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 Boise, Idaho 

May 3, 2024 
 

  
 
 
 
 
The Honorable Dean L. Cameron  
Director of the Idaho Department of Insurance 
700 West State Street 
Boise, Idaho 83720 
 
Sir: 
 
Pursuant to your instructions and in conformity with Idaho Code §§ 41-219, 41-220, 41-2710(7) 
and 41-2713, an examination has been made of the administrative affairs, books, records, and 
financial condition of; 
 

C. Ward Enterprises, Inc. 
DBA 

Timberline Title & Escrow, Inc. 
104 Industrial Avenue 
Council, Idaho 83612 

License #23270 – Adams County 
 

Hereinafter referred to as “Agent”. 
 
The following Report of Exception Examination is respectfully submitted. 
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FOREWORD 
 
This is an exception examination report of the practices and procedures of C. Ward Enterprises, 
Inc., DBA Timberline Title & Escrow, Inc., an Idaho Title Agent licensed in Adams County. The 
examination was conducted at the Agent’s office in Council, Idaho, and remotely from the offices 
of the Idaho Department of Insurance (the “Department”) located at 700 West State Street, 3rd 
Floor in Boise, Idaho.  
 
In performing this examination, the examiner(s) reviewed a sample of the Agent’s procedures, 
files, and documentation. Some noncompliant practices may not have been discovered during this 
examination. In addition, examiners may have documented practices and procedures that did not 
appear to be in the best interest of Idaho insurance consumers. However, failure to identify or 
criticize specific practices, products, or files does not constitute approval thereof by the 
Department. 
 
It should be understood that the examination comments are restricted to areas of concern and are 
not intended as commentary on the various favorable aspects of the Agent’s operations. It should 
be further recognized that these comments should not be regarded as reflecting the integrity or 
capabilities of individuals at the Agent. As such, this report may not fully reflect the procedures 
and practices of the Agent. 
 
This examination report cites Idaho Statute and administrative rules promulgated by the 
Department. Statute and rule citations are current unless otherwise noted. 
 
The final examination report documents consist of the examiner’s report, the Agent’s response, if 
any, and any administrative actions based on the findings of the Department. The goal of the 
examination team was to produce an examination report that reflects agreement in content with 
the Agent. The report indicates where agreement was or was not possible.  
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PURPOSE AND SCOPE OF EXAMINATION 
 

The purpose of this examination is to determine compliance with applicable Idaho Statutes, and 
promulgated rules issued by the Department.  
 
The period covered by this examination is January 1, 2019 through December 31, 2023.  Specific 
areas examined include operations/management, claims, advertising and marketing, title file 
review and escrow fiduciary account and file review. 
 
The authority of the Department to perform this examination includes, but is not limited to, Idaho 
Code § 41-2710(7), which grants authority to the Department to regular examinations of the tract 
indexes, abstract records, and any other records to ascertain compliance with title 41, Idaho Code, 
and related rules, of a title agent not more than every fifth year, unless the agent otherwise requests 
or the director has cause to believe the same does not comply with said title or the rules thereunder. 

EXECUTIVE SUMMARY 
 
Our examination of the Agent did not disclose any material adverse findings. No exceptions and 
recommendations were noted as a result of the examination. 

HISTORY AND DESCRIPTION 
 

Timberline Title and Escrow, Inc., was founded by Russell Hatfield and Karen Hatfield on or 
around November 27, 1986, and an Article of Incorporation was approved with a Certificate of 
Incorporation issued by the Idaho Secretary of State on December 31, 1986. On or around July 16, 
1992, the corporation and business operations were purchased by Donna Michael and Bill Michael. 
On or around December 13, 2000, the business operations were purchased by the current owner, 
and a new entity, C. Ward Enterprises, Inc., was established and recognized by the Idaho Secretary 
of State. As of November 3, 2023, the Idaho Secretary of State list C. Ward Enterprises, Inc., as 
active-good standing with Timberline Title & Escrow, Inc., filed as its DBA. As of the date of this 
examination, the Idaho Department of Insurance shows an active Title Agent license in Adams 
County for C. Ward Enterprises, Inc., DBA Timberline Title & Escrow, Inc. They conduct 
business in Adams County out of offices in Council, Idaho. 

PRIOR EXAMINATION 
 

Our examination included a review to determine if exceptions were noted and addressed in the 
preceding report of exception examination dated June 28, 2019, which covered the period of 
January 1, 2014 through December 31, 2018. No exceptions were noted in that examination. 
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EXAMINATION FINDINGS AND RECOMMENDATIONS  
 
I. OPERATIONS AND MANAGEMENT 
 
The examination included a review of the Agent’s operations and management.  The focus of this 
section of the examination includes review of management and control, contracting authority, 
surety bond, claims, and financial interests of the title entity management and ownership. 
 

A. MANAGEMENT, CONTROL AND FINANCIAL INTERESTS  
IDAPA 18.05.01.014 & 015 

 
As of November 3, 2023, the Idaho Secretary of State shows C. Ward Enterprises, Inc., as active-
good standing and a filed DBA of Timberline Title & Escrow, Inc.; Christy Ward is listed as its 
President and Registered Agent, Victor Ward as Vice President, and Angela J. Bumgarner as 
Secretary. No exceptions were noted as a result of this portion of the examination.  
 

B. CONTRACTING AUTHORITY 
Idaho Code § 41-2710(2) 
 

The Agent has underwriting contracts with First American Title Insurance Company and Old 
Republic National Title Insurance Company. The underwriting contracts require high liability 
approval for risks in excess of $1,000,000.00 and are subject to deductible for loss of $2,500.00 
and $5,000.00, respectively. No exceptions were noted as a result of this portion of the 
examination. 
      

C. SURETY BOND 
Idaho Code §§ 41-2710(6), 2711 
IDAPA 18.05.01.021.07 & 08 
 

The Department has on file surety bond #93-BR-1542-1 in the amount of $30,000.00 issued by 
State Farm Fire and Casualty Company on behalf of the Agent. We confirmed during the 
examination that this bond is currently active. No exceptions were noted as a result of this portion 
of the examination. 
 

D. CLAIMS 
Idaho Code § 41-2708(1) & (2) 
 

The Agent reported four (4) claims filed within the examination period. The claims appear to be 
purported missed easements and/or access related matters. The claims do not appear to relate to 
any apparent material problems with the title plant. No exceptions were noted as a result of this 
portion of the examination. 
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II. ADVERTISING AND MARKETING 
Idaho Code § 41-2708(3) & (4) 
IDAPA 18.05.01.031 & Exhibit 1 

 
The examination included a review of the Agent’s marketing and sales practices.  A general ledger 
for each year under examination for all accounts involving contributions, donations, sales 
expenses, travel and meal expenses, Agent/staff function expenses, as well as samples of listing 
packages or property profiles were requested and received.  After a cursory review of the general 
ledgers, samples were picked within our examination parameters. Supporting documents for the 
samples were requested, received, and reviewed. No exceptions were noted as a result of this 
portion of the examination. 
 
III. TITLE FILE REVIEW 

Idaho Code §§ 41-2702, 2708 & 2709 
IDAPA 18.05.01.012, 013 & Exhibit 1(9) 

 
The title department is managed by Angela J. Bumgarner and is comprised of herself and one (1) 
title officer, Christy A. Ward, President of the Agent. The title plant is owned, posted, and 
maintained by the Agent in its offices located in Council, Idaho. A sample of title files were 
reviewed within the parameters of our examination for the rates charged, the correct insured 
amount of the owner’s and mortgagee’s policies, proper countersignatures, double sales, proper 
use of the Standards of Liability and liens and encumbrance rules, and unique kind or class of risk. 
No exceptions were noted as a result of this portion of the examination. 
 
IV. ESCROW FIDUCIARY ACCOUNTS AND FILE REVIEW 
 
The escrow department is managed by Christy A. Ward, President of the Agent, and is comprised 
of herself and one (1) escrow officer, Sandra K. Jones. 
 

A. FIDUCIARY ACCOUNTS 
IDAPA 18.05.01.021.04, 05 & 09 

 
The examination included a review of the fiduciary accounts utilized during the examination 
period. The accounts were reviewed for correct labeling, separation from operating funds, 
reconciliation, and negative balances. The fiduciary accounts are balanced on a daily basis and 
reconciled on a monthly basis by both Christy A. Ward, President, and Sandra K. Jones, Escrow 
Officer. The monthly reconciliations are reviewed by Christy A. Ward. No exceptions were noted 
as a result of this portion of the examination. 
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B. ESCROW FILE REVIEW 
Idaho Code § 41-2705(3) 
IDAPA 18.05.01.021 & 022 

 
The examination included a review of the escrow files opened during the examination period. A 
sample of the escrow files were reviewed within the parameters of our examination for adequate 
written instructions, conformity to the written instructions, rates charged as filed, signed settlement 
statements, receipt and disbursement ledgers, evidence of receipts and disbursements made, file 
overdrafts, and business interests of the escrow officers. No exceptions were noted as a result of 
this portion of the examination. 

SUMMARY OF RECOMMENDATIONS 
 
There were no recommendations as a result of the examination. 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





Jan Noriyuki
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