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John M. Nikolaus, CLTP   

President, Conestoga Title Insurance Co. 

Regardless of the slowdown in the industry, it has been a very busy time at Conestoga Title Insurance Co.  
As we continue to strive to provide the best customer service and remain on the forefront with 
technology, I have the following updates: 
 

Software integration:  Just over two years ago we introduced Conestoga’s integration with Qualia’s 

settlement software.  That effort was a tremendous success, assisting our company’s growth as many 

agents have transitioned to Qualia’s platform.  For over a year we have been planning and 

programming in preparation for the introduction of our full integration with SoftPro’s settlement 

software system.  I am happy to report that we have accomplished a great deal, have finalized the 

programming and are now testing the integration with a few select pilot agents.  We plan to initiate the 

complete rollout to all of our agents on SoftPro’s settlement software platform in the near future. 

Search Product:  Also just over two years ago we introduced a residential title search product for use 

with our agents on Qualia’s settlement software platform.  Since then we have been developing a 

means to expand our residential search product and we have now completed the project.  Our sales 

and marketing team is in the process of actively contacting agents who have previously expressed an 

interest in our search product.  Feel free to contact your Conestoga representative if you have not yet 

been contacted and have an interest. 

Underwriting Department:  In an effort to expand our servicing capabilities, we have added Anna Marie 

Sossong, Esq. to our underwriting team.  Anna Marie brings a wealth of knowledge and prior title 

industry experience to our company.  Look the for Anna Marie’s announcement later in this newsletter 

and help us extend a warm welcome! 

Seminars and Webinars:  Conestoga College 2022 was a huge success.  The event was held in Lancaster, 

PA on May 16th.  We had originally planned to hold the seminar in January but needed to postpone due 

to a Covid spike.  It was great to see everyone again after a two year break from live seminars.  We 

received many positive comments and our agents reported that they desire for us to continue with live 

seminars.  However, numerous agents suggested that we revert back to our traditional January 

schedule, a time of year when business is slower.  We have since booked January 16, 2023 as our next 

session of Conestoga College.  We will publish information about the seminar closer to the time.  

Regardless of our seminar activities, we will continue with regular webinars, providing continuing 

education and allowing agents and approved attorneys the opportunity to obtain CE and CLE credits in 

a remote environment. 

Website:  We have modernized our website so that it is more user friendly and provides enhanced 

information about our company and services.  Check it out at www.conestogatitle.com 

New Roof, Skylights and HVAC System:  Conestoga had a first-hand experience with supply chain issues.  

We had an aged 6,300 square foot flat roof, an older HVAC system and leaking 3rd floor skylights.  In the 

spring of 2021 we began the planning process with a general contractor.  Our goal was to have the 

project completed by the fall of 2021.  We were overly ambitious to say the least.  Due to supply chain 

issues, it took many months to obtain all of the roofing, HVAC and skylight materials.  The job is now 

almost completed and the construction process has gone very well.  Our compliments to Benchmark 

Construction, our general contractor, for a job well done!   

http://www.qualia.com
https://www.softprocorp.com/real-estate-software-solutions/softpro-360-data-integration/
http://www.conestogatitle.com
https://www.benchmarkgc.com/
https://www.benchmarkgc.com/


 

Anna Marie Sossong, Esq. has joined Conestoga Title 
Insurance Co. as Underwriting Counsel and will be available 
to answer questions for our agents. 
  
With many years of practicing real estate law she brings to 
our agents and approved attorneys a wealth of experience 
from her time in private practice and from service in the 
Pennsylvania state government.  
 
Most notably, Anna Marie was a Conestoga agent for 20 
years. 
 

While having done many residential closings, Anna Marie’s recent real estate work has been 

business and developer based. She has extensive experience with commercial real estate 

transactions, making her well versed and fully capable of helping you to manage any of your 

more complicated business transactions. 

 

In particular, she has worked with clients to identify real estate opportunities and work 

toward acquisition of the real estate and construction or development of the intended use, 

including resolution of municipal restrictions, appropriate financing or leasing terms and 

removal of state government barriers to the intended client use.  

 

In her most recent position, at Johnson Duffie in the Harrisburg, PA area, Anna Marie also 

managed the title insurance company Assured Land Transfers, Inc. including the title 

searcher and closing agents.  

 

Please join us in extending a warm welcome to Anna Marie as the newest member of 
Conestoga Title’s family of employees! 

Welcome to the newest member of our Underwriting Team. 



 

Conestoga College Classroom 2022 

Conestoga College Classroom was held on May 16, 2022 in Lancaster, PA.  
Our rescheduled event from January of 2022, was well attended with both 
Pennsylvania and Maryland agents and attorneys together for a 6.0 credit 
CE/CLE course presented in conjunction with the Pennsylvania Land Title 
Association.  

 

Bill Parker welcoming the group as the seminar begins. 

In addition to instruction from 
Conestoga Title ’s Bill Parker and 
Rick Hecker, we welcomed a 
great lineup of outside speakers.  
Ed Hayes, Esq. of Fox Rothschild 
led the way with an hour called 
“Title Claims – The Majority 
Really are Preventable.”  Later in 
the day we were joined by 
Steven Eisenberg, Esq of Stern 
Eisenberg discussing “Title 
Issues During the Foreclosure 
Process” and Stephen Hladik, 
Esq. of The HOF Law Group who 
presented an hour on “Mortgage 
Servicing Regulations & Related 
Post-Foreclosure Title Issues.” Stephen Hladik, Esq. during his presentation 



 

The last hour of the day featured a panel discussion about “Communications in 
Commercial Closings” with Bill Parker, V.P. Underwriting; Rick Hecker, Sr. V.P. - 
General Counsel; William Boben, Sr. V.P. of Sales & Leasing of High Associates;  
and  Michael Williams, V.P. Commercial Real Estate at Univest Bank.  Attendees 
were able to hear about the different perspectives, expectations, requirements and 
war stories relating to commercial transactions from the title insurance 
underwriter, the commercial Realtor and the commercial lender.   

Conestoga College Classroom panel discussion in progress. 

 

Conestoga Title Insurance Co. has announced the appointment of William (Bill) R. A. Boben, III, CCIM, SIOR, to 

its Board of Directors.  Mr. Boben serves as Senior Vice President – Sales/Leasing for High Associates, Ltd. where 

he manages the brokerage activities of the sales and leasing team who serves an array of clients including 

corporations, private companies, small businesses and individual investors, in assessing their real estate needs 

in an advisory role.  In addition, he evaluates the sales and leasing opportunities in the marketplace.  Mr. Boben 

oversees the leasing efforts for High Real Estate Group’s commercial/industrial portfolio that encompasses over 

five million square feet in Lancaster, Harrisburg and Chester Counties. 

Mr. Boben received the Certified Commercial Investment Member (CCIM) designation 

in 1997 and the Society of Industrial & Office Realtors (SIOR) designation in 2005, 

serving as President for the SIOR Philadelphia Chapter in 2016.  He was awarded the 

outstanding Commercial Deal Practitioner by his peers at the Lancaster County 

Association of Realtors.  Bill graduated from Hamilton College in 1985 with a Bachelor 

of Arts Degree in Government and received his Master’s Degree in Sports 

Management from the University of Richmond in 1990. 

Conestoga Title is pleased to have Bill join our team and look forward to his valuable 

perspective from the commercial real estate arena. 

Conestoga Title Welcomes New Member of the Board 



 

  

As a Title Insurance Agent, in your daily routine, it can be easy to miss the agency aspect of the 
designation of Title Insurance Agent. While not always in focus, the Agent’s role of being the 
underwriter’s, eyes, ears, and physical presence at the settlement table and during the 
transaction is invaluable.  

Take it from your underwriter, we count on our Agents every day to “know” their transaction, to 
watch, to listen, and to make sense of conflicting or even inaccurate information. These roles 
are particularly important in helping protect the consumer from the risk of fraud in a transaction.  

For those of you who attended Conestoga College in May, you heard from Ed Hayes, who was 
quick to point-out that fraudsters never seem to come to settlement in neon jumpsuits. Instead, 
as an Agent, you are forced to look out for “red-flags,” which again, are not typically the color 
red. Nevertheless, here are some key items that can be considered “red-flags” and when taken 
together can be a neon sign that a fraud may be afoot. 

 

 Requests not to appear personally in front of a notary. While I understand 
this is an obvious red-flag, it typically is not made without the appropriate high 
level of social pressure – meaning there is always a very unique and compelling 
reason for non-appearance.  

 No identification (or unreliable forms of identification). Fake identification 
can be a problem, but fraud due to the lack of identification is preventable.  

 Recent uninsured and unencumbered conveyance in the chain. Uninsured 
cash conveyances do occur, but if they are recent in the chain, caution should be 
used in verifying the parties to the prior transactions. 

 Recently recorded release of a mortgage. It is unusual that an individual 
would pay off their mortgage ahead of settlement.  

 Uninsured, intra-family deeds. Uninsured, intra-family conveyances are fraught 
with risk, not the least of which could be fraudulent execution of the recorded 
documents. 

 Unprofessional instruments. While there are folks that like to take the “DIY” 
approach to their conveyances, often times, so do fraudsters.  

 Absentee Owner. Forgers tend to prefer property where the real owner is not 
going to be aware of the transfer for some time and accordingly, Absentee 
Owner’s make a great target. 

 Buyer walking away with money. It certainly happens, but is not a common 
occurrence and should be treated with caution.  

 Buyer is reluctant to bring good funds to closing. Without good funds, an 
Agent may find themselves funding a settlement unwillingly.          

While there is no easy way to avoid the risk a transactional fraud, as an underwriter, we rely 
on your ears, eyes, and presence to protect our consumers. Buying a home maybe the single 
largest purchase a consumer will make, and being able to do so with confidence in the title, is 
the key role of you our Title Insurance Agents.  

Seeing Red 
Rick Hecker, Esq.  VP Sr. General Counsel 



 

In today’s technology driven society, more and more people go online 
to research products and services that they are interested in buying.  
Usually, part of the research involves scrolling down customer reviews.  
Think about buying on Amazon.  Most of us will extensively research 
the product including the reviews before clicking the “complete my 
order” button.  It is natural that we want to make sure we are getting a 

quality product or service. There are a variety of ways to capitalize on this phenomenon with 
your title agency or law firm.  This article will focus on Google reviews.  Google reviews will 
allow your title agency to validate your business with potential customers as well as 

increase online awareness and SEO (search engine optimization).   

First and foremost, you will have to create a “Google Business” profile.  It is very simple to 
set up the profile and there are many tutorials and walkthroughs on the internet on how to 
create this account.  As an example, if you Google a local restaurant, you will likely see the 
restaurant pop up with pictures, a map, contact info and Google reviews on the right-hand 
side of your screen.  This is what you will be aiming to do with your title agency or law firm. 

Once your Google Business Profile is set up, you have the ability to start receiving reviews.  
This is easier said than done.  While leaving a review does take a little time and effort (not a 
lot but the customer does have to go out of his or her way to do this), make it a habit to ask 
for reviews at every opportunity.  A good practice is to contact the real estate agents with 
whom you have a good relationship or the buyer with whom you have had a very smooth 
closing and kindly ask if they are willing to leave a review.  To make it easier for reviewers, 
provide a direct link to the review site in an email. 

Google reviews are on a scale between 1 and 5 stars (with 5 being the best).  The more 
overall reviews you have, the more visible your company becomes and this is where SEO 
comes into play.  When someone googles “Title Insurance in XYZ county Pennsylvania,” the 

top results on Google’s first page will be skewed toward companies that have more Google 
reviews.  

One other important tool for you to use is your interaction with any comments made in the 
reviews. If someone leaves a positive review, you as the owner can respond to that review, 
“thank you for the kind review, we really enjoyed working with you!”  The same goes for any 
negative reviews, which are inevitable.  It is important that you address negative reviews by 
leaving a reply to the comment such as, “we are sorry for your 
experience…” and determine if you can offer a solution to the problem 
presented.   

In conclusion, I highly recommend that you create a Google Business 
Profile and request reviews from clients.  This is a great marketing tool 
to draw more awareness to your business and makes your business 
more visible and easier to find.   

Google Reviews: Easy Effective Marketing for Your Agency or Firm 

Jonathan Markel, VP Marketing 



 

The notification of an annual audit can be a stressful time, but it doesn’t have to be.  At Conestoga we 

aim to be a support tool to help you improve your business, not just point out errors.  So, instead of 

dreading audit day, look at this as a learning tool of how to better your operation. Following is a 

checklist to help you prepare: 

Qualia: 
 Complete copy of bank statement 
 Complete Three-Way Reconciliation Reports 

as of statement ending date, including: 
 

 Reconciliation Summary 
 Cleared Debit Report 
 Cleared Credit Report 
 Uncleared Debit Report 
 Uncleared Credit Report 
 Trial Balance Report 
 Evidence of Management Review 

(signed/dated) 

TitleExpress: 
 Complete copy of bank statement 
 Complete Three-Way Reconciliation Reports 

as of statement ending date, including: 
 

 Book to Bank Balance Report 
 Cleared Items Report 
 Trial Balance (Unbalanced) Report 
 Outstanding Disbursements and 

Deposits Report 
 Evidence of Management Review 

(signed/dated) 
 

Softpro: 

 Complete copy of bank statement 
 Complete Three-Way Reconciliation Reports as of statement ending date, including: 

 Escrow Account Reconciliation Summary Report 
 Escrow Trial Balance Report (Balances Only) 
 Receipts & Disbursements Report (Outstanding) – Detailed Format 
 Statement Proofing Register – Detailed Format 
 Transferred Funds Report – Full Detail 

 Evidence of Management Review (signed/dated) 

Quick Reference Guide for Reconciliations with Common Software Programs 

 Make sure staff are aware of the upcoming audit so everything can be prepared and 
ready for the auditor upon arrival. 

 CTIC Status Reports and Variance Reports are sent out ahead of the audit.  Please review 
and address them so that any questions can be answered by the auditor.  

 Status Reports show any file in process that we either still need payments on and/
or policies and settlement sheets remitted.  The Status report will also reflect any 
corrections that need made to the policy.   

 The Variance Report shows any discrepancies in remittances, which could be un-
derpayments or overpayments. 

 A review of the bank statements and reconciliation reports for the past 12 months for all 
accounts pertaining to CTIC transactions are part of the audit.   

How to Prepare for an Audit 
Lisa Fischer, Senior Agency Auditor 



 
How to Prepare for an Audit continued: 

QuickBooks: 
 Complete copies of bank statements 
 Complete Three-Way Reconciliation Reports as of statement ending date, including: 
 

 Reconciliation Summary Report 
 Reconciliation Detail Report (shows cleared and un-cleared items) 
 Trial Balance Report 

 Evidence of Management Review (signed/dated) 

 Make sure any forms, including Questionnaire and Maryland State Report forms, if applicable, 
are completed. 

 
 Prior to the audit, we will request that certain files be accessible during the audit.  Please make 

sure all of those files are available and ready for the auditor upon arrival.  If documents are 

kept in several different locations, make sure they are easily accessible.  This means that if a 

computer is required to access them, make sure the staff is aware that the auditor will need 

access to the computer for several hours that day so that other accommodations for staff can 

be made ahead of time so work can continue. 

Items that will be reviewed: 
 Title Search/Abstract 

 Commitment 

 Patriot Act and Domestic Relation Searches 

 Agreement of Sales/Lender Mortgage Commitment 

 Copies of Recorded Documents 

 Evidence of Photo ID 

 Tax Certifications 

 Evidence of Recorded Releases/Satisfactions 

 CD/HUD 

 Affidavits/Privacy notices/Notice of Owners Insurance 

 Final Policies including Endorsements 

 Final Disbursement sheet and confirmation of funds received 

Findings will be reviewed with management at the end of the audit and a final report will 
be generated and sent out.  If you have any questions about preparing for an audit, please 
email lfischer@conestogatitle.com 



Conestoga Title Insurance Co. Personnel Contact Information 

 

  Conestoga Title is pleased to announce two 
staff promotions: 

 
Jonathan Markel– Vice President– Marketing 

Rick Hecker, Esq.—Senior Underwriting Counsel 

MAIN PHONE

NAME POSITION DIRECT DIAL EXTENSION EMAIL

Alena Marcinkoski Agency Admin. Assistant 800-672-2985 2507 amarcinkoski@conestogatitle.com

Anna Marie Sossong Underwriting Counsel 800-861-9352 2511 asossong@conestogatitle.com

Bill Parker VP, Claims & Underwriting 800-861-9414 2503 wparker@conestogatitle.com

Colleen Sheerin Marketing Assistant 717-431-2764 2502 csheerin@conestogatitle.com

Don Delgado VP, Agency Administration 800-724-0935 2505 ddelgado@conestogatitle.com

Doug Riggin VP Sales 800-257-4176 2506 driggin@conestogatitle.com

Ethan Trowbridge Title Dept. Officer 800-257-9414 2501 etrowbridge@conestogatitle.com

Joe Kambic VP, Claims & Recovery 800-257-5217 2508 jkambic@conestogatitle.com

Joel Angelo Agency Auditor 800-830-9031 2509 jangelo@conestogatitle.com

John Nikolaus President 800-272-3570 2510 jnikolaus@conestogatitle.com

Jon Markel VP, Marketing 717-431-1260 2517 jmarkel@conestogatitle.com

Laurie Ordnung Paralegal 877-502-5157 2512 lordnung@conestogatitle.com

Lisa Fischer Senior Agency Auditor 800-272-9578 2504 lfischer@conestogatitle.com

Rebecca Breault Paralegal, UW Administrator 800-478-8630 2513 rbreault@conestogatitle.com

Rick Hecker Senior VP, General Counsel 855-856-0246 2533 rhecker@conestogatitle.com

Robin Wolbert Treasurer 800-257-1966 2514 rwolbert@conestogatitle.com

Sheryl Childs Policy Adminstrator 800-257-7921 2515 schilds@conestogatitle.com

Susan Anderson Paralegal 877-502-5158 2516 sanderson@conestogatitle.com

800-257-9414 titledept@conestogatitle.com

UNDERWRITING 

SERVICE TEAM 800-478-8630 uwrequests@conestogatitle.com

TITLE DEPARTMENT

Click the image at the right to check out our new 
website.  Conestoga has the same web address 
but with a new look. The website tells the story 
of Conestoga and will feature news and updates.  

Our New  Website is Up and Running! 

http://www.conestogatitle.com/

