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✓ Identify key components of a title commitment

✓ Understand Schedule A, Schedule B-I, and Schedule B-II

✓ Explain the title search and examination process in New Jersey

✓ Evaluate title requirements and methods for satisfying them

✓ Recognize common title defects and underwriting concerns

✓ Understand affirmative coverage, endorsements, and risk 

assessment

Learning Objectives
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Title Commitment Definition

A title commitment is: 

❖ A offer to issue a title insurance policy upon satisfaction of stated requirements A 

snapshot of title conditions as of the effective search date An underwriting 

document identifying: Ownership, Liens, Encumbrances and Conditions for policy 

issuance

Primary Sections
❖ Commitment Jacket (NJRB 3-10)
❖ Schedule A
❖ Schedule B-I 
❖ Schedule B-II
❖ Schedule C (optional) 

What is a Title Commitment?



4
© 2026 Stewart Title Guaranty Company. All rights reserved. Not to be distributed or copied without express permission.

County Records

✓ Deeds

✓ Mortgages

✓ Assignments

✓ Releases

Court Records

✓ Superior Court Judgments

✓ Bankruptcy filings

How Are Records Searched in NJ?
Municipal Sources

✓ Taxes

✓ Assessments

✓ Utility liens

Additional Searches

✓ UCC filings

✓ Federal tax liens

✓ Surrogate records
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What is ‘Back Title’?
aka a Starter Policy 

Title insurance agents and title insurers 
commonly use starters or prior searches/title 
policies or other forms to begin a title search, 
and then update that search, check 
applicable names, and verify payment of 
taxes, assessments, and other applicable 
charges.

Title agents may use a (complete) prior 
Owner’s Policy to begin their search. ***
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Search vs. Abstract

Title Search 
✓ Examination of records

✓ Identifies current title condition

✓ Used for underwriting 

✓ Focuses on insurability

Abstract 
✓ Compilation of records

✓ Historical summary

✓ Informational reference

✓ Focuses on chronology 
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Searcher vs. Examiner

Searcher (aka Abstractor) 
✓ Retrieves the public records 

✓ Identifies ownership history

✓ Provides an abstract of the findings, 
aka ‘Chain of Title’ 

Examiner (aka Reader) 
✓ Analyzes search findings

✓ Creates commitment requirements 

✓ Identifies underwriting concerns

✓ GOAL – Determine marketable and 
insurable title 



8
© 2026 Stewart Title Guaranty Company. All rights reserved. Not to be distributed or copied without express permission.

Broken Chain of Title 
✓ Missing deed
✓ Incorrect legal description
✓ Improper acknowledgement 
✓ Unknown heirs

Curative Action
✓ Corrective deeds
✓ Court orders
✓ Quiet title actions
✓ Indemnities (where permitted)  
✓ Affidavits ???

Potential Problems in a Chain of 
Title 

This Photo by Unknown Author is licensed under CC BY-NC-ND

https://www.heirloomsreunited.com/2016/11/1833-deed-saco-maine-william-dearing-of.html
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
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The Title Commitment
❖ Schedule A

❖ Schedule B-I 

❖ Schedule B-II
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Key Elements 

❖ Commitment Date 
• Date through which title was
searched

❖ Policy Amount(s)
• Purchase Price or Loan 
Amount(s)

❖ Proposed Insured
• Owner and/or Lender(s)

❖ Current Vesting Owner
• Current owner of record

❖ Property Description 
• Legal Description of land

Understanding Schedule A
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Understanding Schedule A con’t: 
What Interest is Being Covered?

Fee Simple

✓ Most common ownership 
interests -

• Tenants by the Entirety
• Joint Tenants with Right of 

Survivorship
• Tenants in Common

Other Interests

✓ Leasehold interests

✓ Easement rights 

✓ Life estates – not really insurable
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Schedule B-I Requirements Overview
What Are Requirements? 
Requirements are items that must be completed before a policy may be 
issued.
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✓ Payment of taxes

✓ Affidavits of Title

✓ Notice of Settlement 

✓ Rundown/Continuation 

Examples of file –property specific requirements

✓ Payoff of mortgages

✓ Recording corrective documents

✓ Obtaining missing signatures

✓ Authority documents for entities ***

✓ Satisfying judgments and liens

✓ Surrogate Search – Estate information 

***

Schedule B-I Requirements:
Additional Examples

*** Covered in next slide
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Requirements for Businesses to Convey

Corporation 

▪ Corporate 
resolutions

▪ Good standing 
certificate 

▪ Proof that 
franchise tax is 
paid

LLC 

▪ Certificate of 
Formation

▪ Operating 
Agreement 

Partnership 

▪ Partnership 
Agreement **

** In the absence of 
an Agreement = 
affidavit listed the 
member(s) + all 
partners to execute 
insured docs

. 

Trust

▪ Trust 
Agreement 



15
© 2026 Stewart Title Guaranty Company. All rights reserved. Not to be distributed or copied without express permission.

Understanding Exceptions- Exceptions identify matters not insured by the policy.

Schedule B-II Exceptions Overview
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Understanding Exceptions- Exceptions identify matters not insured by the policy.

Schedule B-II Exceptions Overview
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Schedule B-II Exceptions:
Additional Examples

Examples of file –property specific 
exceptions

✓ Easements 

✓ Restrictions

✓ Utility rights

✓ Encroachments

✓ Recorded agreements

This Photo by Unknown Author is licensed under CC BY-SA-NC

https://www.flickr.com/photos/tietoukka/27146293266/
https://creativecommons.org/licenses/by-nc-sa/3.0/
https://creativecommons.org/licenses/by-nc-sa/3.0/
https://creativecommons.org/licenses/by-nc-sa/3.0/
https://creativecommons.org/licenses/by-nc-sa/3.0/
https://creativecommons.org/licenses/by-nc-sa/3.0/
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Insurable Legal Description options

Schedule C (optional) Overview

✓ Metes and Bounds

✓ Filed Map Description

X Tax Map 

Is this a good legal description? 
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Title Commitment = Road Map to Title Policy

For title insurance agents, real 
estate professionals and 
consumers, the Title Insurance 
Commitment is much more that a 
preliminary document.   It serves 
as the road map to the title 
insurance policies outlining where 
we are today, identifying any 
obstacles along the way ands 
showing the steps necessary to 
reach the final destination:  the 
issuance of an Owner’s and/or 
Loan Policy. 
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Key Takeaways 
Remember

✓ Schedule A describes who, what, and how much is 
insured.
✓ Schedule B-I identifies what must be completed in 
order to issue the policy.
✓ Schedule B-II identifies what is excluded from 
coverage.
✓ Proper searches and examination drive underwriting 
decisions.
✓ Risk assessment determines coverage, exceptions, 
and endorsements.
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www.VUwriter.com

Virtual Underwriter

http://www.vuwriter.com/
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NJUWing@Stewart.com



Thank you.  Please join us on 
September 8, 2026 for our next webinar

N2K: From Beyond the Grave: Death and Real Estate
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