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EXECUTIVE SUMMARY 

The United States title insurance and settlement services industry processes approximately 12 million 

transactions annually, generating roughly $35 billion in total revenue. Despite its scale, the industry has 

changed little in structure or economics over the past fifty years. Title searches are still performed by manual 

abstractors. Data is still locked in underwriter-owned plants that function as deliberate competitive moats. 

Issuing agents still operate at net margins of 10 to 15 percent while carrying operational cost structures built 

for a pre-digital era. 

 

Smart Title Ventures is building the platform that collapses that structure. 

 

The company operates on a dual-vector strategy it calls vertical compression: owning the data and intelligence 

infrastructure from the ground up while capturing an economic position in the title premium from the top 

down. Approximately one-third of total industry revenue — roughly $12 billion — represents operational cost 

that the STV platform eliminates through AI-native title search, proprietary national property data, and 

automated processing. Half of that value flows back to consumers as lower closing costs. Half is captured by 

platform stakeholders, including STV. 

 

The foundation is already built and generating revenue. World Class Title (WCT), STV's operating title 

company, is on track to produce $6 million in revenue in 2026 at 25 percent net margins in a single market — 

Central Ohio — at more than twice the industry average. Smart Zero, the company's AI-powered title 

production platform, is live. The ATSC reasoning engine is logging every title search decision to a structured 

database that will become the training corpus for STV's proprietary Title Intelligence Model. Aurora, the 

company's national property data lake, is seeded with 17 million Ohio and Florida parcel records and is 

expanding. 

 

This paper describes the five-phase roadmap from that foundation to a national title intelligence platform — 

and beyond that, to a potential role as the data infrastructure layer for the next generation of the American 

real estate ecosystem. 
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THE INDUSTRY: STRUCTURE, FRICTION, AND THE CASE FOR COMPRESSION 

Title insurance exists to protect buyers and lenders against losses arising from defects in real property 

ownership. Before a transaction closes, a title professional must trace the chain of ownership, identify open 

liens, resolve legal description discrepancies, and issue a commitment to insure. At its core it is an 

information problem: does the seller have a clear, marketable title to convey? 

 

The industry's answer to that information problem has been human labor operating against fragmented, 

jurisdiction-specific data sources. A typical title search involves a trained abstractor visiting county recorder 

offices, pulling deed books, running judgment searches, and manually reconciling records that may span 

decades. In high-volume markets, this work is often outsourced to abstractor networks of variable quality. The 

entire process is opaque to the consumer, expensive relative to the information value delivered, and highly 

dependent on institutional knowledge that lives in people rather than systems. 

 

Title problems requiring curative action appear in 36% of all residential real estate 

transactions. Most of those problems are detectable before closing — if the right data is 

assembled and the right questions are asked. 

 

The economics of the industry reflect this inefficiency. The Big Four underwriters — Fidelity National, First 

American, Old Republic, and Stewart — collectively control approximately 73 percent of the market by 

premium. Their competitive moat is not superior technology. It is data. Each of the major underwriters owns 

proprietary title plants — databases of recorded instruments, judgment indexes, and tax records assembled 

over decades — and licenses access to issuing agents at prices that ensure continued dependency. The title 

plant is the toll road. Every agent who wants to search must pay to use it. 

 

Issuing agents, operating under this structure, carry the full operational cost of the title process — personnel, 

technology, abstractor fees, plant access fees — while retaining 70 to 80 percent of the gross premium. Net 

margins of 10 to 15 percent are the industry norm. For an agent writing $3 million in annual gross title 

revenue, that translates to $300,000 to $450,000 in operating income. It is a viable business, but not a 

scalable one. The cost structure is nearly fixed regardless of volume, and every dollar of technology investment 

by the agent creates leverage for the underwriter's plant rather than for the agent's own operation. 

 

The consumer, meanwhile, pays whatever the market bears. Title insurance is mandatory in virtually every 

mortgage transaction in the United States. There is no meaningful price competition at the consumer level. 

The average buyer has no way to evaluate the quality of the title search underlying the policy they are required 

to purchase. The industry's opacity is not incidental — it is structural. 

 

Why Now 

Three converging forces make 2026 the right moment to build this platform. 

 

The first is AI capability. Large language models with tool use, agentic reasoning, and structured output are 

now capable of performing the core intellectual work of a title search — chain of title tracing, defect 

identification, exception drafting — at a quality that meets or exceeds manual abstractor output. The 

technology to automate the reasoning has arrived. 

 

The second is data accessibility. County recorder offices, assessor databases, and state open data portals have 

progressively digitized their records over the past decade. The majority of recorded instruments in the top 50 

real estate markets are now available through public APIs or bulk download endpoints. The raw material for a 

national title plant built on public data — with no licensing fees to any underwriter — exists today. 
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The third is market structure disruption. The NAR settlement, the ongoing conflict between large brokerages 

and listing portals, and the growing momentum toward brokerage-controlled national listing infrastructure 

have created an environment where the traditional dependencies of the title industry are under review for the 

first time in a generation. A platform that offers an independent title intelligence layer — not owned by any of 

the Big Four underwriters — has a distribution opportunity that has not previously existed. 

 

A fourth force, less discussed but increasingly consequential, is the AI fraud threat. Generative AI is rapidly 

lowering the cost and skill required to produce synthetic real estate documents — deeds, lien releases, payoff 

letters, wiring instructions — that pass every test a legacy title workflow applies. The platforms that currently 

process the majority of US title transactions were built before this threat existed. They cannot be easily 

retrofitted to address it. A platform built from the ground up on public record verification, structured audit 

trails, and AI-native reasoning is not just better than legacy alternatives — it is the only architecture that is 

structurally sound in the environment that is arriving. 

 

THE PLATFORM: THREE LAYERS, ONE INFRASTRUCTURE 

STV's platform is built on three interdependent layers. Each layer creates value independently. Together they 

create a compounding system that grows more defensible with every transaction processed. 

 

Layer 1: Aurora — The Proprietary National Data Foundation 

Aurora is STV's AWS Aurora PostgreSQL database containing normalized, AI-searchable national property 

data assembled entirely from public sources. County recorder portals, county assessor databases, ArcGIS 

REST endpoints, and state open data portals are the only inputs. There are no licensing agreements with any 

commercial data provider. There are no recurring data fees. Every record in Aurora belongs to STV. 

 

The database currently holds approximately 17 million Ohio and Florida parcel records and is expanding 

systematically to cover the top 50 real estate markets in the United States — a footprint that represents the 

vast majority of title insurance premium volume nationally. Each county's public data sources are profiled by 

an autonomous County Reconnaissance Agent, which identifies endpoints, maps fields to Aurora's canonical 

schema, and writes a structured ingestion configuration. The pipeline then runs continuously, keeping Aurora 

current without human intervention. 

 

When Aurora reaches full national coverage, it becomes the only independent, publicly-sourced, AI-queryable 

national title plant in the United States. The underwriters' data moat — built over decades at enormous cost — 

becomes one of several available options rather than the only option. 

 

Layer 2: Smart Zero and the ATSC Reasoning Engine 

Smart Zero is STV's title production automation platform, currently live and processing orders for World 

Class Title in Central Ohio. At its core is the ATSC (Automated Title Search and Commitment) engine, which 

uses Claude — Anthropic's AI — to perform title search reasoning: tracing chains of title, identifying defects, 

evaluating exceptions, and generating commitment-ready output. 

 

The traditional title insurance industry carries a claims ratio of approximately 3 percent of premiums written 

— representing more than $500 million in annual claims paid across the industry. The majority of those 

claims arise from two sources: defects that were present in the public record but missed during the manual 

search process, and fraud — wire fraud, deed fraud, and identity fraud that exploits the opacity and 

fragmentation of the traditional closing workflow. 

 

Understanding why defects are missed requires understanding what a title defect is and how current search 

processes work. 
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What Title Defects Are — and Why They Go Undetected 

A title defect is any condition in the chain of ownership that clouds a seller's right to convey clear, marketable 

title. They range from minor clerical errors to transaction-ending legal problems, and they exist in every 

market, in every price range, across property types. The most common categories: 

 

Breaks in chain of title occur when a deed in the ownership history was never properly recorded, when a 

grantor's name appears differently across instruments, or when a gap exists in the recorded history with no 

conveyance explaining how title passed from one owner to the next. These are not rare edge cases. Property 

changes hands across generations, through informal arrangements, through estates that were never formally 

closed, and through transactions that were recorded carelessly or not at all. 

 

Open mortgages and liens are among the most common defects. A prior mortgage is paid off but the 

satisfaction is never recorded in the county records — leaving an open encumbrance that technically still 

attaches to the property. A contractor completes work and files a mechanic's lien that is settled privately but 

never formally released. A judgment enters against a prior owner and attaches to the real property through 

operation of law, surviving the sale to an innocent buyer because no one searched the judgment index 

comprehensively. 

 

Heir and estate defects arise when a prior owner died and the property passed through probate incorrectly, 

was distributed to heirs without a recorded deed, or was never formally transferred out of a trust or estate. A 

deed signed by a grantor who was already deceased at the time of execution. Heirs who were not located, not 

notified, or whose interests were not properly extinguished — and who retain a legal claim to the property 

years or decades later. 

 

Tax and municipal liens attach by operation of law, often without recorded notice. Delinquent property taxes, 

special assessment districts, municipal code violation liens, water and sewer charges — these can survive a 

sale and become the buyer's problem if not identified and resolved. In some jurisdictions, they have priority 

over existing mortgages. 

 

Vesting and capacity errors include deeds signed by someone without legal authority to convey — a corporate 

officer acting outside their authority, a trustee acting beyond the terms of the trust instrument, a grantor who 

lacked legal capacity at signing. These instruments may appear facially valid and pass a cursory review while 

carrying a defect that renders the conveyance voidable. 

 

One in three residential real estate transactions in the United States contains a title 

problem that requires curative action before it can close cleanly. The industry has 

normalized this. It should not have. 

 

The critical insight is that the overwhelming majority of these defects exist in the public record before the 

transaction ever begins. They are not created by the sale — they are discovered during it, often late, often at 

the worst possible moment: after a buyer is under contract, after a lender has issued a commitment, after a 

closing date has been set and movers have been scheduled. 

 

The reason they are discovered late is not that they are hidden. It is that the search process is not 

comprehensive enough to find them systematically. A manual abstractor working against a fragmented set of 

county records, under time pressure, with an imperfect index, will find most defects in most transactions. But 

in one out of three transactions, something is missed — or found too late to cure without disrupting the 

closing. 

 

Curative action is the work required to resolve a defect before a policy can be issued — or to formally 

underwrite over it with a written exception. It might be as simple as obtaining a corrective deed to fix a name 

discrepancy. It might require locating the heirs of a deceased prior owner and obtaining releases from each. It 
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might mean negotiating a lien release with a creditor who has since dissolved, or filing a quiet title action in 

circuit court. In commercial transactions, curative work can consume weeks or months and derail closings 

that have already consumed enormous amounts of legal and transactional resources. 

 

Smart Zero approaches this problem from first principles. The ATSC engine does not wait for a transaction to 

open before searching. It queries Aurora — which holds the public record, assembled independently of any 

party to the transaction — and applies systematic reasoning to identify every condition that could require 

curative action. When Smart Zero processes a search, it is not reviewing documents submitted to the closing. 

It is interrogating the underlying record directly, asking every question a skilled examiner would ask, and 

flagging every condition that experience suggests requires attention. 

 

The result is defect detection at the listing stage rather than the closing stage — before anyone has a deadline 

creating pressure to close over a problem that should have been resolved. The transaction does not slow down 

at the end. It is clean from the beginning. 

 

Smart Zero is designed to eliminate both the defect detection failure and the fraud vulnerability. The ATSC 

engine's systematic, AI-driven search process — reasoning from the public record in Aurora rather than from 

documents submitted to it — identifies defects that human abstractors miss. Its structured workflow and 

verification architecture eliminate the vectors through which real estate fraud enters the transaction. The 

result is a platform that targets a claims ratio of 0.01 percent — three hundred times lower than the industry 

standard — and is designed to be fraud-free by architecture, not by policy. 

 

The title insurance industry averages a 3% claims ratio. Smart Zero targets 0.01% — and 

eliminates real estate fraud as a category. 

 

For underwriters, this is not a marginal improvement. It is a fundamental change in the risk profile of every 

policy issued through the platform. An underwriter whose STV-processed book carries a 0.01 percent claims 

ratio versus a 3 percent ratio on conventionally searched transactions is holding a materially different — and 

far more profitable — book of business. That difference is the economic basis for the premium participation 

agreement described in Phase 4. 

 

The staffing ratio compression this creates is the clearest operational evidence that the platform works. A 

conventional title agency requires approximately 2.5 processors per sales representative to maintain 

transaction throughput. Smart Zero's target ratio is 0.5 processors per representative. That compression is 

already visible in WCT's margin performance, which runs at more than twice the industry average. 

 

The Coming Vulnerability of Legacy Title Infrastructure 

The title industry's exposure to fraud is not a static problem. It is an accelerating one. Every major title 

software platform currently in production — Qualia, SoftPro, RamQuest, and others — was built on the 

assumption that the documents submitted to the closing workflow are the primary source of truth. A title 

examiner reviews a deed. A processor scans a lien release. A closer verifies wiring instructions against a 

previously transmitted document. The workflow is built for a world in which creating a convincing fraudulent 

document required skill, time, and physical access. 

 

That world is ending. Generative AI can now produce synthetic deeds, forged lien releases, fabricated 

judgment searches, and doctored payoff letters that are indistinguishable from authentic documents to any 

human reviewer and to any legacy OCR or document scanning system. AI-powered phishing campaigns 

targeting closing attorneys and title processors are already in deployment. Wire fraud losses in real estate — 

already the industry's largest single claims category — are accelerating as the tools required to execute them 

become cheaper and more accessible. 
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Legacy title platforms are not equipped for this environment. They were not built for it. Their architecture 

assumes document integrity. Their workflows are designed around human judgment applied to submitted 

records. There is no systematic audit trail connecting each step of the search process back to a verified public 

data source. When fraud occurs on these platforms, there is often no way to determine exactly where in the 

process it entered — only that it did. 

 

Using a legacy title platform today is like getting into an unmarked cab in an unsafe city. 

You hope the driver is honest. There is no record of the route. If something goes wrong, 

you cannot prove what happened or when. 

 

Smart Zero is the alternative architecture. Every search step is logged. Every data element is verified against 

Aurora — the public record — not against a document submitted by a party to the transaction. Every decision 

made by the ATSC engine is recorded with the source data, the reasoning, and the confidence score. Every 

transaction produces a complete, immutable audit trail from search initiation through policy issuance. If a 

fraud attempt is made, it is detectable because the submitted document cannot match the underlying public 

record that Aurora holds independently. 

 

The analogy is Uber versus a yellow cab. The yellow cab takes you where you need to go and most drivers are 

honest. But there is no GPS trail, no identity verification, no payment record, no route log. If something goes 

wrong, there is no evidence. Uber does not eliminate bad actors by finding better drivers. It eliminates the 

conditions under which bad actors can operate undetected. Every trip is traced. Every step is recorded. 

Accountability is structural, not relational. 

 

Smart Zero does not eliminate fraud by finding better title examiners. It eliminates the conditions under 

which fraud can enter the transaction undetected. The public record is the source of truth. The audit trail is 

complete. The reasoning is logged. Accountability is structural. 

 

As AI fraud capabilities continue to advance, every title platform that relies on document integrity rather than 

public record verification will become more vulnerable. STV's architecture becomes more defensible with 

every year that passes — not because the platform is updated to respond to new fraud vectors, but because the 

fundamental design forecloses them. That is the difference between patching security and building security in. 

 

Layer 3: The Title Intelligence Model 

In eighteen to twenty-four months, when the reasoning log corpus reaches sufficient volume, STV will 

fine-tune and deploy its own open-source Title Intelligence Model — TIM — trained exclusively on STV's 

proprietary search history and deployed against Aurora. TIM will not be accessed via Anthropic's API. It will 

run on STV's own infrastructure, at near-zero inference cost, with Aurora as its permanent structured 

memory. 

 

The resulting system has no analog in the industry. A title search model trained on millions of real search 

reasoning chains, against real parcels, with real post-close outcomes as training labels, is not a product any 

title data aggregator or technology vendor can replicate without the same years of live transaction history. The 

reasoning log is the asset. Every day Smart Zero processes orders, that asset grows. 

 

THE STRATEGY: VERTICAL COMPRESSION 

The term vertical compression describes STV's approach to the title industry's economics. The platform does 

not seek to improve the existing structure — it seeks to collapse it. This is accomplished through simultaneous 

pressure from two directions. 
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Vector Mechanism Beneficiary 

Ground Up Own the data (Aurora), own the intelligence (TIM), 
own the workflow (Smart Zero). Eliminate third-party 
data licensing, abstractor fees, manual search labor, 
and legacy software costs. 

Title agents: higher margins. 
Consumers: lower costs. STV: 
infrastructure leverage. 

Top Down Participate in the underwriter's retained premium on 
every transaction processed through the platform. 
STV takes 50% of the underwriter's 25% retained 
split. 

Underwriters: cleaner book, lower 
claims. Agents: 50%+ net margins. 
STV: $375 per transaction. 

Consumer 
Return 

Half of the $12 billion cost layer that STV eliminates 
flows back to buyers and sellers as lower closing 
costs — approximately $500 per transaction. The 
platform also eliminates real estate fraud as a 
category. 

Homebuyers and sellers: 
meaningful savings and fraud-free 
closings. STV: regulatory goodwill, 
consumer brand, and a claims 
record that no conventional title 
operation can match. 

 

The $35 billion total title and settlement services market contains approximately $12 billion in operational 

cost — roughly one-third — representing fees paid to abstractors, third-party data vendors, legacy software 

providers, and excess processing personnel. STV's platform eliminates this cost layer. Half of the savings 

returns to consumers as lower transaction prices. The remaining half is distributed among platform 

stakeholders: STV, JV title partners, real estate team partners, and participating underwriters. 

 

STV is not taking a slice of a $35 billion market. It is collapsing $12 billion of inefficiency 

out of it — returning half to consumers and capturing half for platform stakeholders. 

 

MARKET SIZING 

Market Basis Size 

TAM Total US title and settlement services. 12M annual 
transactions × $3,000 average total title fee. Includes 
insurance premiums (~$17B) plus closing fees, 
search/exam fees, settlement services, and escrow 
(~$18B). 

~$35B 

Cost collapse 
target 

~1/3 of TAM: abstractor fees, manual labor, third-party 
data licensing, legacy software, processor overhead that 
STV's platform eliminates. 

~$12B 

  → Consumer 
return 

50% of cost collapse returned to buyers and sellers as 
lower transaction prices. ~$500 per closing. 

~$6B  ·  ~$500/transaction 

  → Stakeholder 
capture 

50% captured by platform stakeholders — STV, JV title 
partners, real estate team partners, participating 
underwriters. 

~$6B  ·  ~$250/transaction 

Net economic 
pool 

Title and settlement revenue flowing through the 
platform after compression. 

~$23B 

SAM High-volume title agents (1,000+ transactions/year) and 
STV's JV title offices — the direct distribution network. 

~$13B 

SOM — Near 
term 

200–400 platform title agents plus 25–50 JV offices in 
top markets. $525 STV revenue per transaction (ex. 
mortgage). 

$210M – $420M annual 
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SOM — Phase 5 Revenue-share embedded title search inside a national 
brokerage MLS. One-click prelim and final search on 
every listing. STV pays consortium a rev share, earns on 
the spread across 500,000+ annual transactions. 

$100M+ net from one 
agreement 

 

THE FIVE-PHASE ROADMAP 

 

PHASE 1 

Agent Tools 

Now — Q3 2026 

PHASE 2 

National Seeding 

Now — 2028 

PHASE 3 

Title Intelligence 

2027 — 2028 

PHASE 4 

UW Premium 

2028+ 

PHASE 5 

National MLS 

2029+ 

 

Phase 1: Claude Agentic Infrastructure 

STV's platform is built on Anthropic's Claude AI, specifically the Claude Managed Agents infrastructure 

launched in April 2026. This provides a fully hosted environment where autonomous agents read files, run 

commands, query databases, and browse the web — without STV needing to build or maintain the underlying 

agent loop, sandboxing, or runtime. 

 

The Company's engineering team is transitioning entirely to Claude Code as its primary development 

environment and Claude Managed Agents as the deployment infrastructure for all STV platform services. This 

is not an incremental adoption — it is an architectural commitment. Every subsequent phase of the platform is 

built on this foundation. 

 

Phase 2: Aurora National Data Seeding 

Aurora expands from its current Ohio and Florida base to cover the top 50 real estate markets in the United 

States — approximately 150 counties — over a 24-month period. The County Reconnaissance Agent automates 

source discovery, endpoint validation, and field mapping for each county. The ingestion pipeline runs 

continuously, keeping records current. 

 

When complete, Aurora will contain normalized, AI-queryable property records for counties representing the 

substantial majority of US title insurance premium volume. No licensing fee has been paid to any commercial 

data provider for any of these records. The cost of building this database is engineering time and cloud 

infrastructure. The cost of maintaining it is marginal. No competitor — including the Big Four underwriters — 

can replicate this asset without years of effort and the willingness to forgo the revenue that their existing data 

licensing businesses currently generate. 

 

Phase 3: The Title Intelligence Model 

Beginning in 2027, when the ATSC reasoning log corpus has reached sufficient volume, STV will fine-tune an 

open-source base model — likely a Llama or Mistral-class model at 7 to 13 billion parameters — on STV's 

proprietary title search reasoning history. The resulting model, TIM (Title Intelligence Model), will be 

deployed on STV's own infrastructure and will query Aurora as its structured data source. 

 

The strategic value of TIM is not efficiency, though efficiency improves. It is irreproducibility. A model trained 

on millions of real title search reasoning chains, tied to real parcels and real post-close outcomes, cannot be 

purchased. It cannot be licensed. It can only be built by running a title operation long enough to generate the 

underlying training data — which is exactly what WCT has been doing since Smart Zero went live. 
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Phase 4: Underwriter Premium Participation 

At the point where STV's platform is processing title searches for a network of high-volume issuing agents — 

companies doing 1,000 or more transactions per year at $3 million or more in gross title revenue — the 

company converts its productivity advantage into an economic position in the title premium itself. 

 

The underwriter's incentive to share premium with STV is grounded in a number that matters more to their 

business than any other: the claims ratio. The title insurance industry averages approximately 3 percent of 

premiums written in claims paid annually. Smart Zero's architecture — systematic AI-driven search, 

structured fraud elimination, and verifiable audit trails on every transaction — targets a claims ratio of 0.01 

percent. For an underwriter writing $100 million in annual premium through STV-processed transactions, the 

difference between a 3 percent and a 0.01 percent claims ratio represents nearly $3 million in annual claims 

savings. The premium share STV receives in exchange is not a cost to the underwriter. It is a fraction of the 

risk reduction the platform delivers. 

 

National underwriters retain 20 to 30 percent of the gross title premium on every policy issued through their 

agent network. STV delivers agent margin expansion to 50 percent or above by eliminating search cost and 

compressing staffing ratios. In exchange, STV takes half of the underwriter's retained premium on every 

transaction processed through the platform — $375 per transaction at a $3,000 gross premium and a 25 

percent underwriter split. Combined with $150 in ancillary revenue per transaction through Smart Zero, STV 

generates $525 per transaction before any mortgage participation. 

 

Revenue Stream Per Transaction 

Gross title premium $3,000 

Underwriter retained split (25%) $750 

STV share — 50% of underwriter retained $375 

Ancillary revenue — Smart Zero (internet, insurance, security) $150 

Mortgage participation TBD 

Total STV per transaction (ex. mortgage) $525 

 

Phase 4B: The Branded JV Title Network 

Running parallel to the underwriter premium strategy, STV is deploying vertically integrated branded title 

companies in partnership with the highest-production real estate teams in the country's top markets. Each 

office is co-owned: the real estate team holds up to 49 percent, WCT holds a minimum of 51 percent. The 

office operates under the team's own brand. Smart Zero is the invisible infrastructure. 

 

The JV model creates captive transaction flow through structural incentive rather than referral relationship. A 

team that owns nearly half of a title company has a direct financial reason to route its closings through that 

office. Every transaction generates title revenue at WCT-owned margins, activates the Smart Zero ancillary 

stack, and adds another reasoning log to the TIM training corpus. 

 

The illustrative economics are compelling. A Miami luxury real estate team generating $500 million in annual 

sales volume at a $2 million average transaction size closes approximately 250 transactions per year. At 

$3,000 per title fee, the JV office generates $750,000 in annual revenue. WCT's 51 percent interest plus 

ancillary revenue produces approximately $420,000 annually from a single partner. At 25 JV offices 

averaging 300 transactions per year, the JV network generates approximately $15 million in annual STV 

revenue before underwriter premium participation. 

 

 

April 2026Page 9 



SMART TITLE VENTURESCONFIDENTIAL  ·  NOT FOR DISTRIBUTION 

JV Network Size Est. Annual STV Revenue (ex. premium participation) 

10 offices · avg 200 transactions/year ~$4M 

25 offices · avg 300 transactions/year ~$15M 

50 offices · avg 350 transactions/year ~$37M 

 

Phase 5: National Brokerage MLS — Embedded Title Intelligence 

The most significant long-term opportunity for STV lies in the structural transformation currently underway 

in the American real estate brokerage industry. The NAR settlement, ongoing conflict over clear cooperation 

policy, and the growing power of listing portals have placed major brokerages — Compass, eXp, Real, 

Anywhere, Keller Williams — on a trajectory toward brokerage-controlled national listing infrastructure. The 

logical endpoint is a private national MLS that bypasses both NAR's existing structure and the portal 

extraction model. 

 

STV's relationship to that platform is not as an infrastructure vendor seeking a contract. It is as a 

revenue-share partner embedded natively in every listing and every transaction that flows through the system. 

 

The product is straightforward. STV's title search widget lives inside every MLS listing and backend. When an 

agent lists a property, a one-click preliminary title search is available immediately — chain of title, open liens, 

defect flags, property history — delivered in seconds from Aurora, powered by TIM. When a buyer goes under 

contract, one click converts that preliminary search into a final title search, commitment, and insurance 

policy. The title company is selected before anyone has had the opportunity to refer one elsewhere. 

 

The title decision is made at the listing — not at the closing table. That is what embedded 

distribution means. 

 

STV pays the consortium a revenue share on every transaction that converts to a final search and insurance 

policy. The consortium earns without building any title infrastructure. STV earns on the spread between the 

revenue share paid out and the full per-transaction economics of the title and premium participation model. 

The more listings on the platform, the more preliminary searches run. The more preliminary searches run, the 

more final searches convert. The more final searches convert, the more Aurora and TIM are validated, 

improved, and deepened. 

 

At scale — 500,000 or more annual transactions flowing through a national brokerage MLS — this single 

distribution agreement transforms STV's reach without requiring STV to sign 500,000 individual agent 

relationships. It is the difference between building distribution one JV office at a time and owning the pipe 

that every transaction flows through. 

 

THE PROOF: WHAT THE CURRENT BUSINESS DEMONSTRATES 

The strategic thesis above is supported by a live financial reference point that distinguishes STV from most 

early-stage technology platforms claiming to disrupt the title industry. 

 

World Class Title, STV's operating title company, is on track to produce $6 million in revenue in 2026 at 25 

percent net margins. This is in a single market — Central Ohio — before TIM exists, before Aurora covers 

more than two states, before a single JV partner has closed a transaction under their own brand, and before 

the underwriter premium participation model has been formalized. 
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The industry average net margin for a title agency is 10 to 15 percent. WCT is running at more than double 

that figure today, on the current version of Smart Zero, with a full staffing complement still in place. Every 

point of margin expansion between now and the full deployment of the platform is a measurable, auditable 

demonstration that the compression thesis is not theoretical. 

 

An industry that averages 10–15% net margins. One market. Before the full platform is 

deployed. 25%. We will grow to 60%+ margins when fully deployed. 

 

The path from 25 percent in one market to 50 percent-plus across a national network of JV offices and 

platform title agents is not a leap of faith — it is an extrapolation of performance that is already on the income 

statement. 

 

DEFENSIBILITY: WHY THIS MOAT COMPOUNDS 

Technology businesses are often described as defensible when they have network effects, switching costs, or 

proprietary data. STV has all three, and they reinforce each other in ways that are specific to the title industry. 

 

Moat Component How It Works Why It Compounds 

Aurora Data Layer Publicly-sourced national property 
database with no licensing fees. Built 
record by record from county sources. 

Every county added makes the platform 
more complete. More completeness 
attracts more agents. More agents 
generate more searches — creating 
demand for faster expansion. 

ATSC Reasoning 
Logs 

Every live title search generates a 
structured training record linking 
reasoning to parcel data and post-close 
outcomes. 

The corpus grows with every transaction 
WCT processes. At sufficient volume it 
becomes TIM's curriculum — a training 
dataset no competitor can purchase. 

0.01% Claims Ratio Smart Zero's systematic search and fraud 
elimination architecture targets a claims 
ratio 300x lower than the industry 
average of 3%. Verifiable audit trail on 
every transaction. 

A proven claims record makes the platform 
more valuable to underwriters over time — 
deepening the economic case for premium 
sharing and attracting underwriters who 
want the risk profile of an STV-processed 
book. 

Fraud Elimination Wire fraud, deed fraud, and identity fraud 
are eliminated by the platform's 
structured verification architecture — not 
patched by policy after the fact. 

As wire fraud losses continue to grow 
industry-wide, STV's fraud-free track record 
becomes an increasingly differentiated 
regulatory and consumer story. 

TIM Open-source base model fine-tuned on 
STV's proprietary title search history. 
Runs on STV infrastructure at near-zero 
inference cost. 

A model trained on more transactions is 
more accurate. More accuracy means 
fewer claims — which strengthens the 
underwriter relationship and attracts more 
volume. 

JV Network High-production real estate teams with 
equity stakes in their title offices. 
Structural referral incentive, not 
relational. 

Each new JV partner adds captive volume 
that feeds Aurora, the reasoning log, and 
the premium participation stack 
simultaneously. 

Underwriter 
Relationships 

Premium participation agreements with 
underwriters who benefit from STV's 
claims reduction and fraud elimination 
record. 

As the platform's claims track record 
extends, the economic case for deeper 
premium sharing grows — increasing 
STV's per-transaction economics over time. 
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THE OPPORTUNITY IN CONTEXT 

The title insurance industry has not been fundamentally disrupted because disruption requires two things that 

have not previously coexisted: the AI capability to automate title search reasoning, and a proprietary data 

foundation that does not depend on the incumbents' infrastructure. Both are now available. 

 

STV is the only company currently building a national title plant from public sources, combining it with an 

agentic AI search layer, and running a live title operation that generates the training data for a proprietary 

intelligence model — while simultaneously developing the JV ownership model that creates structural 

distribution and the underwriter relationships that create structural revenue. 

 

The Big Four underwriters are not equipped to disrupt themselves. Their data plants are profit centers and 

their agent networks are dependencies. Their software platforms — built before generative AI existed — carry 

a structural vulnerability to AI-powered fraud that cannot be patched without rebuilding the architecture. A 

startup with no legacy cost structure, no incumbent channel conflicts, and the engineering capability to build 

on the latest agentic AI infrastructure is positioned to do in five years what the incumbents cannot do in 

twenty. 

 

The window for that transition is not indefinite. AI fraud capabilities are advancing faster than legacy title 

platforms can respond. The regulatory attention that follows the first major AI-generated fraud event in a 

high-profile real estate transaction will accelerate the demand for platforms that can demonstrate a complete, 

verifiable audit trail on every search. STV's architecture is that platform. 

 

The consumer benefits. The agent benefits. The underwriter benefits. Fraud is eliminated by architecture, not 

by policy. STV captures a durable economic position in every transaction that flows through the platform — in 

a $35 billion market that has been waiting for this moment for fifty years. 
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