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PART I

Item 1.Business 
Introductory Note
The following describes the business of Fidelity National Financial, Inc. and its subsidiaries. Except where otherwise
noted, all references to “we,” “us,” “our,” or “FNF” are to Fidelity National Financial, Inc. and its subsidiaries, taken together.
Overview
We have organized our business into two groups, FNF Group and FNF Ventures ("FNFV").
Through FNF Group, we are a leading provider of (i) title insurance, escrow and other title-related services, including
trust activities, trustee sales guarantees, recordings and reconveyances and home warranty products and (ii)
technology and transaction services to the real estate and mortgage industries. FNF Group is the nation’s largest title
insurance company operating through its title insurance underwriters - Fidelity National Title Insurance Company,
Chicago Title Insurance Company, Commonwealth Land Title Insurance Company, Alamo Title Insurance and
National Title Insurance of New York Inc. - which collectively issue more title insurance policies than any other title
company in the United States. Through our subsidiary ServiceLink Holdings, LLC ("ServiceLink"), we provide
mortgage transaction services including title-related services and facilitation of production and management of
mortgage loans. FNF Group also provides industry-leading mortgage technology solutions, including MSP®, the
leading residential mortgage servicing technology platform in the U.S., through its majority-owned subsidiary, Black
Knight Financial Services, Inc. ("Black Knight"). On December 7, 2016, we announced that our Board of Directors
has approved a tax-free plan whereby we intend to distribute all 83.3 million shares of Black Knight common stock
that we currently own to holders of our FNF Group common stock. See further discussion in Item 7 Management
Discussion and Analysis.
Through FNFV group, our diversified investment holding company, we own majority and minority equity investment
stakes in a number of entities, including American Blue Ribbon Holdings, LLC ("ABRH"), Ceridian HCM, Inc.
("Ceridian"), and Digital Insurance, Inc. ("OneDigital"). On December 7, 2016, we announced that our Board of
Directors has approved a tax-free plan whereby we intend to redeem all outstanding shares of our FNFV Group
common stock in exchange for shares of common stock of FNFV.  Following the distribution, FNF and FNFV will
each be independent, fully-distributed, publicly-traded common stocks, with FNF and FNFV no longer being tracking
stocks. See further discussion in Item 7 Management Discussion and Analysis.
As of December 31, 2016, we had the following reporting segments:
FNF Group

•

Title. This segment consists of the operations of our title insurance underwriters and related businesses. This segment
provides core title insurance and escrow and other title-related services including trust activities, trustee sales
guarantees, recordings and reconveyances, and home warranty products. This segment also includes our transaction
services business, which includes other title-related services used in the production and management of mortgage
loans, including mortgage loans that experience default.

•
Black Knight. This segment consists of the operations of Black Knight, which, through leading software systems and
information solutions, provides mission critical technology and data and analytics services that facilitate and automate
many of the business processes across the life cycle of a mortgage.

• FNF Group Corporate and Other. This segment consists of the operations of the parent holding company,
certain other unallocated corporate overhead expenses, and other real estate operations.

FNFV

•

Restaurant Group. This segment consists of the operations of ABRH, in which we have a 55% ownership interest.
ABRH and its affiliates are the owners and operators of the O'Charley's, Ninety Nine Restaurants, Village Inn, Bakers
Square, and Legendary Baking restaurant and food service concepts. This segment also included the results of
operations of J. Alexander's, Inc. ("J. Alexander's") through the date which it was distributed to FNFV shareholders,
September 28, 2015, and the Max & Erma's concept, which was sold pursuant to an Asset Purchase Agreement on
January 25, 2016.
•

Edgar Filing: Fidelity National Financial, Inc. - Form 10-K

5



FNFV Corporate and Other. This segment primarily consists of our share in the operations of certain equity
investments, including Ceridian, as well as consolidated investments, including OneDigital, in which we own 96%,
and other smaller investments which are not title-related.

1
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Competitive Strengths
We believe that our competitive strengths include the following:
Corporate principles.  A cornerstone of our management philosophy and operating success is the six fundamental
precepts upon which we were founded, which are:
•Autonomy and entrepreneurship;
•Bias for action;
•Customer-oriented and motivated;
•Minimize bureaucracy;
•Employee ownership; and
•Highest standard of conduct.
These six precepts are emphasized to our employees from the first day of employment and are integral to many of our
strategies described below.
Competitive cost structure.  We have been able to maintain competitive operating margins in part by monitoring our
businesses in a disciplined manner through continual evaluation of title order activity and management of our cost
structure. When compared to our industry competitors, we also believe that our structure is more efficiently designed,
which allows us to operate with lower overhead costs.
We believe that our competitive strengths position us well to take advantage of future changes to the real estate
market.
Title 
Leading title insurance company.  We are the largest title insurance company in the United States and a leading
provider of title insurance and escrow and other title-related services for real estate transactions. Through the third
quarter of 2016, our insurance companies had a 33.3% share of the U.S. title insurance market, according to the
American Land Title Association ("ALTA").
Established relationships with our customers.  We have strong relationships with the customers who use our title
services. Our distribution network, which includes approximately 1,300 direct residential title offices and more than
5,000 agents, is among the largest in the United States. We also benefit from strong brand recognition in our multiple
title brands that allows us to access a broader client base than if we operated under a single consolidated brand and
provides our customers with a choice among brands.
Strong value proposition for our customers.  We provide our customers with title insurance and escrow and other
title-related services that support their ability to effectively close real estate transactions. We help make the real estate
closing more efficient for our customers by offering a single point of access to a broad platform of title-related
products and resources necessary to close real estate transactions.
Proven management team.  The managers of our operating businesses have successfully built our title business over
an extended period of time, resulting in our business attaining the size, scope and presence in the industry that it has
today. Our managers have demonstrated their leadership ability during numerous acquisitions through which we have
grown and throughout a number of business cycles and significant periods of industry change.
Commercial title insurance.  While residential title insurance comprises the majority of our business, we are also a
significant provider of commercial real estate title insurance in the United States. Our network of agents, attorneys,
underwriters and closers that service the commercial real estate markets is one of the largest in the industry. Our
commercial network combined with our financial strength makes our title insurance operations attractive to large
national lenders that require the underwriting and issuing of larger commercial title policies.
Black Knight
Market leadership with comprehensive and integrated solutions. Black Knight is a leading provider of comprehensive
and integrated solutions to the mortgage industry. One or more of Black Knight's solutions are utilized by 23 of the
top 25 servicers and 22 of the top 25 originators in the United States according to Inside Mortgage Finance as of
December 31, 2016. Its solutions are utilized to service approximately 61% of all U.S. first lien mortgages as of
December 31, 2016, according to the Black Knight Mortgage Monitor Report, and to operate one of the industry’s
largest exchanges connecting originators, agents, settlement services providers and investors. We believe Black
Knight's leadership position is, in part, the result of its unique expertise and insight developed from over 50 years
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serving the needs of customers in the mortgage industry. Black Knight has used this insight to develop an integrated
and comprehensive suite of proprietary technology, data and analytics solutions to automate many of the
mission-critical business processes across the entire mortgage loan life cycle. These integrated solutions are designed
to reduce manual processes, assist in improving organizational compliance and mitigating risk, and to ultimately
deliver significant cost savings to our clients.
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Broad and deep client relationships with significant recurring revenues. Black Knight has long-standing relationships
with its largest clients. Black Knight frequently enters into long-term contracts with its mortgage servicing and loan
origination clients that contain volume minimums and provide for annual increases. Its products are typically
embedded within its clients’ mission-critical workflow and decision making processes across various parts of their
organizations.
Extensive data assets and analytics capabilities. Black Knight develops and maintains large, accurate and
comprehensive data sets on the mortgage and housing industry that we believe are competitively differentiated. Its
unique data sets provide a combination of public and proprietary data in real-time and each of Black Knight's data
records features a large number of attributes. Black Knight's data scientists utilize its data sets, subject to any
applicable use restrictions, and comprehensive analytical capabilities to create highly customized reports, including
models of customer behavior for originators and servicers, portfolio analytics for capital markets and government
agencies and proprietary market insights for real estate agencies. Black Knight's data and analytics capabilities are
also embedded into its technology platform and workflow products, providing its clients with integrated and
comprehensive solutions.
Scalable and cost-effective operating model. We believe Black Knight has a highly attractive and scalable operating
model derived from its market leadership, hosted technology platforms and the large number of clients it serves across
the mortgage industry. Black Knight's scalable operating model provides it with significant benefits. Black Knight's
scale and operating leverage allows it to add incremental clients to its existing platforms with limited incremental cost.
As a result, Black Knight's operating model drives attractive margins and generates significant cash flow. Also, by
leveraging its scale and leading market position, Black Knight is able to make cost-effective investments in its
technology platform to meet evolving regulatory and compliance requirements, further increasing its value proposition
to clients.
World class management team with depth of experience and track record of success. Black Knight's management team
has an average of over 20 years of experience in the banking technology and mortgage processing industries and a
proven track record of strong execution capabilities. Following our acquisition of Lender Processing Services, Inc.
("LPS") in 2014, Black Knight has significantly improved its operations and enhanced its go-to-market strategy,
further integrated its technology platforms, expanded its data and analytics capabilities and introduced several new
innovative products. Black Knight has executed all of these projects while delivering attractive revenues growth and
strong profitability.
FNFV
Proven management team.  Our executive management team has a proven track record of investment identification
and management. Our executive management's breadth of knowledge of capital markets allows us to identify
companies and strategic assets with attractive value propositions, to structure investments to maximize their value, and
to return the value created to shareholders.
Strategy
Title
Our strategy in the title business is to maximize operating profits by increasing our market share and managing
operating expenses throughout the real estate business cycle. To accomplish our goals, we intend to do the following:

•

Continue to operate multiple title brands independently.  We believe that in order to maintain and strengthen our title
insurance customer base, we must operate our strongest brands in a given marketplace independently of each other.
Our national and regional brands include Fidelity National Title, Chicago Title, Commonwealth Land Title, Lawyers
Title, Ticor Title, Alamo Title, and National Title of New York. In our largest markets, we operate multiple brands.
This approach allows us to continue to attract customers who identify with a particular brand and allows us to utilize a
broader base of local agents and local operations than we would have with a single consolidated brand.

•

Consistently deliver superior customer service.  We believe customer service and consistent product delivery are the
most important factors in attracting and retaining customers. Our ability to provide superior customer service and
consistent product delivery requires continued focus on providing high quality service and products at competitive
prices. Our goal is to continue to improve the experience of our customers, in all aspects of our business.
•
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Manage our operations successfully through business cycles.  We operate in a cyclical industry and our ability to
diversify our revenue base within our core title insurance business and manage the duration of our investments may
allow us to better operate in this cyclical business. Maintaining a broad geographic revenue base, utilizing both direct
and independent agency operations and pursuing both residential and commercial title insurance business help
diversify our title insurance revenues. We continue to monitor, evaluate and execute upon the consolidation of
administrative functions, legal entity structure, and office consolidation, as necessary, to respond to the continually
changing marketplace. We maintain shorter durations on our investment portfolio to mitigate our interest rate risk. A
more detailed discussion of our investment strategies is included in “Investment Policies and Investment Portfolio.”

3
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•

Continue to improve our products and technology.  As a national provider of real estate transaction products and
services, we participate in an industry that is subject to significant change, frequent new product and service
introductions and evolving industry standards. We believe that our future success will depend in part on our ability to
anticipate industry changes and offer products and services that meet evolving industry standards. In connection with
our service offerings, we are continuing to deploy new information system technologies to our direct and agency
operations. We expect to improve the process of ordering title and escrow services and improve the delivery of our
products to our customers.

•

Maintain values supporting our strategy.  We believe that our continued focus on and support of our long-established
corporate culture will reinforce and support our business strategy. Our goal is to foster and support a corporate culture
where our employees and agents seek to operate independently and maintain profitability at the local level while
forming close customer relationships by meeting customer needs and improving customer service. Utilizing a
relatively flat managerial structure and providing our employees with a sense of individual ownership support this
goal.

•

Effectively manage costs based on economic factors.  We believe that our focus on our operating margins is essential
to our continued success in the title insurance business. Regardless of the business cycle in which we may be
operating, we seek to continue to evaluate and manage our cost structure and make appropriate adjustments where
economic conditions dictate. This continual focus on our cost structure helps us to better maintain our operating
margins.
Black Knight
Black Knight's comprehensive and integrated technology platforms, robust data and analytic capabilities,
differentiated business model, broad and deep client relationships and other competitive strengths enable us to pursue
multiple growth opportunities. Black Knight intends to continue to expand its business and grow through the
following key strategies:

•

Further penetration of its solutions with existing clients. We believe Black Knight's established client base presents a
substantial opportunity for growth. Black Knight seeks to capitalize on the trend of standardization and increased
adoption of leading third party solutions and increase the number of solutions provided to its existing client base.
Black Knight intends to broaden and deepen its client relationships by cross-selling its suite of end-to-end technology
solutions, as well as its robust data and analytics. By helping its clients understand the full extent of its comprehensive
solutions and the value of leveraging the multiple solutions Black Knight offers, we believe Black Knight can expand
its existing relationships by allowing its clients to focus on their core businesses and their customers.

•

Win new clients in existing markets. Black Knight intends to attract new clients by leveraging the value proposition
provided by its technology platform and comprehensive solutions offering. In particular, we believe there is a
significant opportunity to penetrate the mid-tier mortgage originators and servicers market. We believe these
institutions can benefit from Black Knight's proven solutions suite in order to address complex regulatory
requirements and compete more effectively in the evolving mortgage market. Black Knight intends to continue to
pursue this channel and benefit from the low incremental cost of adding new customers to its scaled technology
infrastructure.

•

Continue to innovate and introduce new solutions. Black Knight's long-term vision is to be the industry-leading
provider for participants of the mortgage industry for their platform, data and analytic needs. Black Knight intends to
enhance what we believe is a leadership position in the industry by continuing to innovate its solutions and refine the
insight Black Knight provides to its clients. Black Knight has a strong track record of introducing and developing new
solutions that span the mortgage loan life cycle, are tailored to specific industry trends and enhance its clients’ core
operating functions. By working in partnership with key clients, Black Knight has been able to develop and market
new and advanced solutions to its client base that meet the evolving demands of the mortgage industry. In addition,
Black Knight will continue to develop and leverage insights from its large public and proprietary data assets to further
improve its customer value proposition.
•Selectively pursue strategic acquisitions. The core focus of its strategy is to grow organically. However, Black Knight
may selectively evaluate strategic acquisition opportunities that would allow it to expand its footprint, broaden its
client base and deepen its product and service offerings. We believe that there are meaningful synergies that result
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from acquiring small companies that provide best-of-breed single point solutions. Integrating and cross-selling these
point solutions into Black Knight's broader client base and integrating acquisitions into its efficient operating
environment would potentially result in revenue and cost synergies.
FNFV
Through FNFV we actively manage a group of companies and investments with a net asset value of approximately
$916 million as of December 31, 2016. The businesses within FNFV primarily consist of our majority ownership
positions in ABRH and OneDigital and our 33% minority investment in Ceridian. Our strategy for the Group is to
continue our activities with respect to such business investments to achieve superior financial performance, maximize
and ultimately monetize the value of those assets and to continue to pursue similar investments in businesses and to
grow and achieve superior financial performance with respect to such newly acquired businesses.

4
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Restaurant Group
Our restaurant operations are focused in the family dining and casual dining segments. The Restaurant Group's
strategy is to achieve long-term profit growth and drive increases in same store sales and guest counts. We have a
highly experienced management team that is focused on enhancing the guest experience at our restaurants and
building team member engagement. We also utilize a shared service platform that takes advantage of the combined
back-office synergies of our operating companies. We expect to continue to maintain a strong balance sheet for our
Restaurant Group to provide stability in all operating environments.
Acquisitions, Dispositions, Minority Owned Operating Subsidiaries and Financings
Acquisitions have been an important part of our growth strategy. Dispositions have been an important aspect of our
strategy of returning value to shareholders. On an ongoing basis, with assistance from our advisors, we actively
evaluate possible transactions, such as acquisitions and dispositions of business units and operating assets and
business combination transactions.
In the future, we may seek to sell certain investments or other assets to increase our liquidity. Further, our
management has stated that we may make acquisitions in lines of business that are not directly tied to, or synergistic
with, our core operating segments.  In the past we have obtained majority and minority investments in entities and
securities where we see the potential to achieve above market returns. Fundamentally our goal is to acquire quality
companies that are well-positioned in their respective industries, run by best in class management teams in industries
that have attractive organic and acquired growth opportunities. We leverage our operational expertise and track record
of growing industry leading companies and also our active interaction with the acquired company's management
directly or through our board of directors, to ultimately provide value for our shareholders.
There can be no assurance that any suitable opportunities will arise or that any particular transaction will be
completed. We have made a number of acquisitions and dispositions over the past several years to strengthen and
expand our service offerings and customer base in our various businesses, to expand into other businesses or where we
otherwise saw value, and to monetize investments in assets and businesses.
Title Insurance
Market for title insurance.  According to Demotech Performance of Title Insurance Companies 2016 Edition, an
annual compilation of financial information from the title insurance industry that is published by Demotech Inc., an
independent firm ("Demotech"), total operating income for the entire U.S. title insurance industry has increased over
the last five years from approximately $10.3 billion in 2011 to $13.7 billion in 2015, which is a $1.5 billion increase
from 2014. The size of the industry is closely tied to various macroeconomic factors, including, but not limited to,
growth in the gross domestic product, inflation, unemployment, the availability of credit, consumer confidence,
interest rates, and sales volumes and prices for new and existing homes, as well as the volume of refinancing of
previously issued mortgages. 
Most real estate transactions consummated in the U.S. require the use of title insurance by a lending institution before
the transaction can be completed. Generally, revenues from title insurance policies are directly correlated with the
value of the property underlying the title policy, and appreciation or depreciation in the overall value of the real estate
market are major factors in total industry revenues. Industry revenues are also driven by factors affecting the volume
of real estate closings, such as the state of the economy, the availability of mortgage funding, and changes in interest
rates, which affect demand for new mortgage loans and refinancing transactions.
The U.S. title insurance industry is concentrated among a handful of industry participants. According to Demotech,
the top four title insurance groups accounted for 87% of net premiums written in 2015. Approximately 32 independent
title insurance companies accounted for the remaining 13% of net premiums written in 2015. Consolidation has
created opportunities for increased financial and operating efficiencies for the industry’s largest participants and should
continue to drive profitability and market share in the industry.
Our Title segment revenue is closely related to the level of real estate activity which includes sales, mortgage
financing and mortgage refinancing. For further discussion of current trends in real estate activity in the United States,
see discussion under the Business Trends and Conditions included in Item 7 of Part II of this Report, which is
incorporated by reference into this Part I, Item 1.
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Title Insurance Policies.  Generally, real estate buyers and mortgage lenders purchase title insurance to insure good
and marketable title to real estate and priority of lien. A brief generalized description of the process of issuing a title
insurance policy is as follows:

•The customer, typically a real estate salesperson or broker, escrow agent, attorney or lender, places an order for a title
policy.

•Company personnel note the specifics of the title policy order and place a request with the title company or its agents
for a preliminary report or commitment.

•
After the relevant historical data on the property is compiled, the title officer prepares a preliminary report that
documents the current status of title to the property, any exclusions, exceptions and/or limitations that the title
company might include

5
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in the policy, and specific issues that need to be addressed and resolved by the parties to the transaction before the title
policy will be issued.
•The preliminary report is circulated to all the parties for satisfaction of any specific issues.

•After the specific issues identified in the preliminary report are satisfied, an escrow agent closes the transaction in
accordance with the instructions of the parties and the title company’s conditions.
•Once the transaction is closed and all monies have been released, the title company issues a title insurance policy.
In real estate transactions financed with a mortgage, virtually all real property mortgage lenders require their
borrowers to obtain a title insurance policy at the time a mortgage loan is made. This lender’s policy insures the lender
against any defect affecting the priority of the mortgage in an amount equal to the outstanding balance of the related
mortgage loan. An owner’s policy is typically also issued, insuring the buyer against defects in title in an amount equal
to the purchase price. In a refinancing transaction, only a lender’s policy is generally purchased because ownership of
the property has not changed. In the case of an all-cash real estate purchase, no lender’s policy is issued but typically
an owner’s title policy is issued.
Title insurance premiums paid in connection with a title insurance policy are based on (and typically are a percentage
of) either the amount of the mortgage loan or the purchase price of the property insured. Applicable state insurance
regulations or regulatory practices may limit the maximum, or in some cases the minimum, premium that can be
charged on a policy. Title insurance premiums are due in full at the closing of the real estate transaction. A lender’s
policy generally terminates upon the refinancing or resale of the property.
The amount of the insured risk or “face amount” of insurance under a title insurance policy is generally equal to either
the amount of the loan secured by the property or the purchase price of the property. The title insurer is also
responsible for the cost of defending the insured title against covered claims. The insurer’s actual exposure at any
given time, however, generally is less than the total face amount of policies outstanding because the coverage of a
lender’s policy is reduced and eventually terminated as a result of payments on the mortgage loan. A title insurer also
generally does not know when a property has been sold or refinanced except when it issues the replacement coverage.
Because of these factors, the total liability of a title underwriter on outstanding policies cannot be precisely
determined.
Title insurance companies typically issue title insurance policies directly through branch offices or through affiliated
title agencies, or indirectly through independent third party agencies unaffiliated with the title insurance company.
Where the policy is issued through a branch or wholly-owned subsidiary agency operation, the title insurance
company typically performs or directs the title search, and the premiums collected are retained by the title company.
Where the policy is issued through an independent agent, the agent generally performs the title search (in some areas
searches are performed by approved attorneys), examines the title, collects the premium and retains a majority of the
premium. The remainder of the premium is remitted to the title insurance company as compensation, part of which is
for bearing the risk of loss in the event a claim is made under the policy. The percentage of the premium retained by
an agent varies from region to region and is sometimes regulated by the states. The title insurance company is
obligated to pay title claims in accordance with the terms of its policies, regardless of whether the title insurance
company issues policies through its direct operations or through independent agents.
 Prior to issuing policies, title insurers and their agents attempt to reduce the risk of future claim losses by accurately
performing title searches and
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