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Real Estate 
Mid-Year Rate Insights
Insurers began to offer more coverage capacity for certain accounts during Q2. Underwriters 

have been more flexible for those insureds with strong loss prevention, minimal catastrophe 

exposure and good loss histories. However, high-value properties often require multiple insurers 

to meet coverage limits.

The real estate liability market, especially umbrella and excess, remains tight. Insurers are cutting 

limits due to poor profitability tied to nuclear verdicts and frequent claims.

Though inflation is easing, underwriters still demand updated 2025 replacement cost valuations. 

Properties insured below market value may face higher premiums despite rate reductions. The 

recent Los Angeles wildfires underscored the need for accurate valuations in high-risk areas and 

may lead to stricter underwriting. Tariffs could also increase volatility in repair costs.

Best-in-class habitational and residential portfolios are seeing the most favorable excess market 

conditions. While retail insurers remain cautious, non-admitted (E&S) carriers are holding steady 

on renewals. Excess line premiums are down by a third or more, and flexible lender insurance 

requirements continue to benefit real estate owners seeking cost-effective options.
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Real Estate 
Mid-Year Rate Insights
Additional rate trends specific to real estate:s 

 

Residential and habitational property rates are down 25% to flat. While there are still 

exceptions to the overall trend of rate decreases in this line, material increases are 

uncommon. Most residential and habitational sector placements are structured as shared 

and layered programs and benefit from increased competition and ultimately rate 

reductions thanks to broader carrier appetites. Risk quality and geographic exposure 

are significant rating components for this sector. Underwriters have welcomed rate relief 

from reinsurers but remain focused on minimizing catastrophic exposure, particularly 

for wind, severe convective storms and wildfire. Accounts exposed to severe convective 

storm activity are seeing a higher degree of scrutiny.

Coverage Mid-Year Real Estate Rate Trends

Commercial property  
(well-protected, low risk) -5% to -20%

Commercial property  
(tough occupancy or CAT-exposed) +10% to +15%

Excess property 
(large schedules $500M+) -30% to -40%
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Rate Report

HUB International’s rate guidance comprises an analysis of proprietary national survey data and 
interviews with HUB commercial insurance brokers and risk services consultants who specialize in all 
industries throughout North America.

In Q2 2025, rates are averaging between 1.8-6.5% for commercial insurance for the middle and upper 
middle market in the U.S. Property is seeing a great deal of market competition with capacity supply 
outpacing demand and very favorable results for many insureds as a result. However, regions such as 
California that are exposed to wildfire or certain parts of Central U.S. with severe convective storm 
exposure continue to face underwriting scrutiny. Casualty remains volatile and is highly dependent on 
loss history and type of risk. Additionally, risks associated with premises liability, civil unrest and mass 
casualty exposures are drawing more carrier scrutiny. Overall, ongoing geopolitical instability, supply 
chain fragility and inflationary cost pressures mean P&C underwriters will keep scrutinizing catastrophe-
exposed risks and those industries that face serious liability challenges. 

Commercial auto and excess liability continue to see the most consistent rate increases as insurers look 
to offset escalating claims severity from distracted driving, rising repair costs and adverse litigation 
outcomes. For workers' comp, select carriers are pursuing modest increases driven by profitability 
concerns and economic pressure is driving potential shifts in employment patterns that could further 
elevate claim frequency heading into late 2025. The Private and Non-Profit Directors & Officers (D&O) 
marketplace remains stable and highly competitive. Premiums are generally flat to down slightly (up to 
5%), barring significant changes in exposure. The Public Company D&O market premiums are generally 
flat to -10%. However, certain classes may see increased premiums.

Coverage U.S. Rate  
Guidance Insights

Commercial  
Automobile +5% to +15%

Loss severity and accident frequency due to more vehicles on 
the road remain problematic for commercial auto exposure. Auto 
parts inflation persists and could be exacerbated depending on 
tariffs, leading to increased volatility in pricing. For this reason, rate 
increases in auto physical damage may be higher than auto liability 
in some cases or may be offset by higher auto physical damage 
deductibles.    

Heavy vehicle rates may be higher due to greater accident severity. 
Radius and operations are also factors that could reduce or 
increase risk (i.e., vehicles that operate more slowly and on local 
routes versus highways are generally considered less risky). The 
specific geography of the vehicles has become more scrutinized 
due to deteriorating litigation climates in certain jurisdictions, 
though clients with more vehicles in difficult jurisdictions may see 
higher rate impacts. Specific client loss experience remains the 
largest variable in determining rates, and the growing exposure 
base tends to help keep rates lower as premiums are increasing 
due to the exposure.

General Liability Flat to +10%

The general liability market is more stable compared with other 
lines, like auto. However, losses in certain sectors have contributed 
to reduced capacity, such as coverage for sexual misconduct 
liability (SML) within a GL policy, product liability and premises 
liability risks with significant access to the public due to concerns 
over violence.   

Rate trends vary significantly by industry, program structures 
(guaranteed cost to high deductible), loss experience and 
exposure growth or shrinkage. Some of the most challenging 
sectors include habitational real estate and industries or operations 
that have exposure to SML. 
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Rate Report

Coverage U.S. Rate  
Guidance Insights

Workers’  
Compensation -5% to +5%

Economic conditions are a key driver of workers’ compensation 
premiums due to payroll. When the economy does well, more 
premium is collected, which depresses rates. Alternatively, 
recessionary economic trends that lead to decreasing payrolls can 
amplify rate increases.   

Rates have remained largely stable this year, driven by a multi-year 
trend of decreasing claims frequency. However, claims severity 
has increased, causing modest increases for some clients with 
guaranteed cost and lower deductibles.

Package Flat to +10%

Package policy pricing tends to be less volatile than individually 
placed coverages. For example, as profitability in the property 
market improves, any rate decreases may offset or reduce 
increases in other lines, such as GL or auto.   

Any increases or decreases in base exposure could significantly 
impact renewal pricing as insurers seek to maintain premium 
levels. Rates may increase more significantly even when exposures 
decline. Including commercial auto coverage may lead to larger 
rate increases due to loss severity trends in the auto line.

Umbrella & Excess 
Liability +5% to +10%

Loss severity trends in auto liability and GL are the largest factors 
driving rate increases in umbrella and excess liability coverage. 
Larger and heavier vehicle fleets remain the most significant 
variable contributing to rate increases. While GL loss trends vary 
by industry and geography, the deteriorating litigation climate in 
the U.S. and increasing defense costs are major factors in pricing.   

Risks with exposure to potential violence, such as public events, 
sexual misconduct or human trafficking, as well as difficult product 
liability, can be challenging for umbrella and excess liability 
placements.

Commercial  
Property -15% to +5%

The property market has quickly reversed course from needed rate 
increases over the past several years. Competition has increased 
amongst insurers, with capacity expanding as they work to achieve 
aggressive growth targets. Placements with just one carrier are 
seeing single-digit decreases on average, while shared and layered 
programs are receiving decreases of more than 10%. Outliers 
remain in both directions, based on individual account attributes.  

Key trends impacting property rate behavior include program 
structure (single carrier vs. shared and layered), account loss 
experience and geographic exposure, particularly in areas with 
exposure to wind, flood, severe convective storm and wildfire. 
Other underwriting factors include data quality and valuation 
adequacy, as well as risk quality and loss control.

Catastrophic Perils -20% to flat

Rates for catastrophic perils continue to ease due to an abundance 
of reinsurance capacity. However, underwriting awareness on 
former secondary perils specific to severe convective storms and 
wildfire remains. While there are general patterns of deductible 
relief for CAT perils, there have also been some rate increases in 
certain markets. 

Alternative risk solutions, such as parametric products, can provide 
further options to insureds trying to manage exposures.
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Rate Report

Coverage U.S. Rate 
Guidance Insights

Environmental Flat to +5%

Premises pollution liability rates remain flat except for hospitality 
and habitational risks, where the market is pushing for small rate 
increases. The market for contractors' pollution liability remains 
competitive. Contracting risks generally experience higher rate 
increases than those risks with product liability exposure. 

In response to social inflation and evolving loss development 
trends, some insurers have reduced capacity or imposed additional 
premium requirements for excess limits placed over combined 
general liability, pollution and commercial auto policies. However, 
new market entrants have become available to replace the 
capacity reduction in limit towers.

Directors & Officers: 
Private -5% to +5%

New insurers have entered the private company D&O market and 
are aggressively pursuing new business. While some insurers are 
looking for higher premiums for employment practices liability 
coverage, there is still ample capacity in the marketplace. The 
increased competition has kept pricing and retention stable. 
Coverage improvements are widely available. 

Expect competition among insurers to continue. Underwriting 
concerns with certain classes of business persist, including 
healthcare, education, oil and gas, cryptocurrency and cannabis.

Directors & Officers: 
Public -10% to Flat 

The D&O market for public companies remains favorable as we 
enter the second half of 2025. While capacity remains strong, 
there are early signs of tightening in pricing, retentions, and 
terms—particularly for higher-risk insureds, such as those facing 
solvency concerns or with exposure to crypto, cannabis, or 
transactional risks. 

Overall, Federal securities class-action filings are on the rise after a 
period of decline, with a notable uptick in cases related to artificial 
intelligence as an emerging trend to watch. Still, unless there is 
significant carrier consolidation, rates and coverage are expected 
to remain favorable in the near term.

Cyber Liability -5% to Flat

The cyber market remains competitive for insureds with strong 
cybersecurity controls, both on primary and excess. Early in 2025, 
a few insurers signaled the need for rate increases in specific 
industry classes or excess positions, but their stances have 
softened somewhat within the past quarter.   

Cyber claims remain frequent, but the nature of threats has 
changed. Ransomware attacks now focus more on stealing 
sensitive data for extortion, as systems have become better at 
resisting network lockouts. Meanwhile, social engineering is on the 
rise, driven by deepfakes and AI-powered scams. 

Professional  
Liability: Misc. Errors 

& Omissions
-2% to +2%

MPL risks face broad competition, but carrier appetites differ. As 
firms grow and expand their suite of services, renewals may be 
impacted, requiring more tailored policy language and expertise. 

Underwriters are more focused on the financial impact of errors. 
Services with high potential for costly mistakes are seeing less 
market interest and, in many cases, higher rates. 
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The information in this piece is solely for general information purposes and is not intended as tax or legal advice. We do not warrant the accuracy, 
completeness or usefulness of the information. We disclaim all liability and responsibility arising from any reliance placed on the information by you or 
anyone else who may be informed of any of its contents. This information may include content provided by other parties. All statements and/or opinions 
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offices across 
North America

570+

https://www.hubinternational.com/en/forms/subscription/outlook-2025-en/

