment income on 
the UPR. 

In conjunction with the possible establishment of an additional provision for 
unexpired risks, it will be appropriate to consider the volume of “pipeline 
claimslt - ie future claims which may be expected to arise from cases 
currently in arrears or possession. The cost of these future claims should 
normally be covered by the UPR, but if the UPR is felt likely to be 
inadequate, an additional provision should be established. If suitable 
statistics are available relating to proportions of cases in arrears or 
possession which subsequently become claims, it should be possible to 
establish the additional provision on a statistical basis, and this should 
enable tax relief to be obtained. 
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6) Outstanding claims reserves 

6.1 Reserve for outstanding reported claims 

As mentioned previously, claims are usually settled quickly once reported. 
There will normally be only a relatively small volume of outstanding 
reported claims at any time, and for each such claim the amount is likely to 
be known fairly accurately. It will therefore be appropriate to use the 
total of the case estimates as the reserve for the outstanding reported 
claims. 

6.2 IBNR claims 

At any point in time the claims IBNR will be those cases where the sale of 
the property has been completed but the claim has not been notified to the 
insurer for settlement. There will always be some such cases since there 
will be a delay while the various elements of the claim calculation are 
obtained. However, long delays can sometimes arise or a distortion in the 
pattern of reporting may occur as a result of, say, a backlog of claims in 
the hands of the lender, When a provision for IBNR claims is being made 
at the year end, it is advisable to enquire of the lender whether there are 
any special circumstances which might distort the pattern of claims 
reporting. 

In the absence of any special features, the provision of IBNR claims may be 
based on the experience in earlier years and the number of late reported 
claims received by an early stage of the new year. The numbers of late- 
reported claims notified in earlier years may be used to project the total 
number of IBNR claims at the latest year-end, and the payments on 
previous late-reported claims may be used to derive the expected average 
amount of an IBNR claim. The product of the number of claims and their 
average amount will of course give the provision required. If the expected 
number of IBNR claims is significant, it may be worth subdividing them 
according to delay in notification and calculating a separate average amount 
for each group, since the average amount may be expected to vary with the 
delay in notification. 

7) Reinsurance 

Ideally, insurers would like to be able to get stop loss cover to protect 
their net MIG accounts. MIG business has traditionally been very 
profitable, but can, and has, turned very sour in periods of economic 
recession. The losses usually materialise well after the housing market 
has slumped, as the lending institutions are naturally reluctant to force 
sales on a depressed market, and tend to wait until there are signs of an 
upturn in the market before realising the value of their repossessions. 
There is thence an accumulation of losses from several different 
underwriting years at once. The aspect of moral hazard is also difficult to 
overcome, and reinsurers are therefore reluctant to offer such cover. 

The only form of cover that reinsurers are normally prepared to offer is 
quota share, From the insurer’s viewpoint this may be thought of as giving 
away too much profitable business. However, given the current perceived 
uncertainties regarding the future housing market, this proportional basis 
does have the merit of equitably sharing the risks between the parties. 
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B. RECENT DEVELOPMENTS AND A LOOK INTO THE FUTURE 

I. FUTURE MARKET DEVELOPMENTS 

1) What is the future of the mortgage market? 

The future of the mortgage market hinges on a variety of issues including 

Demand for owner occupation in the longer term 
Supply of housing on to the market 

. Demand for mortgages 

. Supply of mortgage finance. 

1.1 The demand for owner occupation in the longer term is heavily 
dependent on the number of new home owners entering the market. The 
new borrowers, ie new entrants to the housing market, are likely to be 
dominated by the younger generation. Demographic forces suggest that 
there will be fewer young people in the next lo-15 years, thus reducing 
the demand for housing and hence the demand for new mortgages. 

The graph below, illustrating population projections in selected age bands, 
shows a decrease in the 16-39 age group until 2011. After this date the 
number in this band begins to increase again following the earlier trend of 
the under 16 year olds. 

Population by Selected Age Bands 
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,,--c-c’----~------c’------------c 

c*c----- 

,-c-- 
V : 5 

! mm- 

-k i 1 
19sl 1971 1901 lee1 xx)1 208% MZ1 24 

The last few decades have seen a large increase in the home ownership 
sector. In particular, this has been enhanced in recent years by the sale 
of council houses, and the continuation or otherwise of this trend will be an 
important feature. The number of owner occupied dwellings in the UK more 
than doubled between 1961 and 1988, so that nearly two-thirds of all 
dwellings were owner occupied in 1988. 
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The increase in home ownership among the older generation has resulted 
increasingly in houses being inherited by younger people on the death of 
parents or grandparents. This in turn leads to less demand for properties 
from the younger generation (assuming property is being passed down to 
grandchildren say), To add to this, reducing family sizes will lead to a 
greater amount of property being passed down per receiver. 

Many young people are unable to afford to buy a property by themselves, 
especially in the south, and so more people are buying a property between 
two or even three, thus reducing the demand for houses. The percentages 
of males aged 25-29 and females aged 20-24 co-habiting have also increased 
over the last few years. However, this is unlikely to have a marked effect 
on the demand for housing as it is compensated by the fact that the age of 
marriage has increased with the number of marriages decreasing. 

Divorces are on the increase, and marriages are on the decrease - see 
below. 

Marriages, Remarriages and Divorces : by sex 

The rate of formation of new households is expected to decline in the 
199Os, although the total number of households will continue to increase. 
A high proportion of new households are expected to be single person 
households. 

A recent survey indicated an unsatisfied demand for owner occupation. 
Owner occupation is likely to rise most rapidly amongst lower income or 
social groups, younger age groups, single people, and in particular parts 
of the country. 
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1.2 The supply of housing to the market is a strong influencing factor on 
the mortgage market. The increase in houses being left in wills may lead 
to a surplus of housing as fewer young people require to find new homes. 
A surplus of housing will drive house prices down and hence reduce 
mortgage demand. The table below shows the change in tenure since 1961. 

April 1961 April 1971 

Owner occupied 

- ‘000s 6,885 9,427 
-% 42.3% 50.1% 

Public sector 

- ‘000s 4,201 5,733 
-% 25.8% 30.4% 

Private sector rented 
and others 

- ‘000s 5,187 3,673 
-% 31.9% 19.5% 

Housing Association rented 

- ‘000s 
-% 

Total dwellings 

- ‘000s 16,273 18,833 

Housing Tenure - Great Britain 

April 1981 Sept 1989 

11,693 14,074 
55.8% 66.0% 

6,502 5,395 
31.0% 23.9% 

2,326 1,671 
11.1% 7.4% 

449 613 
2.1% 2.7% 

20,971 22,553 

Source: Housing Finance from Housing and Construction Statistics, 
various issues. 

This can also be seen in graphical form below:- 

Stock of Dwellings by Tenure 
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It is not only the overall supply to the housing market which is important, 
but also the location and type of properties. In a non-sought after 
location, property prices will be low and hence also the demand for 
mortgages. The availability of jobs and amenities also affects house prices. 

1.3 The demand for mortgages may reduce in the future, as more young 
people inhertt property, resulting in fewer younger people requiring 
mortgages or young people requiring lower mortgages. 

An opposing factor is the effect of remortgaging. Could it be the trend 
that more people are remortgaging their properties to provide them with 
money to use for other things? It is estimated that approximately 50% of 
the current mortgage activity is in remortgages. Also, inheritors of 
properties may buy second properties (possibly outside the UK). 

The Government can have a great effect on the demand for mortgages by 
changing the rules as to the amount of tax relief given or manipulating 
interest rates. This was seen just before August 1988, when dual tax 
relief was being abolished and the demand for mortgages rose considerably. 
In many cases the decision to buy or move was brought forward due to this 
change in law, and was one factor underlying the lack of activity in 1989. 

1.4 The supply of mortgage finance varies as different lenders want to 
come into the market. 

The table below shows the source of mortgage or loan, by head of 
household, in 1986. 

2) What is the future of the Building Societies? 

A few years ago, nearly all domestic property lending was by Building 
Societies. However, recent times have seen other players entering the 
domestic lending market. 

Looking at the present and into the future, the takeovers, mergers and 
acquisitions and conversions to banks all have their effect on Building 
Societies. 

How will the growth of alternative funding sources such as whole;2 
funding and securitization affect the survival of Building Societies? 
also, how will the situation of the Building Societies affect the overall 
mortgage market? 
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Currently, Building Societies have a very “caring” image in comparison 
with banks and insurance companies, but how will this change in the 
future? If alternative lending can be provided more cheaply, then how 
far will this “caring” image have an effect? 

Traditionally Building Societies have been able to lend at competitive 
rates as they have a large source of cheap finance, namely depositors’ 
savings. This is still so, but may change in the future, as other 
financial institutions come up with attractive packages for depositors. 

Further changes that may have an effect are the abolition of the composite 
rate of tax payable on Building Society interest, which may make Building 
Societies less attractive relative to their competitors for tax payers, 
and the introduction of Tax Exempt Special Savings Accounts (TESSAs). 

31 What is the future of MIG? How will it develop? 

Changing levels of lending in terms of loan to value ratios (eg due to 
inheriting wealth) will affect the premium income from MIG policies. If the 
average loan to value ratio drops significantly, then to what extent will the 
premium rating structure need to be changed to cater for expense 
contributions etc? 

Higher numbers of remortgages will increase the demand for MIG, if 
remortgages are required in the relevant loan to value band. However, it 
is thought that an increasing number of top up mortgages are taken out 
without any corresponding guarantee protection, although often the risk is 
covered by charging a higher rate of interest. 

Changes in lenders’ practice may reduce the demand for MIG. For example, 
at least one Building Society charges a higher interest rate on the loan for 
a period instead of charging an MIG premium. Other lenders may in the 
future consider charging less standardised interest rates as a substitute for 
MIG insurance. Theoretically, the present value of the additional interest 
payments should equal the amount of the MIG premium. 

If borrowers are required to take out creditor insurance, or if credit 
protection is packaged with MIG, this should reduce the number of MIG 
claims which arise as a result of sickness or unemployment, and the 
changes in the risk would need to be reflected in the rates charged for the 
MIG. There may be a growth in such packaged insurance products in the 
future. 

Mortgage guarantee policies are currently rated in bands of loan to value 
ratios from 75% to 100% in 5% bands (often with 75690% at the same rate). 
As a result of lenders keeping the information and the insurers selling the 
policies, there is usually little relevant statistical information available. It 
is likely that very few companies are able to analyse their experience by 
loan to value ratio, even to see if the premium rating structure is correct. 
With more data available from the lenders, in the future more complex 
rating may be applied. With competition from other sources, there is likely 
to be a move to much more complex rating structures in the future and 
building societies will have to start collecting the information required if 
they want to obtain competitive rates from insurers. 
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Below are set out what could be important rating factors regarding ability 
to pay, but, without better information, their effect is difficult to quantify, 

occupation 
loan as a multiple of salary 
earnings prospects. 

Lesser factors may be sex, marital status and other attributes which may be 
regarded as discriminatory, 

Also, how should second mortgages be dealt with? The existence of a 
second mortgage is likely to reduce the funds available to enable payment to 
be made on either loan. 

What is the effect of new mortgage products? 

Many new mortgage products are coming on to the market, many of which 
the current MIG is not designed to cope with. 

Changes in underwriting/lending criteria are likely to affect the experience 
of the MIG (eg increasing maximum multiple of salary from 3 to 4 times), 
but to what extent are the insurers made aware of any changes made by 
the lenders? And how should rates be determined when the same MIG 
product is used for a variety of lenders? This may be dealt with by 
changing the commission rate payable to the lender. 

New products such as low start loans are likely to result in higher claim 
amounts for MIG claims because of the added accrued interest (although the 
incidence of risk should be reduced in the earlier years). MIG rates need 
to be tailored to cope with this. In addition, often life insurance premiums 
are rolled up into the outstanding loan, adding further to the debt. 

The incidence of claims can be affected by the nature of the mortgage 
product also (in addition to the effect of the interest roll-up on claim 
amounts). In the case of low start and/or roll-up of premiums, there are 
likely to be fewer claims in the first few years, when the repayments are 
lower, but once the interest rate is increased to the normal rate, there is 
likely to be an influx of claims. In such cases, it would be necessary to 
attempt to change the earned premium pattern. 

There is also an increase in foreign currency and ECU mortgages. If these 
were to be covered by MIG policies, factors such as variability of currency 
and interest rate fluctuations would come into play. 

On loan to value ratio, some lenders will lend more than 100% of value. 
MIG rates do not currently cater for this in general. 

In current times, lenders are always trying to find new ways to lend. Most 
of these will not be compatible with the guarantee given by a traditional 
MIG policy. 

At the end of the day, it is necessary to assess whether the issues above 
are short or long term phenomena - or are we just in a part of a cycle? 
Also, can insurers keep pace with innovation in the mortgage market? 
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II. ACCOUNTING, TAX, AND RESERVING 

In this section we consider: 

. How should MIG be accounted for - in the absence of accounting and 
taxation constraints? 

How should companies reserve for MIG? 

. What techniques should be used? 

. What changes in accounting rules are likely or desirable? 

Rationale 

MIG business is unusual as exposure extends way beyond one year. It does not 
therefore easily fit in with the current tax and accounting environment. This 
section discusses the existing accounting treatment of MIG and ways in which the 
normal accounting rules could be adapted for MIG. It includes a discussion of 
the recent Insurance’ Companies (Credit Insurance) Regulations 1990 and their 
effect on accounting for MIG, 

Different Types of Accounts 

There are several different types of accounts, intended for the consumption of 
different interest groups: 

Companies Act report and accounts 
Statutory returns to the DTI 
Tax accounts 
hlanagement accounts 

Because they all have different purposes, different considerations apply for 
these different types of accounts. 

Companies Act Report and Accounts 

These are intended for those who have provided, or may in future provide, the 
capital of the company - that is, the existing and potential shareholders. The 
intention of these accounts is to show how the capital has been used, to record 
the income and outgo over an accounting period, the assets and the liabilities at 
a point of time, and generally to show a so-called true and fair view of the 
company. 

These accounts identify and measure in aggregate the company’s profits within a 
given accounting period, and its assets and liabilities at a point of time. 
Companies Act accounts deal with everything on the basis of the accounting 
period rather than by reference to underwriting or exposure periods. 

While some companies may provide more than the minimum information in their 
accounts, there is in general no separate identification of business written or 
exposed in different periods, no separate identification of different types of 
business, no separate identification of inwards business and outwards 
reinsurance. and no separate identification of business from different territories 
or in different currencies. 
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The ABI’s SORP on accounting for insurance business specifies that inwards and 
reinsurance business should be accounted separately, and gross premiums should 
be analysed into principal classes of business and geographical areas, but many 
companies do not follow the SORP. In any case there is no separate 
identification of profits from particular groups of business. 

The directors’ report may, however, include comments on these matters to 

explain the overall result. For example there may be reference to reserve 
strengthening on prior years’ business or comments on extraordinary factors. 

It is unlikely that the amount of detail disclosed will increase, so the effect of 
any changes in the accounting of MIG alone will not be apparent from the 
published accounts. However, companies may show the statutory MIG 
equalisation reserve separately in published accounts (see below). 

Traditional Accounting 

Traditional UK accounting methodology shows balance sheet reserves made up of 
provisions for the following items (in the case of l-year accounting): 

reported outstanding claims (including reserves for deficiencies in 
individual case estimates), 
incurred but not reported claims (which may be included in the 
provision for outstanding claims), and 
unearned premiums and any additional reserve for unexpired risks. 

The revenue account profit is the income (inward premiums net of commission 
and reinsurance plus investment earnings) less outgo (claims payments net of 
reinsurance recoveries plus expenses) plus or minus changes in year-end balance 
sheet reserves. 

For MIG, IBNR is confined to claims in the course of being processed by the 
lender, since there is no claim until the property is sold, and the claim amount 
can then be determined. Pipeline or potential claims are a grey area, but they 
may be estimated in a similar way to pipeline premiums (estimates of renewals). 
The real difficulty with MIG accounting is the estimation of the reserve for 
unearned premiums and unexpired risks. 

In the case of 3-year, accounting, the reserves simply consist of the fund 
(premiums received less claims paid) for the open years (possibly augmented 
where an underwriting loss is contemplated) together with a combined reserve 
for outstanding claims and unexpired risks for the closed years. The revenue 
account profit or loss is simply the amount transferred out of or into the fund at 
the year end. 

Value Added Accounting 

A topical debate within the insurance industry is the basis for measuring and 
attributing profits and stating the assets and liabilities of a company. The 
traditional form of accounting, described very briefly above, shows the profit 
(this term is intended to include a loss as well) which arises during the 
accounting period. 

There is also ‘value added’ accounting which is intended to show the increase in 
the value of the company through the business it has taken on during the 
accounting period. There are arguments on both sides concerning the matching 
of the incidence of effort and risk to the recognition of profit. It is not the 
purpose of this paper to go into this debate. except to note that these two forms 
of accounting each have their own followings. 
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As regards MIG business, it is unlike most non-life business in having a 
potential exposure period which is very long in comparison to the accounting 
period. If a realistic pattern of earned premiums is used (by which we mean 
one which closely represents the relative proportions of claim amounts in the 
various exposure periods of a cohort of policies), then the traditional l-year 
accounting basis provides a significant deferral of the recognition of 
underwriting profits or losses. 

Since, under the value added accounting method, this profit or loss is (or 
should be) capitalized as the present value of all estimated future cash flows, 
there can be a very great deal of difference between the traditional profit 
arising during an accounting period and the value added profit. 

A small but increasing number of companies are now showing value added 
accounts in addition to or instead of the traditional accounts in respect of their 
life business. We believe this trend will continue and spread to non-life 
business, at least to some extent. For most classes of business this would 
simply mean discounting the technical reserves and allocating investment income 
among the shareholders’ funds and the various classes and cohorts of business. 
It is arguable whether there should be any allowance for renewals of existing 
policies or, as in MIG and other block business, the continuation of new policies 
from existing sources. However, for MIG business, it would mean projecting the 
claim experience over a much longer period than for other classes, and the level 
of uncertainty in this is likely to be considered too high. 

It may be noted that, for MIG business, if a catastrophe occurs, and a 
particular year of account experiences an accumulation of claims relating to 
various years of writing, then, under the value added method, the resultant loss 
will have to be set against the current year of writing, since the results for 
those earlier years will already have been anticipated. This effect could of 
course be mitigated by the use of equalisation reserves. 

A 3-year funded basis, in conjunction with discounted reserves, is a possible 
compromise between the two approaches. 

Statutory Returns to the DTI 

These are intended to form one aspect of the regulation of the insurance 
industry by the DTI, on behalf of the consumers of insurance - the 
policyholders. The DTI returns force companies to maintain records in a 
minimum level of detail and to publish this information. 

This increases the possibility of informed comment by independent third parties. 
While it is impossible to arrive at a conclusive judgement of a company from its 
DTI returns alone, they do give a tremendously better picture than the very 
limited information in the Companies Act accounts. 

DTI Risk Groups 

A survey of the 10 top UK insurance companies’ recent (1987 and 1988) DTI 
returns (Forms 31 and 33) shows that four companies (see below) identified 
contract guarantees and bonds - presumably covering mortgage indemnity 
guarantee - as a separate risk group within the pecuniary loss accounting class. 
Any other companies which write MIG include it in a miscellaneous risk group. 

Because of the long-term nature of MIG it seems appropriate to identify it as a 
separate risk group. The DTI now insists that private motor is split between 
comprehensive and non-comprehensive, and we can see equally valid reasons for 
segregating MIG business from shorter term pecuniary loss business. In fact 
the DTI does now require credit insurance to be accounted separately. Although 
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separate Forms 31 and 33 are not specifically required for credit insurance, we 
believe companies are likely to produce them anyway. Despite this, for most 
insurers the financial significance of MIG business is relatively low compared 
with their other classes of business. 

Earned premium patterns 

The Form 31 ratios of exposed to written premiums for risks incepted in the 
financial year were as follows: 

Eagle Star 6% 
CIS 0% 
GRE 16% 
Legal & General 4% 
Sun Alliance 15% 

All figures except those for Legal & General were taken from the risk group 
‘Contract Guarantees and Bonds’. Legal & General’s figures were taken from 
their risk group ‘Other Pecuniary Loss’: the low value in the table suggests that 
this risk group is predominantly mortgage indemnity guarantee business. 

The practice in some companies (for example Eagle Star and CIS) is to spread 
the earning of commission according to the same pattern as that for net 
premiums. We do not know the treatment of commission in all companies, and if 
a different treatment is used for commission and net premiums then the 
variations in the above table could be due to this. For example, GRE’s 16% 
could be made up of 10% commission. assumed all earned in the first year, 
together with 6% first year’s risk exposure. 

Alternatively the high values for GRE and Sun Alliance could be due to the 
presence of much shorter term contracts, or they could reflect the use of a 
simplified pattern of earned premiums of approximately 117th each year for 7 
years. We understand that some companies use such a simplified basis. We 
hope that this paper will help to encourage the use of a more appropriate basis 
for unearned premium reserves in those companies which at present use a rough 
and ready approach. 

Tax Accounts 

The purpose of these is to agree with the Inland Revenue (in the UK) and other 
tax authorities (outside the UK) the tax bill(s) of the company, on the 
appropriate tax basis. These accounts are based on the Companies Act accounts 
but are not themselves publicly available. 

The tax authorities would need to be convinced of any changes in the basis for 
recognizing profits which affected the tax computation. We think it very 
unlikely that there will be any changes to the basis of taxation, although 
discounted claims reserves have been a favourite for pre-Budget speculation for 
many years. It would be illogical (though not necessarily out of the question) 
to introduce taxation based on anticipation of investment profits without also 
allowing for anticipation of underwriting losses. 

Management Accounts 

These are internal records which the managers of the company keep in order to 
run the business as they see fit. They are therefore much more detailed than 
other forms of accounts. The records contain information which most 
managements regard as commercially sensitive, so remain confidential to 
management and professional advisers, and therefore unpublished. 
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We believe that MIG business should be segregated from other business because 
of its peculiar characteristics. It is not known how all companies treat LUG, but 
we believe that most are already keeping MIG separate. 

To perform their function effectively, managers need regular feedback on the 
outcome of their actions. The accounting period is a somewhat artificial concept. 
brought about by the desire for regular reporting. For published accounts, a 
year is reckoned to be suitable, but for internal purposes monthly reports are 
desirable. 

It is also important to segregate business written not only at different times but 
also at different premium rates. MIC premium rates have not changed very 
frequently, probably because the exposure base for the rates and the cost of 
claims are linked by similar inflationary factors. However when the rates have 
changed, their structure has changed quite markedly. 

Management accounts need to be structured so that it is possible to estimate the 
ultimate result of a block of business as quickly as possible. Then, any 
corrective action that is deemed necessary can be taken. This could include 
changes in rates, underwriting, claims handling or general administration 
procedures, or withdrawing from the business altogether. The definition of a 
block of business includes identification of risk/rating factors such as source of 
business (building society) or geographical location of risks. 

Claim Emergence Model 

One way of estimating the ultimate result is to establish a model of claim 
emergence from a given cohort of business, The model should indicate the 
expected cost of claims at any point of time, together with ranges representing 
the variability inherent in the experience. Comparison of actual against 
expected experience would provide evidence of a final profit being in accordance 
with previous assumptions, or not as the case may be. This comparison is 
subject to some difficulties because of the possibility of pipeline claims which 
have not yet been reported. 

The claim emergence model could be based on a simple chain ladder approach, or 
could be more sophisticated, involving economic forecasts of the factors involved 
in the future claim experience. However economic forecasting is notoriously 
difficult, particularly over the period of at least seven years which would be 
required for mortgage-related business. 

Effect of Inflation 

As has been mentioned already, the effect of inflation on the frequency and 
severity of claims is different in MIC from that of almost every other class of 
non-life business. High inflation of house prices should reduce both the 
frequency and the severity of claims. 

Availability of Statistics 

Any model has to make some assumptions about the composition of the portfolio, 
both initially and as it develops over a period of time. As has been said before, 
traditionally the lenders have provided very little information to the insurers - 
though it is believed that the more sophisticated lenders, mainly the new 
entrants to the mortgage market, do keep detailed statistics on their book of 
loans. 

Ideally, a knowledge of the composition of the portfolio of risks at any point of 
time, including up to date estimates of the market values of properties and the 
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amounts of mortgage arrears, would enable a better projection to be made of 
future loss costs. 

Incidence of Risk 

The incidence of the risk is difficult to identify. It can be thought of as a 
combination of a ‘normal’ attrition risk - such as divorce or illness which are not 
related to the circumstances of the general economy - and an ‘economic’ risk. 
The premium charged needs to cover both types of risk. 

The normal risk may be relatively stable and predictable. This would be where 
a few borrowers get into financial difficulties because of their personal 
circumstances. This can be considered the ‘development year’ risk, and past 
patterns may be of most value in assessing this risk and establishing earned 
premium patterns. 

The economic factor is likely to be a cyclical feature. Analysis of development 
triangles will probably be of little help in assessing this ‘financial year’ risk. 
This risk is in the nature of a catastrophe risk, and could be dealt with in the 
accounts by a claims equalisation reserve to pool the losses of a number of 
underwriting periods. In effect the catastrophe element of the premium is 
earned over a much longer period than the normal element. 

Equalisation Reserves : 
The Insurance Companies (Credit Insurance) Regulations 1990 

It is believed that UK companies do not establish equalisation reserves for MIG 
business, even internally. There is no reason why they should not, although 
the current tax regime does nothing to encourage the deferment of profit in this 
way. 

The idea of equalisation or catastrophe reserves is not unique to MIG business. 
Companies would presumably welcome the tax relief - if it were available - on 
equalisation reserves, although on the other hand it would limit the disclosed 
profits which might hinder their dividend policies. 

The Insurance Companies (Credit Insurance) Regulations 1990 came into force on 
1 July 1990. They were brought in to implement the EC Directive on Credit and 
Suretyship Insurance (87/343/EEC). The effect of the regulations is to oblige 
insurers transacting credit insurance to establish equalisation reserves to 
provide for above average fluctuations in claims and to maintain a higher 
minimum guarantee fund. The equalisation reserves are to be maintained in 
accordance with one of four specified methods (at the option of the insurer). 
The regulations are believed to be the first regulations to impose equalisation 
reserves on UK insurers. 

It is here assumed that MIG business does come within the scope of the 
regulations, since it is “insurance against risks of loss to the persons insured 
arising from . . . . . the failure . . . . . of debtors of theirs to pay their debts when 
due”, and therefore authorised under class 14. 

The regulations exempt insurers whose credit business is below a specified 
threshold from the requirement to hold the higher minimum guarantee fund and 
an equalisation reserve. However, all credit insurers must (from 1 July 1990) 
include in their DTI returns information on the technical results and technical 
reserves of their credit insurance business. Form 15 has been amended for this 
purpose and Forms 29A and 29B have been introduced (depending on whether 
l-year or 3-year accounting is used). Rules for how the reserve is to be 
calculated, built up, and used are specified in the regulations (four methods). 
Similar rules would be required if tax relief were to be given. Whether tax 
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relief will be given is not yet clear. The equalisation reserve is an additional 
technical provision, 
shareholders’ funds. 

while the higher minimum guarantee fund is an allocation of 
At present, as a general rule, technical provisions receive 

tax relief but the statutory minimum solvency margin and guarantee fund do not. 

Equalisation Reserves : The Four Methods 

Method 1 

The equalisation reserve is built up by annual contributions of the lower of 75% 
of the technical surplus for the year and 12% of premiums received in the year. 
Contributions to the equalisation reserve stop when the reserve reaches 150% of 
the highest annual premiums received over the previous five years. Any 
technical deficit in a year is charged in full to the equalisation reserve. No 
limit on this charge is set in the regulations. 

Method 2 

Here the equalisation reserve is built up by annual contributions of 75% of the 
technical surplus for the year (in this case with no limit imposed by premiums 
received in the year), Contributions to the equalisation reserve stop when the 
reserve reaches 134% of the average (rather than the highest) annual premiums 
received over the previous five years. 
charged in full to the equalisation reserve. 

Any technical deficit in a year is 
Again, 

in the regulations. 
no limit on this charge is set 

Method 3 

Here the insurer must calculate an average and a standard deviation for its claim 
ratio to earned premiums over a reference period of between 15 and 30 years, 
based on its own experience. Presumably the reference period can be chosen by 
the insurer. The required equalisation reserve for any financial year is 
calculated at six times the standard deviation of the earned claims ratio 
multiplied by the earned premiums for the year. 

While the equalisation reserve is below this level, transfers to the equalisation 
reserve must be made of 3.5% of the required level. After any such transfer 
into the equalisation reserve, there are then loss-sensitive transfers to or from 
the equalisation reserve. These are equal to the shortfall or excess (as the 
case may be) of the actual claims below (or above) the expected claims (that is, 
the product of the average earned claims ratio and the earned premiums for the 
year). For transfers to the equalisation reserve, there is an upper limit so that 
the required level of the equalisation reserve is not exceeded. For transfers 
from the equalisation reserve, there is no upper limit (except that the 
equalisation reserve presumably cannot be negative). 

If an underwriting loss has never been made during the reference period used to 
calculate the average and standard deviation of the claim ratio, no equalisation 
reserve will be necessary. The required equalisation reserve and the transfers 
from it (but not to it) may be reduced if the average claims ratio and the 
expense ratio (presumably the current expense ratio) indicate a safety margin in 
the premiums. The regulations do not specify the reductions involved. 

Method 4 

Here again the insurer must calculate an average and a standard deviation for 
its claim ratio to earned premiums over a reference period of between 15 and 30 
years, based on its own experience. As for Method 3, the required equalisation 
reserve for any financial year is calculated at six times the standard deviation of 
the earned claims ratio multiplied by the earned premiums for the year. 
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While the equalisation reserve is below this level, transfers to the equalisation 
reserve must be made whenever there is a shortfall of actual claims below the 
expected claims (see under Method 3). Transfers to the equalisation reserve 
must be equal to the shortfall of claims, but subject to an upper limit so that 
the required level of the equalisation reserve is not exceeded. 

Whenever there is an excess of actual claims above expected claims, transfers 
from the equalisation reserve must be made, equal to the excess of claims but 
subject to an upper limit so that the transfers cannot be made out of the 
equalisation reserve to bring it below the minimum level (equal to half the 
maximum required level). 

Again, if an underwriting loss has never been made during the reference period 
used to calculate the average and standard deviation of the claim ratio, no 
equalisation reserve will be necessary. The required equalisation reserve and 
the transfers from it and to it may be reduced if the average claims ratio and 
the expense ratio (presumably the current expense ratio) indicate a safety 
margin in the premiums. The regulations specify that the safety margin must be 
at least 1.5 standard deviations and the reduction factor is the ratio of 1.5 
standard deviations to the actual safety margin. 

General Comments 

The options are clearly in pairs: Methods 1 and 2, and Methods 3 and 4. The 
reasons for the variations of method within each pair are not obvious, but 
possibly they are designed to cater for particular circumstances. 

Why should insurance companies have a choice of method? Without adequate 
experience, a company could not use Methods 3 or 4, and these are presumably 
regarded as better methods than Methods 1 and 2. In due course, a company 
could build up enough experience to use Methods 3 or 4. Could the company 
change methods in mid stream? If so, what rules would there be (if any) for 
transferring from one method to another? 

The regulations specify the transfers which must be made while the equalisation 
reserve is below the required amount and when there is an excess of claims. 
The regulations do not say whether transfers to the equalisation reserve may be 
higher than those specified if a company wishes to build up the reserve faster. 

Moreover, suppose the equalisation reserve brought forward is greater than the 
required amount for the year and there is a claims shortfall so that no transfer 
from the equalisation reserve is needed. Presumably a company may (but need 
not?) transfer funds out of the equalisation reserve for general use provided the 
reserve does not fall below the required amount. 

Aussie Rules Equalisation Reserves 

Other countries have equalisation reserves - such as Finland, West Germany, 
and Australia. The rules for Australia in respect of MIG are as follows: 

The minimum solvency margin in respect of MIG business is 2% of the aggregate 
risk exposed. The aggregate risk exposed is calculated as the sum, for 
contracts written in the last 20 years and still in force, of the excess of the 
amounts borrowed over 66.7% of value (residential property) or 60% of value 
(commercial property). 
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The equalisation reserve is built up and drawn upon as follows: 

. Each year 25% of earned premium is transferred to the equalisaticn 
reserve. 

. For any year, if claims incurred exceed 35% of earned premium, the 
excess may be drawn down. 
After the above transfers have taken place, the amount transferred to 
the reserve 10 years previously may be drawn down for general use. 
However, this is subject to the extent to which it has been depleted 
by previous drawings down (which operate on a first in first out 
basis 1. 

Release of Profits 

Neither the shareholders nor the tax authorities would be keen on an accounting 
basis which tied up shareholders’ capital or deferred the tax revenue for too 
long a period. The profits from a given cohort of business should therefore be 
computed as soon as they can be determined with sufficient certainty. 

‘Sufficient certainty’ depends on the circumstances of the company. If a 
company writes predominantly MIG business then revisions of past estimates of 
profits could be a material factor in its current year’s profits. So it will wish to 
delay the recognition of profits, compared with a large company which only writes 
a small amount of MIG business. 

Investment Income 

The treatment of investment income depends on the attitude taken to the ‘profits 
arising’ vs ‘value added’ theories of accounting. Under the profits arising 
theory, investment income should only be recognized once it has actually become 
receivable. But the value added theory anticipates the investment income which 
is expected to flow from existing funds, allowing for the amount and timing of 
future cash flows. 
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III * FORECASTING FUTURE EXPERIENCE 

This is a key area in both the determination of current premium rates and the 
provision for future claims. 

There is no obvious relationship between the past and the future. The nature 
of the business is that there are likely to be a number of years with low 
incidence followed by a year or two of high claims. However, there is no 
guarantee that this will occur in the future. It is possible that there could be a 
fundamental change in the housing market leading to a readjustment of house 
prices at a much lower level. However it is not really possible to make any 
definite quantification of this type of risk. It would seem best to include this in 
some form of contingency allowance. 

Before looking at the factors that affect the potential future experience, it is 
necessary to consider the situation in which a Mortgage Indemnity Guarantee 
insurance will become payable. This can be simply expressed as the case where 
the proceeds from a forced sale of the house net of all associated charges do not 
cover the amount of the mortgage outstanding. 

1) WHAT FACTORS AFFECT THE EXPERIENCE? 

In this section we list the various factors that could have an impact on the 
experience. Many of them are inter-related and this will be considered in the 
following section. 

Divorce 

The incidence of a divorce is likely to lead to the sale of the house; 
thus if various other factors are adverse this could result in a claim. 
Marital breakdown generally means one partner leaving the matrimonial 
home. The remaining partner’s income to service the mortgage and 
other outgoings reduces. The other partner has to finance new 
accommodation so is reluctant to continue to pay the mortgage on the 
old house. Eventually the house may be sold but arrears may have 
built up. 

Unemployment 

Unemployment is likely to lead to an inability to service the mortgage. 
However, the immediate impact of this may be mitigated by a Mortgage 

Payment Protection Policy, although the period for which claims will be 
paid on unemployment is likely to be limited to a maximum of around two 
years. In addition, the DSS may pay interest on mortgages in the cases 
of unemployment. However, this is strictly restricted to interest 
payments so that in the case of a repayment mortgage no payment of 
outstanding capital would be made. The possible impact on the Mortgage 
Indemnity Policy will be dependent upon how long the unemployment 
lasts. Consequently re-employment prospects are crucial. These 
prospects will be dependent on such factors as age, location, skills etc. 

(iii) Interest rate changes 

Increases in interest rates may lead to inability to service the loan at 
the new high interest rates, especially for recent mortgages where money 
is usually tighter. 
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(iv) Sickness and accidents 

.The impact on the ability to service the mortgage may be mitigated by 
the existence of external insurances, eg PHI or Creditor protection, and 
by any DSS benefits payable. 

(v) House prices 

Really this is one of the major determinants of whether a claim will arise 
for even if all the other factors lead to a sale of a house, if there has 
been a rapid increase in house prices it is unlikely that there will be 
any claim under a mortgage guarantee policy. 

(vi) Real incomes 

The important factor here is the real disposable income. This could be 
affected not only by the factors mentioned above but also by other 
factors such as changes in taxation or social security. 

(vii) General activity in the housing market 

Clearly if it is difficult to sell a house it will be more likely that a claim 
will be made, as the price which can be obtained will be lower than in a 
buoyant market. 

(viii) Attitudes of lenders 

This will vary from one lender to another. Some lenders may take a 
fairly aggressive attitude to arrears and foreclose quickly or 
alternatively institute remedial action quickly. Other lenders may take a 
more relaxed view and allow arrears to build up. Clearly the latter 
approach may lead to a larger number of claims under the insurance, 
and also to larger average claim amounts. 

(ix) Underwriting control 

It is virtually impossible for the insurance company to exercise any 
underwriting control in terms of weeding out undesirable risks. The 
insurer is dependant on the financial underwriting adopted by the 
lender, The greater the degree of financial underwriting, the more 
likely the mortgagor is to be able to service the loan. The financial 
criteria adopted by the lender are also of relevance: in particular 
lending multiples are important. 

(4 Different types of mortgage 

Different types of mortgage may well exhibit different experience. It 
seems reasonable to assume that there is a greater risk with deferred 
interest schemes especially where these schemes result in the outstanding 
loan increasing. Equally there is likely to be an increased risk for loans 
which initially offer a genuine discount on the current interest rate 
eg schemes for first time buyers where the initial interest rate is 1% 
lower for the first year. There must be some risk that in current 
conditions the borrower will overstretch in the expectation that by the 
end of the first year interest rates will have reduced. 

The above gives an illustration of two different types of mortgage. In 
recent years, we have seen the introduction of a number of different 
types. Each of these different products may be expected to exhibit 
different experience. 
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2) INTERACTION OF FACTORS 

A number of factors have been listed in the previous section. However, these 
are not independent. There is a considerable amount of inter-relation between 
the factors. For instance, a significant rise in interest rates may lead to 
one or more of the following events: 

(9 fall in real house prices; 
(ii) fall in real disposable incomes; 
(iii) rise in unemployment; 
(iv) new mortgage products; 
(v) less stringent financial underwritng . 

Data is available over a long period for the pure economic factors. This is 
summarised in the accompanying table. To illustrate the inter-relation 
between various factors, graphs have been drawn for some of the factors, as 
follows : 

(i) House prices, earnings and RPI for the period since 1956; 
(ii) House prices, earnings and RPI for the period since 1971; 
(iii) House prices/earnings ratio for the period since 1956; 
(iv) House prices, earnings and mortgage rate for the period since 1956; 
(VI House prices relative to mortgage rate since 1956. 

There does not appear to be a clear relationship in any of the graphs. 

It could be argued that many of the factors detailed are not really factors 
themselves but results of a change in another major factor - the current 
economic climate. Thus possibly the major determinant of future experience may 
be the financial circumstances of the particular year. However this is extremely 
difficult to quantify. 

An alternative approach might be to look at statistics on arrears and 
repossessions. Statistics are available from the Council of Mortgage Lenders. 
However, there are limitations to these statistics. Data are only available from 
1979 onwards. The data are based on returns from the largest societies and 
then grossed up so that there may be inaccuracies in the figures. In addition 
figures for later years are estimates. There are a number of other comments 
about the accuracy of the data in the notes produced with the figures. An 
increase in arrears may lead in the future to an increase in repossessions but 
difficulties in selling houses may lead to deferment of the claims under the MIG 
policy. In fact, claims may not start appearing until there is an upward 
movement in the housing market. 

We have talked so far about national statistics. However, in many cases, 
individual lenders may be stronger in particular regions. Thus, in these cases, 
account must be taken of any particular regional characteristics eg local 
population changes, employment prospects, regional house prices. The existence 
of a single source of employment in a significant area could be a major source of 
future problems. There have been some historic examples of problems eg Corby 
with British Steel and Aberdeen with North Sea Oil. 
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IV. DIVERSIFICATION 

1) HOW CAN THE RISK BE DIVERSIFIED? 

As mentioned in earlier sections, claims under MIC can be conveniently classed 
as either “economic” or “normal”. The former category covers losses which arise 
as a result of financial problems induced by rising interest rates, falling house 
prices, or unemployment. These are all essentially economic. One can expect 
these to increase in times of economic recession. The “normal” losses are those 
that arise as a result of divorce or sickness which might be expected to occur 
independently of the economic environment. Economic losses are likely to affect 
the whole MIG portfolio and it is against this risk that the insurer will be 
looking for diversification. 

There are several potential avenues the MIG insurer might try to reduce the 
accumulation risk. 

E’, 
c) 
d) 

a) 

b) 

c) 

Product diversification 
Geographic diversification 
International diversification 
Reinsurance 

Product diversification 

Additional products may be sold in conjunction with the MIG policy to 
reduce the exposure of the MIG to the economic loss potential. In 
particular the use of creditor insurance, which provides short-term relief 
on mortgage repayments in the event of unemployment, is likely to improve 
MIG experience. 

The MIG may be linked with mortgages of a deferred nature in order to 
give the overall MIG book some staggering of exposure over time. However 
this may give rise to increased loss potential as the loan will also increase 
in value over the deferred period. 

Mortgages denominated in ecus/foreign currency may help to spread the 
risk associated with the MIG book. 

Geographic diversification 

A good spread by region of the UK will undoubtedly reduce the chances of 
the total portfolio of MIG business being affected by an economic downturn. 
This may be achieved by restricting the proportion of the lending in any 
one postcode area. However, the proportion of loans requiring MIG cover 
will also vary by area. 

International diversification 

Whilst this does have the obvious advantage of reducing the overall 
susceptibility of the portfolio to the economic risk, it does necessarily entail 
a considerable alteration in product specifications to fit in with the very 
different role undertaken by MIG overseas. The table giving a brief 
international comparison of residential mortgage markets illustrates some of 
the differences. 
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economic interdependency between different 
the EEC, which will mitigate the success of 

In theory, stop loss reinsurance would be the most suitable form of 
protection against the accumulation risk. Unfortunately for insurers, this 
cover is generally not available, or, if it is, only at a very high price. 

2) ARE THERE COMPARABLE PRODUCTS OVERSEAS? 

The tabie on International Comparisons gives some background information on the 
markets (under “Comments”). It is important to recognise the differences in 
cover provided under the general banner of MIG-type insurance. In particular 
the different treatment of interest arrears, estate agency and legal fees in 
apportioning claims should be considered carefully when comparing different MIG 
contracts. For example, in the USA MIG cover is given under the title of 
Primary Mortgage Insurance (PMI). This cover excludes the estate agency fees, 
and apportions the other costs and interest arrears according to the original 
cover provided (see example in Appendix 3). 

In the UK, mortgages are advanced to individuals using the property as 
security. An alternative which is practised in Denmark is for the mortgage to 
be attached to the property. When the property is sold the mortgage passes on 
to the new owner. In Australia, “lifetime” mortgages are now being advanced 
which attach to the individual in the sense that the mortgage moves with the 
individual whenever he/she moves. 

These examples serve to illustrate the very different housing market 
backgrounds applying in different countries. 

3) IS THERE AN INTERNATIONAL OR EEC FACTOR? 

The international aspect has already been touched on in discussing means of 
diversification. Of particular concern to the UK MIG market is the increasing 
involvement of overseas insurers and the banking community at large in the 
financing of mortgage business. There have been three main spurs to this over 
the past eight years: 

i) Ending of the monopoly of mortgage provision by building societies in 1982. 

ii) Start of alternative funding arrangements to the traditional “retail” method. 
This began in the UK in 1987 with wholesale funding and mortgage pool 
securitiaation issues. 

iii) Increasing cross-border trading within the EEC in the run up to 1992 is 
leading to greater interest in the UK insurance market being shown by 
foreign insurers (notably from France). 
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V. MORTGAGE POOL INSURANCES & SECURITIZATION 

hlP1: What is it? 
Securitization: background & structure 
Are the capital requirements sensible? 
How should the risks on the secondary mortgage market be covered? 
Is MPI insurance or banking? 

It should be appreciated from the outset that the Mortgage-Backed Securities 
(MBS) market is BIG, and GROWING RAPIDLY (see Appendix 4, “Miscellaneous 
Background Market Statistics”, and the details of activity in 1989, as described 
in Appendix 5). The use of securitization is a means of transferring large 
blocks of potential future cash flow from one party (the originator) to another 
(the investor).It is currently the main way in which MBS are created. 
Insurance, in the form of Mortgage Pool Indemnity (MPI), is sometimes used to 
make the investment more attractive. 

The MBS market provides one of basically three ways of financing mortgage 
business. The other ways are firstly the traditional method of raising money 
from the public via deposits and short-term savings, and lending this out in the 
form of mortgages. This may be classified as retail funding. Secondly the 
lending institutions may raise funds from the money markets, and this is now 
widely practised by Building Societies to help smooth their mortgage lending. 
(Up to 40% of their liabilities can be made up of this type of wholesale funding. 1 

MPI: What is it? 

A Mortgage Pool Indemnity (MPI) applies to a pool of mortgages grouped for 
insurance purposes. It may be arranged in conjunction with a securitiaation - 
which will be discussed in the next section - but this is not necessarily the 
case. 

If a mortgage lender has insufficient funds of its own available for lending, it 
may seek to borrow in the wholesale money market to finance further mortgage 
lending. This will be viable provided a sufficient margin between lending and 
borrowing rates of interest can be achieved. The rate of interest payable on 
borrowings will depend on the credit rating of the associated pool of mortgages, 
and so the lender will seek to enhance the credit rating- of the pool in order to 
reduce its interest charges. This is achieved by arranging a MPI with an 
insurer which itself has an excellent credit rating, and is known as “rate 
enhancement*. 

The object of the MPI is to improve the security of the mortgage pool by 
covering potential losses arising as a result of defaults by borrowers. It thus 
provides a form of global protection for the pool, and operates after such MIG 
covers as are in force on individual mortgages. Where the pool includes loans in 
excess of the normal advance, these will be covered by MIG in the usual way, 
and in the event of default, these covers will reduce the loss to the pool which 
would otherwise arise. 

The losses to be covered by the MPI will be of two types: 

i) Losses following default on cases where the loan was below the normal 
advance and so no MIG cover was purchased. 
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ii) Normal losses on cases where MIG cover was in force but where a normal 
loss was also sustained, i.e. the sale proceeds were insufficient to cover 
the normal advance plus the outstanding interest on it. 

This assumes of course that there will be no problems with the security of 
MIG insurers. 

Securitization : Background & Structure 

In general, credit securitiaation is the carefully structured process whereby 
loans and other renewable forms of credit are packaged, underwritten and sold 
in the form of securities. 

Compared with more traditional methods of raising debt by the issue of bonds 
etc, credit securitization has the following advantages:- 

1. 

2. 

3. 

4. 

5. 

6. 

It isolates the loans from the originator’s balance sheet. The originator’s 
capital is not tied up. 

Credit securitiaation typically splits credit risk into three or more tranches 
and places it with the institutions that are in the best position to absorb it. 

The first tranche is the “expected” or “normal” rate of portfolio credit loss. 
This is borne by originator who has direct contact with the borrowers. 

The second tranche covers losses above the originator‘s limit, and is in 
effect the catastrophic losses. Typically a layer of 7 to 8 times expected 
losses is written if there are no assets backing the loans. This layer is 
borne by the credit enhancer feg mortgage pool insurer) who diversifies 
the risk by taking a number of separate pools. The risk of loss is 
covered by a guarantee fee or premium. There is clearly a strong 
analogy with reinsurance of property and casualty business. 

The third tranche is the higher risks. These are borne by the investors 
purchasing the securities. 

In the UK when the loans are backed by property, the second tranche 
may cover all losses, and the higher risks are not borne by investors. 
If there were no property backing the debt, then a layering of risks 
should be used. 

Credit securitization segments interest rate and mismatching risk so that it 
can be tailored and placed among the most appropriate investors. 

The originator absorbs no interest risk. This is sold on to the investors. 
Mismatch is absorbed through interest rate swaps. Prepayments are 
absorbed through guaranteed investment contracts. 

The cost of capital is therefore significantly reduced. 

With credit securitization, regulators can require capital to be deployed in a 
way that covers risk more effectively. A substantially higher volume of 
debt can be raised by this approach. 

Credit securitization permits the orderly reduction of low skilled, excess 
lending capacity. The weak companies who write low quality risk are 
theoretically underwritten out of the market. 

Credit securitization could lead to a far more stable and less costly financial 
system. 
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A transaction in the credit securitization market may be termed a structured 
finance arrangement, and will have the following features:- 

1) Cash flow from underlying assets is packaged to attract target investors. 

2) Tax and accounting needs of both borrowers and investors are satisfied. 

3) Credit criteria applied to the asset pool will generate an efficient use of 
funds. 

4) Bankruptcy or insolvency of the originator will not interfere with the timing 
of proceeds from the assets in making final repayments. 

The following aspects need particular consideration when setting up a structured 
finance arrangement: - 

1) The credit rating of the asset-backed issue, which is separated from that of 
the originator. Typically the originator sells assets to a special purpose 
vehicle (SPV) to protect the investors from the bankruptcy of the 
originator. 
(a) Transfer must be a true sale and not a pledge. 
(b) SPV must file documx to confirm receipt. 
(cl SPV must be structured in such a way that it cannot engage in 

activity which would cause it to become bankrupt. There are 
restrictions on the purchase of assets and issue of debt. 
The type of SPV depends on location and law. 

The legal form selected for the issue. It may be a trust. 

Tax considerations. 

Security Law considerations. 

Accounting treatment of asset-backed issue by the originator. It must be 
off balance sheet. 

In the US examples of types of credit which have been packed as structured 
finance arrangements are as follows:- 

1) Mortgages. 

2) Vehicle Loans. 

31 Credit Card Loans. 

41 Lease receivable. 

5) Commercial mortgages. 

6) Non-conforming residential mortgages. 

71 Receivable-backed commercial paper programmes. 

Securitiaation Issue Details in the UK 

This section will consider securitization of residential mortgages only. 

In the jargon potential investors are usually offered “FRNs linked to 3 month 
sterling LIBOR”, i.e Floating Rate Notes (FRNs) linked to London Inter Bank 
Offered Rate (LIBOR). The rates are floating because mortgages in the UK are 
usually variable rate loans. 
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The interest rate is typically 32.5 bps I 50bps above LIBOR, meaning that the 
interest rate on the notes is 32.5 basis points above LIBOR (1 basis point = 
0.01%) during the first seven years of the issue, rising to 50 bps above LIBOR 
thereafter (if it remains outstanding after 7 years). Recent issues have been 
made at much lower margins above LIBOR, reflecting their attractiveness from 
the investor’s point of view. 

Insurance may be used to provide security on the principal. For the investment 
to secure a AAA rating from the credit rating agency Standard & Pcor the 
insurer must be of similar credit rating. 

Brief details of two MBS issues are shown in Appendix 6. These illustrate two 
different ways of providing credit enhancement, namely by insurance (NHL First 
Funding Carp) and by subordinated notes (NHL Second Funding Carp). 

The mortgage rate needs to be at least 75bps above LIBOR. This is needed to 
provide servicing of the notes (typically about 0.25% of the outstanding mortgage 
debt), pay the investors and the insurers, and also cover the deductible 
imposed on the mortgage pool by the insurer. 

The attractions of MBS investment may be summarised as follows: 

a) 

b) 

Cl 

d) 

e) 

f) 

Enhanced by excellent credit ratings (mainly AAA). The perceived security 
of these issues is very high; 

Declining size of the UK Gilt Market: 

Capital Asset Requirements. This form of investment is very attractive to 
banks iollowing the paper published by the Bank of England in 1988 on the 
implementation of Capital Adequacy Requirements (commenced February 
19891. MBS holdings only attract a 50% weight (cf 100% weight for 
Corporate Debt) for the calculation of the 8% minimum capital adequacy 
standard, thereby increasing the return on capital achieved by holding MBS 
in preference to Corporate Debt. 

e. g holding of flOm of Corporate Debt at 15.2%, funded at 15% 

capital required at 8% 800,000 
return on capital 17.5% 
if instead hold f20m of MBS at same 

rates capital required at 8% on 
weighted assets 800,000 

return on capital 20.0% 

However it should also be noted that some banks may be obliged to offload 
some of their mortgage book , say using securitization, in order to increase 
their free capital ratio up to the 8% level. 

Tax position. At one time their status as “Non-Corporate Bonds” allowed 
them to benefit from capital gains indexation as they were “non-qualifying” 
under the 1984 Finance Act. However subsequent to 1989 Budget this 
loophole has been closed off. 

High yields are currently available on these issues. 

The Junk Bond collapse makes the alternative corporate bond market very 
unattractive, especially in the US. 
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Potential Insurance Market 

The insurance is normally on some 5-10% of the total mortgage pool, the size 
depending on the degree of credit enhancement required to boost the issue to a 
satisfactory credit rating status. A lower quality mortgage pool will require a 
higher level of insurance protection. The insurance premium is typically of the 
order of 0.35%-0.7% of the total pool value. Thus, to give some indication of the 
insurance market size, the total premium on the E3b of notes issued in 1988 in 
the UK, if they had all been insured, would have generated around f 16 million. 

There is the possibility of a potential explosion of the market. First, the banks 
and building societies in the UK are looking to become more capital efficient, by 
transferring mortgages off their balance sheets. Secondly, the US problem with 
their Savings & Loans debacle has necessitated a massive packaging and resale of 
the mortgage portfolios. It is reckoned that there is $100 billion of assets to 
liquidate over the next three years, and this could well result in cover being 
required from the insurance markets to enhance MBS issues. 

Is MPI Insurance? 

MBS credit enhancement can be achieved using either the banking or the 
insurance route. It is questionable whether the enhancement (in the form of a 
financial protection on the pool) counts as insurance, as it barely meets all the 
following criteria, which have been suggested as necessary for insurability 
(reference “Limits of Insurability of Risks” by Baruch Berliner). 

randomness of the loss occurrence 
maximum probable loss 
average loss amount per occurrence 
average period of time between two loss occurrences 
insurance premium 
moral hazard 
public policy 
legal restriction 
cover limit 

MPI suffers from losses that are not really random, but are linked to the 
economic environment. Whilst the members of this working party do not believe . . . _ . __ _. 
this makes the class uninsurable, it is as well to be aware of the divergent 
opinions held on this issue. 

Banking versus Insurance : Capital requirements 

It is interesting to compare the relative attractiveness to a bank and an insurer 
of offering the protection. The insurer has a minimum solvency requirement of, 
say, 18% of premium, whereas the bank has capital requirements of 8% (4% if 
asset-backed) of the asset value. [Incidentally, Building Societies have a 
minimum asset ratio of 1.2%. 1 The bank would receive whatever interest was 
offered on the subordinate loans each year it held the asset. The insurer would 
receive a single premium to cover essentially the same risk. 
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Types of Credit Enhancement 

a) Pool Insured Transactions. The value depends on 

1) adequacy of the level of support 
2) quality of the insurer 
3) timeliness of claim payments 
4) defenses available to the insurer for non-payment of claims 

b) Senior/Subordinated (or “A/B”, “Senior/Junior”) Transactions. Alternative 
to a). The subordinated FRNs provide the credit protection for the senior 
FRNs. Whilst this may not be as liquid as third party credit enhancements 
it will usually provide more comprehensive coverage. Also likely to be less 
susceptible to potential downgrade as it is more resilient and versatile. 

c) Commercial Paper Transactions. Moody’s believe this could start to be 
utilised in the future to provide mortgage funding. 

Factors Affecting the Insurance Premium 

There are many factors involved in assessing the required insurance premium. 
Many of these will also need to be considered by potential investors to any 
securitization issue. Appendix 7 shows the factors used by the credit rating 
agencies, Moodys and Standard & Poors,for their assessment. Any deviation 
from the benchmark set for a “prime” mortgage pool will require an appropriate 
adjustment to the insurance premium. 

The following list is purely illustrative of kinds of adjustment that might apply 

- Whether further mortgage advances & substitution are permitted 

- Is there a “sweep up” facility after say 10 years to limit life of issue? 

- Prepayment Rate: ie the speed at which mortgages are paid off. 
Experience on MPIs to date (1987-8) suggests a prepayment rate of 
13%-23% p.a 

The above factors will affect the expected period of exposure. A loading to 
the rate will be made for any significant extension of the anticipated lifetime 
of the pool. 

- Underwriting Practices 

it’, 
loan to income ratio (better to look at income gearing) 
status of borrower 

- Mortgage products sold 
A loading will apply if the products are perceived as riskier such as 
deferred interest mortgages, or if unusually high income gearings are 
permitted. 

- LTV profile 

- Mortgage indemnity for high LTVs 
A discount might apply if an unusually high proportion of the pool is 
covered by MLG. This is because MIG covers the costs of repossession 
and sale in addition to the top slice of loan and interest. 

- Deductible of the Pool 
Typically 0.5% of the total mortgage value. Higher deductibles would 
warrant a discount. 
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- Miscellaneous Catastrophe Potential. 
non-economic factors e.g 

Could arise as consequence of 

a) 
b) 

environmental health scares (unsafe building material say) 
new rail route blighting property within immediate vicinity. 

The insurer would load the rate for unusually heavy concentrations of risk e.g. 
by location, or due to high value properties. 
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VI. COMMERCIAL LOSS RISKS 

Commercial Loss Risks take a number of forms. There are twc distinct groups: 

1) Those that relate to the performance of contractual obirgations in the 
construction of property, that is, if the contractor should fail in his 
obligations to build the construction, then the insurer meets the difference 
between the actual cost of completion of the construction and the initial 
expected costs. 

2) Those that relate to the guarantee of the performance of a lessor in a 
completed property. 

The first group is not included in this note. Suffice it to say that such 
guarantees are mainly “insured” by banks, and insurance operations who have 
been involved in such insurances often have tales to tell. The risk can be a 
political risk, and the insurer could find itself the owner of partially completed 
projects (eg a Lloyds syndicate owned a substantial number of partially 
completed construction projects in VenezueIa following a coup), 

The second category of risks is more akin to the MIG products, and forms a 
clear step in the process of development of products providing credit rating 
enhancement. 

To explore how this market developed we need to give a few examples from the 
real world. 

1. 

The 

1) 

2) 

AIRCRAFT LEASING 

3) 

leasing of an aircraft involved transactions between a number of parties. 

The aircraft manufacturer sold the aircraft to the leasing company. 

To finance the purchase, the leasing company derived funds from outside 
third parties at a low rate of interest. 

The leasing company leased the aircraft over a*‘period of years to an 
airline. 

The 

=I 

b) 

c) 

The 

airline had a number of alternatives: 

It could purchase the aircraft outright. 

It could borrow money itself from the bank to finance the purchase. 

It could lease the aircraft. 

option chosen depended on two factors, namely the ability of the airline to 
raise capital at the required interest rate, and tax breaks. Invariably the 
greater stability and credit rating of leasing agencies, plus the tax breaks, 
meant the leasing route was chosen. 

At the end of the leasing period, however, the leasing company was left with an 
aircraft which might be of some value. The airline might have an option to 
purchase at a nominal amount, and so on. The whole operation therefore 
depended on: 

a) The ability of the leasing company to find a new airline to lease the aircraft 
in the event of default by the initial airline. 
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b) The value of the aircraft at the end of the leasing period, 

If one could find someone to insure such risks, then the whole transaction was 
not one of aircraft leasing, but of compound interest with known margins, 

This lead to Residual Value Insurance (RVI) whereby the value of the aircraft at 
any point in time was guaranteed. This covered the risk of default, because the 
leasing company had the right to sell the aircraft in the event of default (or 
receive compensation based on the current residual value if the value of the 
aircraft fell below that amount). 

Typical residual values started at 10% of initial purchase price after lo-15 years. 
The financing of such business has meant this residual value is now higher, but 
it should be noted that a 10 year old 747 is now worth more than the initial 
purchase price! 

2. PROPERTY INSURANCE 

This follows a similar pattern. A company wishes to raise finance in respect of 
a building it currently owns. This is available providing: 

a) The rents raised from tenants (less other costs) exceed the interest payable 
on the loan. 

b) The value of the property at the end of the period exceeds the amount of 
the loan, and, in the event of default, can be taken in lieu of a repayment. 

Insurers can: 
i) Guarantee the rental income (this is clearly related to the tenancy). 
ii) Guarantee the residual value (again this is related to the availability of 

tenants). 

Banks tend to take the risk up to 60%-70% of the property value, and need 
guarantees above this amount. 

Sometimes, properties are pooled to raise money, and, in addition to the actual 
properties, a lien is taken on the balance sheet of the company so that the total 
properties against which the lien is held exceed those involved in the financing. 

Areas to consider in commercial loan insurance are: 

1) The quality and number of tenants. 

2) The need to ensure other insurances are being maintained, or that the 
default is not triggered by a non-covered event. 

3) The need to ensure the property is maintained to the highest standard. 

4) The balance sheet of the company. 

5) The spread of properties in a pooling arrangement. 
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Other underwriting considerations are also important, such as: 

i) The local economy. 

ii) The difference between the. rent and the interest. What happens if the 
largest tenant leaves? 

iii) The length of the leases. Are they to be renewed during the period? 

iv) The quality of the building, with respect to new technology. 

V) Whether the use of the property can be transferred. 

An interesting development that has arisen recently is the extent to which 
brokers think that such a guarantee can be given. 

a) Initially the residual value for aircraft leasing was 10%. It is now rising 
upwards - but it is thought not to have exceeded 70%. 

b) The loan to value ratio for commercial properties was initially 50%. Loan to 
value ratios of 80% or higher are now considered. 

c) Mortgages. 

The advent of variable mortgages has meants that a LTV of 100% may be 
exceeded! For example, a pool of properties was to be insured so that 
essentialIy at the end of a period of 20 years their value was to have 
increased in line with inflation during the period, 
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APPENDIX 1 

LENDING CRITERIA 

When requested by a lender to provide a quotation for their MIC insurance 
requirements, the insurer will require a copy of the lender’s detailed 
lending criteria. Within such criteria reference will typically be made to 
the following: 

- Type and nature of properties which the lender is prepared to accept 
as security (i.e. construction, age, usage, tenancy and geographical 
location). 

- Maximum and minimum size of loans (including loan to valuation ratio 
restrictions). 

- Income multiple requirements (“standard” would be 3 x prime 
applicant’s income plus lf x second applicant’s income or 2f x joint 
applicants’ income). 

- Details of what may be included as income (overtime, bonuses or other 
additional payments) and the manner in which these may be used to 
establish the maximum loan available. 

- Applicant status requirements. These may include the following:- 

Employer’s reference/previous employer’s reference 
Previous lender’s reference 
Landlord’s reference 
Voters’ roll check 
Credit search check 
Age requirements 
Nature of employment requirements 
Production of audited accounts (self-employed applicants) 

- Limits beyond which MIG insurance is required (normal advance 
limits). 

Appointment of valuers. 

Appointment of solicitors. 

Acceptable repayment methods (repayment, endowment, pension backed 
etc.) 

- Minimum and maximum term of mortgage. 

- Availability of remortgages and further advances. 

The insurer will need to be satisfied that the criteria are prudent and that 
any limits which it wishes to place on its writing of MIC insurance will not 
be exceeded. 
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APPENDIX 1 (CONT’D) 

MORTGAGE PRODUCT PROFILES 

A lender may offer a variety of mortgage products; for each product, 
status requirements, income multiples, loan to value ratios, Maximum 
Advance and Normal Advance limits are likely to vary. It is essential 
therefore that the insurer has full details of all mortgage products offered 
for which MIC cover is sought, if details have not already been 
incorporated within the Lending Criteria. 

The term “plain vanilla” is often used for a standard repayment, endowment 
or pension backed mortgage under which the lender requires “Full Status” 
enquiries to be completed. “Full Status” enquiries will generally 
incorporate all of the following status checks: 

Previous lender’s or, if no previous lender, landlord’s reference. 

- Employer’s reference, including confirmation of salary and position. 

If applicant is self-employed, production of 3 years’ accounts from a 
qualified accountant. 

- A credit search (from UAPT or CCN agency). 

- A voters’ roll check. 

Sometimes under specially agreed schemes a lender is prepared to offer to 
forgo some of the “Full Status” checks in exchange for a high level of 
equity input from the applicant; such products are often referred to as 
“Semi-status”, “Non Status”, “Express”, “Fast Track”, or “High Quality” 
mortgages. Frequency, because of the high level of equity input by the 
borrower (i.e. loans restricted to 60 or 70% of valuations), MIC insurance 
will not be sought by the lender. However, driven by the relentless 
search to have the competitive edge in the market place, requests from 
lenders for MIC insurance in respect of such products are now becoming 
more common. Such requests need to be treated with caution. 

In recent years a variety of “Low Start” products have been introduced by 
lenders. All such products work on the principle of deferring some element 
of mortgage repayment in the early part of the mortgage, deferred amounts 
being added to the principal sum at some later date. Whilst the subsequent 
cost of the mortgage will increase, the repayments in the early part of the 
mortgage will be lower. In theory therefore the debt burden upon the 
borrower is reduced, although often this advantage is to a certain extent 
eroded by the lender making available increased income multiples under 
such products. All such schemes require careful consideration before 
agreeing to write MIC cover. 

New mortgage products are constantly being developed by lenders; more 
recent examples are mortgages which utilise Unit Trust Funds or Personal 
Equity Plans (PEP’s) as repayment vehicles as opposed to more conventional 
methods such as an endowment policy. 

Each new product will require careful consideration in order that the 
insurer can be satisfied of the viability of the proposed product and the 
impact the product profile is likely to have on any MIG insurance arranged 
in connection with it. 

Specially agreed terms and rating are likely to be applied to non “plain 
vanilla” mortgages. 
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APPENDIX 1 (CONT’D) 

PREMIUM REFUNDS 

Generally no return of premiums for cancellation of cover, i.e. early 
redemption of a mortgage benefiting from MIG cover, will be entertained. 
There will however be a number of existing insurance connections where in 
the past negotiations have been completed agreeing a scale of refunds or 
premium which may be allowed in the event of early redemption. It will be 
necessary therefore to refer to the Mortgage Indemnity Acceptance 
Authority Agreement or relevant correspondence to establish the agreed 
position for any specific lender. Nevertheless, the current general 
philosophy for new insured connections is that, unless a mortgage is 
redeemed within the first six months from the original date of mortgage and 
in addition the borrower specifically requests a refund from the lender, no 
rebate shall be given. 

The following points demonstrate that whilst the MIG cover extends for the 
life of any mortgage (normally 25 years) the MIG policy is most at risk 
within the first 213 years of a mortgage and therefore any refund of 
premium agreed after such a period is to a large extent unjustified. 

In the early years of a mortgage the monthly payments represent a 
significant debt burden upon a borrower in terms of total percentage 
of income. In subsequent years, for the majority of borrowers, such 
debt burden will become lighter as a result of increases in salary (cost 
of living increases and/or promotion), A borrower is therefore far 
more likely to default within the early years of a mortgage. 

- History indicates that in the long term property values increase. Such 
increases will be to the benefit of MIG insurers in the event of 
foreclosure. 

In the later years of a mortgage, the surrender value of any life 
contract effected as a repayment vehicle is likely to be significant and 
this may be available to relieve the oustanding debt. 
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APPENDIX 2 

SPECIMEN CLAIM CALCULATIONS 

Calculation A 

In this case the MIG premium was t39.20, having been calculated at the 
rate of L2.80% on an amount of C1400. 

The normal loss was nil, so no loss was suffered by the lender. 

The claim amount was c2805.40, or just over twice the amount on which the 
premium was calculated. The costs associated with the re-possession and 
sale amounted to t1942.66, or 69.2% of the claim amount. 

Calculation B 

In this case the MIG premium was 651.48, having been calculated at the 
rate of E3.30% on an amount of h1560. 

The normal loss was L2367.09, or 35.5% of the total deficiency. 

The claim amount was C4294.88, of which the costs associated with the re- 
possession and sale amounted to t2249.21, or 52.4%. 

In this case it appears that the property value had fallen by about E2000. 
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Appendix 3 : ComDarison of MIG & PM1 Insurance 

initial property value 
loan to value 
insured down to 

100,ooo 
95% 
75% 

loan amount 
interest arrears 
estate agency fees 
other costs 
total 

house price fall 20% 
current property value 80,000 
amounts payable 127,000 
originators loss exposure (47,000) 

20% 
5% 

Split of Loss with MIG Insurance: 
MIG Insurer 
Originator 

Split of Loss with PMI Insurance: 

PMI Insurer 
Originator 

95,000 
19,000 
4,000 
9,000 

127,000 

37,000 
10,000 

24,800 
22,400 

House Total 
Price Fall Loss 

MIG 
Loss 

PMI 
Loss 



APPENDIX 4 

Current a!arket Players - Special Purpose Mortgage Companies 

1. The Mortgage Corporation (ThlC) 
a) owned by Salomon (American investment bank) 
b) started April 1986 

2. Household Mortgage Corporation (HMC) 
a) 16 financial institutions as shareholders 
b) started July 1985 
c) obtains business through 10 life companies 

3. National Home Loans Corporation (NHLC) 

t’, 
stock market listed September 1985 
obtains business through panel of life companies 

4. Mortgage Funding Corporation (MFC) 
a) owned by merchant bank Kleinwort Benson 
b) started June 1985 
cl purely a funding vehicle (i.e relies entirely on other institutions to 

originate the mortgages) 
d) securitizes mortgages for 7 mortgage originators 

hiiscellaneous Background Market Statistics 

The first public issue of MBS (Mortgage-Backed Securities) in the UK was in 
1987. 

UK 
Gross Advances by Building Societies in 1988 f49, 4 billion 
Building Society Share of 1988 Residential Mortgages 58% 
Gross public issues of MBS in 1988 f 3.2 billion 
Total residential mortgage loan balance at June 1989 f 237 billion 

USA 
Outstanding MBS at the end of 1989 $900 billion 
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APPENDIX 6 

NHL First Funding Corp. plc 

Rated AAA’ 

Rationale: A” ‘AAA’ rating IS aSS~g”ea lr, NHL F,rsl Funding 
Cork PIG s f50 mllhon mortgage-backed floatfng rsle notes due 
2013 The ralmg IS based on the underbang COllaleral’S duakty. 
tne hnancino s,ructurs s leaal sounoness. protection aomnst 

ultimately prowded Dy Sun Alliance covers those mortgages with 
loan-to-vatue rat105 above 75% Addltlonally, Sun Alkance pro- 
vldes a morrgage pa0 lndemmty pohcv which covers losses re- 
sultlng from oelaulted mortgages A suretv bond. when by FI- 
nanaal Security Assurance lnc guarantees mterest payments 
on the notes 

Structure: lnreresf on Ihe notas wll be Dayable warterly in ar- 
rears on Ihe 1851 busmss day tn March. June. September. and 
December The nptas will bear interest at an annual rate 01 
0 2OQo above the London Interbank Ollered Rate The notes wll 
be reaeemed on any interest payment date. born mortgage pre- 
payments not used to make further advances on extsllng loans 
The notes may also be redeemed m their entirety when the ag- 

gregate ~r~nc~~al amml outsland~ng talk lo f 10 mlllon On any 
interest Pavment date. the ssuer may Opt to reaeem ail 01 me 
notes “DO” cerlal” changes I” the tax laws If the ,ss”er aoes 
8301 redeem the “OteS I” this Instance. Ihe ~nvastor will recew 
the nel interest payment Unless Otherwse redeemed tne “o&s 
wll be redeemed in September 2013 (al note maturity) 

Collateral: The morlgage portfoi~o consrsts of 1.000 residen- 
teal mongage lams. with an apqegate prmc!pal balance 01 i50 
mllllon The loans are lor reslci&il freehold and leasenold 
ProPertIeS. mcludlng detached. semidetached. and terraced 
housmg m England and Wales The mortgages range lrom 
115.000 to f250.000. The mortgages nave matwtles of i0 to 
25 years. monthly interest payments. and scheouled prmc!pal 
repayment al matun+y The last mortgage wll mature Sepl 30. 
2011 two years pr~pr to note maturity Eacn mortgage 1s cow 
ered by an enCawmen+ polcy. as well as the otner insurance 
POliCieS mentmea above. 

Patrice M Jordan /272) 208- 1884 
Herd! Joy Levrn (2 12) 208.189 1 

Rationala: An ‘AAA’ rating II assIgned to NHL Second FundIng October 1994. the notes wll bear lnlerest at a rate 01 0 275% 
Carp PIG s P 100 mill!on mor+gage-backed senes A notes due 
20 14 The ratmg 1s based on the underlymg Collateral’s Credit 

above the London Interbank Offered Rate (LBOR) Thereafter. 
the rate Will be 0.5% above LIEOR. Series A notes wll be re- 

quaktv overcollateral~tat~on 01 assets. and liautdlty reserve 
Iunds The ratmg ak.0 addresses the hnancmg Structure’s legal 

deemed on the mterest payment dates 11 the issuer remves 
“YOrlgage PraPa,‘r”en+s. NO serw B notes wll be redeemed “n- 

soundness. as well as the admmlstrator’s ability to senwa the 
loans The cash Row from the mOr+gageS. together mth there- 
Serve lunds. wll serwe debt on a full and timely basts. Credit 

+il all sews A notes are repatd The tssuar may redeem the 
notes in thew entlrah, as of the mlerest payment date in October 
1994 or when the notes’ outstandmg prtnc~pal balance falls to 

loss protectlan IS prowded by t 11 million subordmated B notes 
lssuad m cpnc~rrence with the rated senea A notes AddItional 

510 million The notes may also be redeemed al the ~ssuer’s 
optlon !f a wthholdino tax 1s ~moosed I( the (ssuer does not re- _ _ _ _ _ _. . 

credit loss coverage IS prowded by a mOrigage guarantae m- deem the notes. the &s+or w;~r~~&e mlerast payments net 
damnthl onsurance pokey provided by Sun AlLance. The vanable 01 me tax 
mOrtgage rate IS set to ensure thal note payrmen+S. 1885. and 
expenses are met The transaction accounts are held wth Na- 
honal Weslmmster Bank 

COllateral: The notes are secured by a POPI 01 2.600 vanable- 
rate endowrrtenl mortgages over fraehOld and leasehold raw 

Structure: Interest on the mbx wll be payable auarterty I” ar- 
dential properttes tn England and Wales Over 70% 01 me mar+- 
gages’ aggregate ~rmctpal balance represents properaes con- 

rears on Ihe last busmeSS day in January. Acml. July. and Octo- centrated ,n Ihe soulheast 01 England and the Greater London 
ber (Interest payment dates) Unttl the interest payment date in area. The mortgagaa appfoxunate f 111 nullon The mortgages’ 

matwllles range from hve to 25 years. wtth the latest matUrltV 10 
2012 lhvo “ears ~rmr to note matuntvl About 83% al the 0001 
cons~sls ol’m&tgigis wth r’nalGi6e;bl at least 20 yearS.‘lntar- 
est will be pald monthly There are no scheduled pmnpal pay- 
ments prnr to maturity. However. ~rmci~al may be prepand at 
any time, al the mortgagor’s opton The mortgage lntaraat rate 
IS reset as oHen as monlhlv bv the admtn~strator Mortgage loan 
balances range from 115.000 to t250.000. wth an average bal- 
ance 01 142.125 Mortgages wth a loan-to-value rabo above 
75% are insured by a mortgage guarantee tndemnlty ~nsuranca 
POhCy prowdad by Sun Alhence 

-. 
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Standard & Poor’s prime pool gvidelines APPENDIX 7 

Nonconforming pools require an adjustment to be made to the credit loss 
protection calculations. 

The following basic underwriting criteria would be sufficient to give the pool 
“prime” status (namely AAA): 
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Moody’s Assessment of Risk to Noteholders APPENDIX 7 (CONT’D) 

This is related to the dlstinctfve features of the UK mortgage market as they relate to mortgage pool credit risk. 

Credit Qualitv of the Underlvina Mortaaaes 
Consider quallty of the underlying mortgage collateral and the protecffve elements used to insulate 

inveetors from mortgage default I-. For highly rated issues the credit support must be suffklent to 

This l benchmark~ was developed after consideration of the UK circumstances with regard to 

a) Unemployment Benefits 

Unemployment highly correlated with default rates despite support provided by US. Under attack by 

Consetvattve Qownment 

b) Net Equity (te lOO-LTV%) and house prke changes. 

Serious arrears may be brought about by unarnploymant, marllal problems. unforseen expenses or other 

clrcumstanoes affecting cash flow. However the decision to default rather than sell up will ueuafly only occur 

if there is the likelihood of nwattve equity at the tlme of the sale. The outlook for continued house prke r&es 
is dlmlnlshed by 

1) prcportlon of owner-oocuplers stablllsln~ 

2) possiblllty of MIFfAS being ~entually removed 

3) speculative bubble burstlnp 

c) Mortgage indemnity insurance 
More effectfve than US versfon (PM) as all reasonable expenses incurred in the possessfon and sale 
proceedings are covered. 
d) Possession and Sale Ccets 

This will be affected by the length of time needed to galn posaaaslon and effect sale. The cc&s Include 

1) past-due.mwtgage interest p8yments 

2) estate aaent few, 

3) solkltor fem 
4) court 1808 

n Pwm Inatranca 
6j general rates 

7) matntenanoe caste 

e) nme to Possession and Sale 

Can take 2 or more years loflowlng In&f delault. Affected by 
1) time to get to court (tkeo are dmady overbwdoeed and in the event of a severe economic 

downturn will got more so) 

2) attitude of courts, whiih has tended to be very sympathetic 

3) lendere exerolalng forbwance 

f) Interest-only mortgages 

As these don’t amortlse the loan ths exposure Is ralatfvely greater. 82% of new loans are Of this type. 

g) MIRAS 
Provldea some Insulation to the Iendaf aa payrnanta continue temporarily after lnltlal default by borrOwear. 
However future for MIRAS Is dlm - In any ease leas etfecthre as basic rate tax dlmlntshea 
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APPENDIX 7 (CONT’D) 

This .benchmark* should be adkxbsd for the followlng factors 

a) endowment insurance pollcias if assigned to lender 

This provides a contrlbutlon towards the loan redemptlon in the event of default, However this is mlnlmal 

In the first couple 01 years ‘With-Profit” pdkies offer better protectlon to lender than ‘Unit-linked’ as 

premiums are generally hlgher. Credit quaMy of the underlying endowment insurance company relatively 

unimportant 3s .: result of the Polkyholders Protectlon Act 1975. 

b) pension-linked mortgages are not creditworthy 

This is because they cannot legally be assigned - therefore the pension provider is not obliged to make 

payment direct to the lender. 

c) capital repayment mortgages 

These have not yet been securltfsed. Problems are caused If the mortgage repayment perlod Is 

extended. following a rescheduling, as the security to the note lrwestors Is endangered if It extends beyond 

the FRN period. 

a Property TYPS 

flats and maisonettes, particularly freehold. ekhlblt greatest prke vofatlllty. 

Q Geographical Concentration Risk 

me risk depends on Ihe diversity of the local economy. Moody’s will monltor regional and poetal code 

concentration. 

1) Abnormally high Property Values 

In refatlon to the immediate &Inky as there will then be a tendency to a longer than aware selling time 

and greater susceptlblllty to house prke ~olatlllty. 

g) Further Advances tend to reduce oradt qua&y 

It was usual for these mortgages to be removed from the aecuritised pool. HoweVer this shortens Ills of 

the issue from the Investors’ vIewpOint. whkh may be UnpOpUlar. 

h) Loan Seas~nlnC 

Monitor repayment history and house price changes to look for elgna of goodrbad senftclng reCord of 

mortgagors. 

i) Loan Purpose 

Remortgaging is likely to Increase default propenafly. Low income ratios, low LTV and COnWnraIIVB 

valuations by a quallfled valuer will all he4p reduce rlak. 

j) Method of Setting Moftgaga Interact Rates 

Ftlsk lncr- If ratea are fixed refattve to LtBoA wtth no dfacretlon left to loan admlnlstrator. Further 

irweased If 9PMCe are thinly oapftafieed allowing them ltttle treadom in times of high lntareat rates to 

keep rates competftf~a @ae 4d). 

k) Ctuallty of the IftdWtnl~ insurance COmpMY 

me indemnfty Insuranoe provides a high level of cradlt r&k protecttom the werall credit rlsk therefore 

depends crucially on the quality of the IMUref. 
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Structural and Leaal Risks APPENDIX 7 (CONTID) 

This has regard to the payment to noteholders not being imparted by third party credit risks; namely 

insolvency or illlquidity. 

a) Issuer Related Risks 

1) Liquidity Risk 

Look at potential for mismatch between inflow from mortgage repayments, scheduled inter&St payments 
and income from investment of the issuer’s cash aCCOUntS in short-term Instruments and outllow of 

investor principal and interest and the issuer’s ongoing expenses (from administration, trustee and 

accounting). 

2) Third Party Insolvency Risk 

Ensure adequate protection to issuer in the event 01 inSOlVenCY of say the administrator. In particular 

ensure mortgage collateral is insulated. 

3) Equitable vs. Legal Assignments 
Mortgages are transferred from the originator to the issuer. Mortgages consist of 3 constituents: mortgage 

debt: legal mortgage on property: and the mortgage of the endowment policy. The risks are much 

greater if only equitably assigned as the interests of the Issuer are then not apparent to the 

mortgagor, and the orlglnator may fraudulantty or mistakenly transfer the mortgage to a third party as no 
record in the Registrar of Titles would exist. This can then result In delays and loss to the issuer. If the 
transfer is by equltable assignment the fOllOwfng considerations apply: 

D Notlce Legal 
Interests of issuer and trustee need to be notifled to all Interested parties to ensure the 

collateral of the mortgage Is not treated as part of the estate of the orlginator. 

b> Prlority of Rights 
Legal takes precedence wer eXtultable aSSlgnm%ntS 

cz Sorrowers Right of Set Off 

Mortgagor may offset wlth orlginator unless made aware of the transfer. 

d> Direction of Mortgage Payments 

Payments made to orlglnator can only be redIrected to Issuer If legally assigned. 

b) AdmlniStrator Related Risks 

Administrator - usually the originator - handles normal servtclnp IunctIons including setting intereet 
rates. managing MIRAS and mortgage arrears, handling borrower enquiries in return IOr an administration 

fee. Look at 

1) Management 

2) Arrears and CollectIon Procedures 

3) Investor Reporting 

4) Past portfollo Losses and Arrears 

5) Cash Reserves 
6) Existence of Corporate Guarantees or Performance Bonds 

Check that the followtng are satlstaclorydealt with: 
1) Transfer of AdminIstratIon Responsfbflltles 

2) Repurchase Obligations 
Gbllge the Adminlatrator to repurchase mOrtQaQe IOanS that don’t conform to 
representations and warranties outllned in the mortgage sale agreement as InSUrarS 

provfdlng credit enhancement will not cover them. 

3) Interest Rate Subsldlm 
Usuaily prwtded by Administrator for marketing reasons. May jeopardfsa securfty of 

Admlnlstrator. 

Basis Risk 

mis arlses as a result of 

a) Quarterly Note rate 6 Monthly Mortgage Repayment Dtscrepancy 

b) Mortgage Prepayment Neceeeftatlng Short-Term Rektvesiment 
c) Increased LtEOR Spread Required After Normally 7 Years 

d) Expenses 01 the Issuer(subject to Inflation) must be Serviced 
Puts added pressure on Administrator parttoularly as more mortgages become prepayed thereby 

reducing the amount of the mortgage Interest 

To some extent the risk is diminished by gMng the Adminlstrator more freedom to set competltfve rat&e by 

providing a shortfall contingency fund. 
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