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Leading Indicators of Delinquency & Default Risk

• Macro & Micro economic factors

• Credit

• Employment

• Liens (Voluntary & Involuntary)

• Rising property taxes & Insurance

• Climate risk & Weather hazards



Subordinate Liens introduces higher risk

Source: Cotality’s Loan Performance dataset

Presence of Subordinate 

Liens increases Risk

Subordinate Liens are 

risky

Delinquent Subordinate 

Liens corelate to 

delinquent primary lien

Source: FHFA Working Paper 14-3 Source: Cotality Loan Performance Source: TransUnion Rise in PTI clear indicator for potential mtg delinquency



Rising Risk: Property Insurance Costs Are Surging, Up 40% Since 2019, and 

Impact Housing Affordability

Source:  Loan-Level Market Analytics, and Cotality Property Records

Change in Insurance Cost
Insurance Cost=Total Monthly payment-principal-interest-tax

2022 2024

5
© 2025 CoreLogic, Inc.

Avg. Cost of Insurance 2022 Avg. Cost of Insurance 2024



Rising Property Taxes Impact Housing Affordability

Average Tax Obligation Per Property (2025 Forecast)

Annual % Change in Property Tax Obligations (right axis) 

Average % Annual Home Price Appreciation (right axis)
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Property tax increases return to pre-pandemic trends when averaged 3.7% increase annually 



States Experiencing The Highest Increases In Escrow 

Payments Often Showed Rising Delinquency Rates

State

Delinquency Rates by Loan Type
Change in 
SDQ (Basis 

points)

Change in 
Escrow 
AmountOverall Conv FHA VA

Florida 1.43% 1.05% 3.09% 4.11% 38 bps 62%

South 
Carolina

1.05% 0.67% 2.55% 3.96% 20 bps 37%

Georgia 1.12% 0.71% 2.66% 3.71% 18 bps 38%

Nebraska 0.81% 0.48% 1.75% 3.68% 16 bps 43%

Texas 1.11% 0.74% 2.54% 3.41% 16 bps 21%

North 
Carolina

0.83% 0.57% 1.88% 3.18% 15 bps 49%

Louisiana 1.87% 1.25% 3.96% 5.44% 14 bps 52%

Colorado 0.55% 0.41% 1.73% 2.56% 13 bps 62%

Indiana 1.09% 0.66% 2.62% 4.01% 13 bps 49%

Oklahoma 1.24% 0.70% 2.72% 3.53% 13 bps 38%

10 States with the Highest Change in YOY Overall Serious Delinquency Rate

YOY Change in Overall Serious Delinquency 

Rate by States

Source: Cotality TrueStandings Servicing and Loan-Level Market Analytics



Catastrophic weather events increases delinquency

Source: Cotality’s Loan Performance dataset

Florida Sept/Oct 2024: Hurricanes Helene and Milton​ Los Angles Jan 2025: Wildfire



Call to Action

Credit Account Monitoring & Employment 
Monitoring

Voluntary & Involuntary lien monitoring

Advanced Analytics for Escrow Optimization -
Property Tax & Insurance Forecasting

Climate Risk models to identify property level 
risk. Homeowner engagement & education to 

make their homes resilient



Delinquency and Escrows

Alex Cutsforth

Product Manager

Experian Information Solutions, Inc.



Delinquency Rates and Borrower Population Shifts by 

Escrow Share of Total Monthly Payment
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Percent of active 1st-lien mortgages that experienced a ≥20% escrow 

increase by state (Jan 2023–Jun 2025). 

Source: Experian Mortgage Loan Performance dataset

States with the highest number of 

borrowers experiencing shocks
• FL — 1,093,054

• TX — 908,718

• CA — 721,234

• GA — 477,144

• NC — 425,472

States with the highest percent of 

borrowers experiencing shocks
• UT — 27.6%

• AL — 25.4%

• FL — 25.2%

• WY — 25.1%

• GA — 24.7%

Share of Borrowers Experiencing ≥20% Escrow 

Increases by State



Credit Score & DTI Patterns Among Delinquent Borrowers 

Across Escrow Shock Levels

0

10

20

30

40

50

60

<10% 10-20% 20-35% >35%

D
e
b
t-

to
-I

n
c
o
m

e
 R

a
ti
o

Escrow Payment Shock Bucket (%)

DTI by Shock Level 
(Delinquent Borrowers)

Pre-Shock DTI Post-Shock DTI

450

550

650

<10% 10-20% 20-35% >35%

V
a
n
ta

g
e

S
c
o

re
 4

.0

Escrow Payment Shock Bucket (%)

Credit Scores by Shock Level 
(Delinquent Borrowers)

Pre-Shock VS4 Post-Shock VS4 Pre 30+ DPD VS4

Shock = % escrow increase. 

Pre-Shock = one month before increase
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Pre-30+ DPD = last clean month before delinquency

Data = delinquent borrowers only.



Operational Implications

Identify 

borrowers most 

exposed to 

escrow-driven 

payment shocks

Forecast future 

escrow increases 

and impacted 

borrowers

Flag loans ahead 

of material 

escrow recast 

notices

Equip at-risk 

borrowers with 

education and 

tools to manage 

insurance costs



Mitigating Disposition Risk

Daren Blomquist

VP – Market Economics

Auction.com
Your Logo here



Foreclosure auction volume rising

61%
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Foreclosure Auction Volume at Highest Level in Nearly 6 Years

Supply (Auction Volume) - Pct of Q1 2020 Level

Source: Auction.com



Eroding equity means higher roll rate to auction

Source: Auction.com, public record data from Cotality
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Eroding equity means lower sales rate at auction

Source: Auction.com, public record data from Cotality
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Eroding equity + slowing market = risk of higher losses

Source: Auction.com, public record data
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Eroding equity + slowing market = risk of higher losses

Source: FHA Quarterly MMI Report
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How to mitigate the risk: Proactive pricing

Source: Auction.com
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How to mitigate the risk: Proactive pricing

Source: Auction.com
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How to mitigate the risk: Pre-Foreclosure Sales

Source: Auction.com
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How to mitigate the risk: Pre-Foreclosure Sales



Questions for our Panelists?



Thank you for your participation.



Appendix



Advanced Analytics – Climate Risk Scores

Source: Cotality’s Araya Platform


