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Introduction 

This guidebook was created to explain the contents and 

purpose of an American Land Title Association (ALTA)/National 

Society of Professional Surveyors (NSPS) Survey – commonly 

referred to as an “ALTA Survey.” The guidebook also serves to 
provide helpful information and resources to those ordering 

and reviewing ALTA Surveys.  

Partner Engineering and Science, Inc. 
With coverage of the USA and Canada, Partner’s Land 

Surveying Coordination Services team leads the way in 

coordinating ALTA surveys through an experienced team of 

professional surveyors, title examiners, management experts, 
and legal personnel. The team has decades of experience 

providing high-quality and expedited land surveying 

coordination services for commercial real estate due diligence. 

Partner’s single point of contact and nationwide coverage 

ensures a seamless delivery of surveys for both large portfolios 

as well as single-site projects. In addition, Partner offers a 
variety of services that can be bundled with your project to help 

expedite your transaction process. Refer to Section 12 for more 

information about Partner.     

https://www.partneresi.com/
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WHAT IS AN ALTA SURVEY? 
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What Is an ALTA Survey? 

An ALTA Survey is an essential tool for parties involved in a real 

estate transaction or development project. The survey is used to 

determine and depict existing features of a property, including 

title boundaries, access to rights of ways, buildings, other 

improvements, easements, encroachments, water features, and 

other significant features. 

An ALTA Survey can be thought of as an aerial snapshot of 

current existing conditions of the property which shows all of 

the elements of the title commitment or preliminary title report 

of the subject property. The ALTA Survey will establish the 

boundary based on the title commitment’s legal description 
and may show the differences, if any, between the existing 

description and the ground survey. The survey may also create 

Example of an ALTA Survey 
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a new boundary in the case of a design survey for new 

development. The survey will also depict how survey-related 

exceptions to title affect the property. These are items that the 

title insurance will not cover and are found in Schedule B of the 

title commitment.  

Examples of some Schedule B Exceptions include utility 

easements, ingress/egress easements, leases, taxes, mortgages, 

and others. Not all of the items in Schedule B can be addressed 

by a surveyor.  

All ALTA Surveys must abide by the 2021 Minimum Standard 
Detail Requirements for ALTA/NSPS Land Title Surveys 

(hereafter abbreviated in this document as “2021 Minimum 

Standard” or the “Standard”). The Standard mandates the 

elements that the survey must cover at a minimum. The 

Standard also lists optional items that can be included at the 

client’s request, known as the “Table A Optional Items.”   

Refer to Section 5 for a discussion of Table A Optional Items 

in detail. 
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WHY IS AN ALTA  
SURVEY NEEDED? 
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Why Is an ALTA Survey Needed? 

Many parties to a real estate transaction rely on the ALTA 
Survey for the following reasons: 

• As part of due diligence when property is being

transferred or refinanced;

• To satisfy the Title Insurer’s requirements for the

issuance of ALTA Title Insurance coverage for survey

risk such as encroachments, boundary disputes, etc.;

• To locate both recorded and non-record matters that

affect the property which can be critical for evaluating

whether or not to proceed with the acquisition;

• Removing survey exceptions from a title commitment;

• Showing interested parties the potential risks and

benefits from property ownership;

• Recognizing issues such as boundary line conflicts,

encroachments, easements, contiguity between parcels,

access to highways, zoning issues, and other potential
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losses and claims against the land that may arise after 

purchase; and 

• The survey date and field date provide verification of

actual matters as they existed before the survey. This

protects sellers of property from claims that may be
brought by the lender or buyer after conveyance.

Common issues identified by the survey can include: 

• Differing legal descriptions

• Legal descriptions that don’t mathematically “close”

• Unexpected easements and encroachments

• Boundary issues with neighbors

• Flood zone issues

• Non-conformance with zoning
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ORDERING AN ALTA SURVEY 



16 

2021 GUIDE TO ALTA/NSPS LAND TITLE SURVEYS 



17 

(800) 419-4923 | WWW.PARTNERESI.COM 

Ordering an ALTA Survey 

Client-Provided Information 

The following information is essential for an accurate quote: 

• The address of the property;

• The name, company name, address, phone and email of

the ordering party;

• Significant information about the property or

transaction that would allow the surveyor to provide a
proposal that conforms to the needs of the user, lender,

or other transactional parties; and

• Required date of the first draft of the survey.

The following information is also very helpful, if available, to 

provide to the surveyor: 

• Any Parcel ID Number(s) of the property;

• Current title commitment or title search;

• Prior title commitment or policy;

• Copies of any supporting documents that are listed on

Schedule A and B;

• Any prior survey or copies of supporting documents,

such as legal description references and survey related

documents noted as exceptions, from previous

surveyors of the property;

• A current and up-to-date set of survey requirements

(that fall within the confines of the 2021 ALTA Minimum

Standard) from the lender or lender’s counsel including

any Table A Optional Items required. This may be

essential depending on the lender;
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• The names of all transaction parties that are to be

included within the Surveyor’s Certification; and

• Legal description of the property.

Site Access 
The surveyor will need access to the entire property being 

surveyed and any possible portions of the abutting properties. 

This includes any fenced-in areas or areas that are not easily 

accessible. Typically, surveyors do not need access to the 

interiors of structures. It may be beneficial to have the surveyor 

notify an on-site contact indicating when the field work will 
be conducted. 

What to Expect 

Price:  The cost of an ALTA Survey will vary according to several 

factors. These factors include the size and characteristics of the 

property. For example, an apartment complex could require 

more time to survey than undeveloped land, or a 10-acre strip 
mall could require more time than a 3-acre strip mall. The 

longer it takes to survey, the higher the cost. There are other 

factors that determine the cost. Remote locations, difficult 

terrain, higher demand areas, Optional Table A items, and end-

of-year surveys tend to be more expensive. For the most part, 

surveys at smaller and less complex properties are less 
expensive. 

Turnaround Time:  Most surveys are completed within 15 

business days; however, the time can also vary based on 

property size and characteristics, as well as any Optional Items 

that are included. Short time frames can often be 
accommodated, but this must be discussed prior to contract 

signing as a rush fee may be applicable and very tight time 

frames may not be possible based on the work required. 
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Please note:  The quoted turnaround time is for 

the first draft of the survey and does not include 

time for the client and other transactional 

parties’ (lender, title, attorneys) reviews, 

clarifications, and any requested revisions. It is 

common for the client to have questions or 
revisions. As we finalize the survey to incorporate 

those comments, additional time should be 

allotted. 

Product:  The survey information will be shown on a “plat map” 

or “survey map” in a user-friendly standardized format, which 
will be delivered to the client as an electronic file (PDF) unless 

otherwise requested. Section 7 of the 2021 Minimum Standard 

outlines what items must be included on the survey map. 

Clients will find it valuable that the same formatting is adhered 

to on each survey map, allowing for the efficient location and 

review of information.  
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UNDERSTANDING THE 
TABLE A OPTIONAL ITEMS 
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Understanding the Table A 
Optional Items 

The 2021 Minimum Standard outlines the items that must be 

included in each ALTA Survey, as well as a list of Optional Items 
that can be included if negotiated during the engagement of 

the surveyor.   

Refer to Section 7 for the full text of the Standard. 

Many users are unsure of whether to include the optional items, 
and if so, which ones. This section provides guidance on the 

application for each item.  

Please refer to the two pull-out pages, Exhibit A. ALTA Survey 

Page 1 and Exhibit B. ALTA Survey Page 2, referencing 

corresponding details about Table A Optional Items in this 
section.  



Exhibit A. ALTA Survey Page 1   
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Item 1 “Monuments Placed” 
Commonly Included? Yes, except in some western states* 

Monuments are permanent 

items (i.e. not wood stakes) 

such as iron pins, pipes, 
monument boxes, etc., that a 

surveyor may place for the 

purpose of identifying a 

property corner or where a 

property lies on the ground. 

This item requires the surveyor 
to place monuments at major 

corners (or witness to the 

corner) of the surveyed 

property.     

*Some western states including

California, Washington, Oregon,
Arizona, and Nevada may

require a new record survey plat

to be filed when a surveyor

places a survey monument in

the ground. This platting

process may cause the fee for
this optional Table A item to be

substantially higher because of

the recording fee associated

with filing it.

In other states, the law requires 
these survey monuments to be 

set regardless of whether the 

client requests them. Although 

these survey monuments are 

used to provide physical 

Top: Image A. NW property corner  
showing a ½ inch iron rebar set, Exhibit B. 
ALTA Survey Page 2;   

Below: Photo reference of a stake on top 
of a below-grade iron rebar set at the  
property corner 

A 
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evidence to a property corner, the standards prescribed by the 

2021 Minimum Standard are designed to ensure the precision 

and accuracy of the survey regardless of whether or not 

monuments are placed.  

Item 2 “Address of the surveyed property” 
Commonly Included? Yes 

This item requires the address 

of the surveyed property to be 

added by the surveyor to the 

plat if observed in the field or if 

the surveyor was provided with 

documents disclosing it. Often, 
this simply entails making a 

notation of the address found 

on the building, mailbox, or any 

signage on the surveyed 

property. If the property has 

multiple addresses, the surveyor must note each. 

Item 3 “Flood Zone Classification” 
Commonly Included? Yes 

At times, a borrower or purchaser must obtain Flood Insurance 

for the subject property. The need for insurance can be 

determined by the flood zone in which the property resides. 

Optional Table A Item 3 requires the surveyor to locate the 

flood zone of the property from the corresponding Federal 
Emergency Management Agency (FEMA) Flood Insurance Rate 

Map (FIRM) or state / local equivalent. The surveyor can then 

PROPERTY ADDRESS: 123 RIVERSIDE ROAD, JONESBORO GA 

Image B. Surveyed property address, Exhibit A. ALTA Survey Page 1 

Photo reference of an address plaque 

B 
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approximate the location of the property by transposing it from 

the survey to the FIRM and determine the flood zone or zones 

of the property. If the property resides in more than one flood 

zone, the surveyor will delineate the boundary of the zones 

from the FIRM to the survey. The surveyor also notes the 

property’s flood zone classification and map information on 
the survey.  

This item does not include a flood elevation certificate, which 

reports the elevation of buildings and the adjacent elevations 

near to the buildings on the property. A flood elevation 

certificate can be negotiated as an additional item.   

Image C. Flood Zone information, Exhibit A. ALTA Survey Page 1 

Example showing multiple flood zones on a survey. The flood zone boundary  
separates flood zone X and zone AE. Information on a FIRM is then transposed 
to the survey. 

C 
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Item 4 “Gross Land Area” 
Commonly Included? Yes 

This item requires the surveyor to 

report the total land area of the 

property in acres and/or square 
feet. This item may include 

reporting the size of other areas 

of the property, such as parking 

are as if requested by the client. 

Item 5 “Vertical Relief” 
Commonly Included? Yes, for jurisdiction/development. 

Not usually needed for most real estate transactions.  

This item includes depicting the topography (elevations and 

contour lines) of the surveyed property, usually by reporting 
contours at one-foot intervals together with a notation of the 

benchmark. This 

item should be 

considered for 

properties where 

jurisdiction or 
development 

is proposed.  

Image D. Area of Tract 1 from the title 
legal description, Exhibit B. ALTA Survey 
Page 2 

SUBJECT SITE 

Example of a survey  
showing the depiction of 
elevations, contour lines, 

and notation of the 
benchmark used for 

elevations. 

D 



28 

2021 GUIDE TO ALTA/NSPS LAND TITLE SURVEYS 

Item 6(a) or 6(b) “Zoning” 
Commonly Included?  Yes 

A zoning report needs to be provided by the client, when either 
item (a) or (b) is selected. If zoning information is needed, then 

the client may order a Zoning Report concurrent with an ALTA 

Survey order. Partner offers a zoning report as part of its due 

diligence services.  

Item 6(a) If set forth in a Zoning Report provided by client, the 

surveyor must list the current zoning classification, setback 

requirements, the height and floor space area restrictions, and 

parking requirements. The surveyor must also identify the date 

and source of the provided zoning document.  

Item 6(b) If the zoning setback requirements are noted in the 

provided zoning document, refer to Table A Optional item 6(a) 

above, the surveyor shall graphically depict these setback 

requirements. However, if these setback requirements require 

an interpretation by the surveyor, then he or she may choose 
not to plot them if the surveyor deems the possibility of 

plotting them incorrectly. 

Image E. Zoning information, Exhibit A. ALTA Survey Page 1 

E 
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The zoning information 

together with the 

depiction of setback lines 

can help evaluate the 

surveyed property’s 

compliance with local 
zoning ordinances.     

Item 7(a) “Exterior Dimensions of All Buildings” 
Commonly Included?  Yes 

This item requires the surveyor to notate the exterior 
dimensions of the footprint of the building(s) at ground level. 

This item is usually included since the surveyor is already 

required to measure the building dimensions for the survey.  

Item 7(b)(1) “Square Footage of Exterior Footprint” 
Commonly Included?  Yes 

This item requires the surveyor to calculate and depict the area 

(square footage) of the footprint of the building at ground 

level. This item can help identify discrepancies in the building 

size reported by an appraiser or the county tax assessor. The 

information can also help verify the building’s compliance with 

zoning size requirements, which is important in order to obtain 
a zoning endorsement from the insurer.   

Image F. Zoning setback line, 20 feet from  
boundary line, Exhibit B. ALTA Survey Page 2 

F 
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Item 7(b)(2) “Square Footage of Other Areas” 
Commonly Included?  No, rarely included 

This item can be used to cover any additional area calculations 

as required by the client. For example, the total square footage 

of paved areas, parking areas, and landscaped areas may be 
requested to help verify zoning conformance.  

Item 7(c) “Measured Height of All Buildings” 
Commonly Included?  Yes 

This item requires the surveyor to measure the height of all 
above grade buildings at a specified location; or if none are 

specified, the location must be identified by the surveyor. This is 

commonly included because building heights may be restricted 

by zoning laws, government-related requirements such as 

Federal Aviation Administration (FAA) restrictions, or Schedule 

B exceptions.    

This item does not include reporting of the number of floors for 

multi‐story buildings or the heights of other improvements; 

however, those can be included as Item 20 (blank) if the client 

requires them.  

Image G. Notation of building dimensions, area, and building height, 
Exhibit A. ALTA Survey Page 1 

G 
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Item 8 “Substantial Features” 
Commonly Included?  Yes 

This item generally refers to 

improvements and features not 

covered in the Minimum 
Standard (Section 5), such as 

parking lots, billboards, signs, 

swimming pools, landscaped 

areas, and substantial areas of 

refuse. This item may help 

evaluate the property’s zoning 
conformance or assist in ob-

taining a Zoning Endorsement. 

This item is almost always 

recommended.   

Item 9 “Parking Spaces” 
Commonly Included?  Yes 

This item requires the surveyor 
to depict parking stall striping 

with a count and type. This item 

is helpful for evaluating com-

pliance with both zoning and 

accessibility/ADA requirements.    

Image H. Example of a substantial  
feature, a playground area, Exhibit B. 
ALTA Survey Page 2 

Image I. Example of parking stalls and 
parking count, Exhibit B. ALTA Survey 
Page 2 

H 

I 
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Item 10 “Party Walls” 
Commonly Included? Infrequently, but may be included on 

certain lenders’ requirements even though it may not be 

applicable.  

This item is relevant for 

properties that share a 

common or party wall between 

pro-perties, such as in dense 

urban areas. It requires the 
surveyor to determine the 

location of a common wall 

between adjoining parties, and 

whether the common wall is 

the same as the property line.    

Image J. Parking tabulation table, Exhibit A. ALTA Survey Page 1 

Illustration of two properties sharing a  
common party wall and the boundary line 

J 

BOUNDARY LINE 
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Item 11 “Evidence of underground utilities” 
Commonly Included? No, this should only be included if the 

survey is intended to be used in the development or 

redevelopment of the property.   

The 2021 Minimum Standard requires the surveyor to locate 
and map any above-ground evidence of utilities such as 

manholes, water and gas valves, fire hydrants, and other above-

ground visible structures. One should not select Table A items 

11(a) or 11(b) if above-ground visible evidence of utilities is 

sufficient for the transaction. 

Item 11(a) now requires that plans and/or reports be provided 

by the client to the surveyor so that the surveyor can transpose 

the locations of the utility lines those maps provide onto the 

survey. Typically, the plans that the surveyor will need are the 

most recent as-built site plans of the property post 

construction.  

A drawing showing underground utilities: water, sanitation, storm 
water, and gas lines in right of way.  
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Please note that when the surveyor transposes these utility lines 

onto the survey, the accuracy of the location relies on the 

provided plan. Please also be aware that any utility added to 

the site after the date of the plan provided would not show up 

on the survey if plans for this new line are not provided. Please 

also be aware that if the information provided by the client 
does not contain all the utilities on-site, then the missing lines 

will also not show on the survey. 

Item 11(b) requires the 

surveyor to show the 

location of underground 

utilities from markings 

coordinated by the 
surveyor according to a 

private utility locate 

request. Please note 

that 11(b) would likely 

be an expensive item to 

complete and typically 
is needed for a design  

survey (a survey used by 

a civil engineer or architect to provide design drawings for 

changes to the property).  

The 2021 Optional Table A items 11(a) and 11(b) now remove 
the choice for the client to ask the surveyor to contact the 811 

locate requests. These requests were determined to be erratic in 

responsiveness and not helpful in providing the utility 

information.  

Please note: Without excavation, the exact location 
of underground utilities may not be accurately, 

completely, and reliably depicted. 

Photo of a private utility locator marking
underground utilities with a spray can on-site.
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Item 12 “Government Agency Requirements” 
Commonly Included?  Only required for a few agencies. 

The Department of Housing and Urban Development 

(HUD), Federal Aviation Administration (FAA), and the Bureau of 

Land Management are some of the government entities that 
may have specific survey requirements. Each agency has its own 

set of reporting requirements, which Partner could comply with 

as part of the agreed upon scope of work. The cost of this item 

will vary based on each agency's requirements.  

Example of a partial report required by a government agency. 
Refer to the agency website for the most current version of the 
template.  
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Item 13 “Names of Adjoining Owners”  
Commonly Included?  Yes  

This optional Table A item requires the surveyor to list the 

names of the owners of the neighboring properties per 

current tax records and show them on the survey. 

Item 14 “Distance to Nearest Intersecting Street” 
Commonly Included?  Yes  

This item requires the surveyor to measure the distance to the 

nearest intersecting street from a corner of the surveyed 
property (the corner being located within a road centerline or 

along a road right‐of‐way). This item can help evaluate 

compliance with zoning restrictions regarding distance to 

streets.   

Image L. Notation about distance to nearest intersecting street, Exhibit A. 
ALTA Survey Page 1 

Image K. Names of adjoining owners depicted on the 
survey, Exhibit B. ALTA Survey Page 2 

K 

L 
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Item 15 “Alternative Technology for Locating Features” 
Commonly Included?  No 

This item allows the surveyor to utilize alternative technologies 

(aerial photograph mapping, photogrammetry, etc.) to remotely 

identify and locate features within the surveyed property, 
except for the property boundaries which must still be 

traditionally surveyed. This method is typically only cost‐

effective and efficient for very large properties (100 acres or 

more), or properties that are remote and difficult to access. 

These methods can diminish the accuracy of the survey, and 

some improvements may not be shown if covered by trees or 
other features.  

An aerial map as an alternative technology for locating features; depicting site per pull-out 
pages 
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Item 16 “Field observations of recent earthmoving or 
building construction”   
Commonly Included?  Yes  

This item requires the surveyor to report observed evidence of 

earthmoving work, building construction, or building additions. 
Current construction activities could indicate the existence of a 

construction lien against the property.     

Item 17 “Changes in Street Right of Way” 
Commonly Included?  Yes 

This item requires the surveyor to report any proposed right of 

way changes identified at the controlling jurisdiction, or any 

observed evidence of the right of way changes such as recent 

street or sidewalk construction. For example, a road widening 

activity could result in land taking from the surveyed property.   

Image N. Notation of changes in street right of way lines, Exhibit A. ALTA 
Survey Page 1 

Image M. Notation of earthmoving evidence, Exhibit A. ALTA Survey 
Page 1 

M 

N 
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Item 18 “Appurtenant or Benefitting Easements” 
Commonly Included?  Client discretion 

Item 18 requires the surveyor to identify improvements within  

off‐site easements that benefit the surveyed property. For 

example, an owner of a property using a drive aisle that runs 
across an adjoining property, for which the owner has an 

easement, may wish to improve the driveway. To do so, the  

surveyor would need to know what improvements exist within 

that easement.    

To select this item, the surveyor would need to be aware that 
there is an appurtenant easement insured in the title legal 

description. This means the client would need to provide the 

current title commitment to the surveyor so that the surveyor 

could identify the easement and its extent. Do not select this 

item if you do not care what the improvements are in the 

off-site easement. The surveyor is required to show the 

boundaries of the offsite appurtenant easement in the title 
regardless of whether optional Table A item 18 is chosen or not. 

Example of excerpt from a title commitment describing an appurtenant easement.  
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Item 19 “Professional Liability Insurance” 
Commonly Included?  Rarely  

This item permits the client to request proof that the surveyor 

carries a specified amount of professional liability insurance 

(errors and omissions). The industry standard coverage is 
$1,000,000 per occurrence.  

Item 20 (Blank)  
Commonly Included?  No 

Item 20 can be used to indicate the additional scope of work 
required for an agreed fee.    
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ARTICLES ON ALTA SURVEYS 
AND BEST PRACTICES  
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Articles on ALTA Survey and 
Best Practices  

“Summary of 2021 ALTA/

NSPS Land Title Survey 

Requirements”  

What Real Estate  

Professionals, Attorneys,  

and Lenders  
Should Know 

P. 44

“New ALTA/NSPS  
Land Title Survey  

Standard– Top Changes” 
Don’t Let ALTA Survey  

Hiccups Derail Your  
Deals in 2021 

P. 50

“Demystifying  

ALTA Surveys: Pro Tips  

and Table A Items” 

Transact Like a Pro  

with the Right ALTA Survey 

Approach 

P. 54

“What Clients Should  

Consider When Ordering 

ALTA Surveys” 

ALTA Survey 101 for 

Newcomers 

P. 57
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From time to time the governing authorities discover the need 

to amend the rules because of the changing ways that industry 

professionals conduct business or the need to make 

adjustments to those rules so they may result in a more clearly 
defined understanding. That is now the case for procuring land 

title surveys. As projects move through the commercial due 

diligence process, real estate professionals need to be aware 

that there is a new standard set of requirements. This new 

standard is the 2021 “Minimum Standard Detail Requirements 

for ALTA/NSPS Land Title Surveys”. Below, there is a summary 
of the changes from 2016 to the 2021 ALTA Requirements. This 

is an introduction to help industry professionals understand the 

expectations that the new title surveys will provide. The intent is 

only to familiarize the reader with the new and upcoming 

changes. It will be helpful for those with a working 

understanding of the 2016 ALTA guidelines, and in general, the 

purpose of the ALTA Survey. This supplement should never 
replace in any way the 2021 ALTA Requirements. 

The 2021 ALTA Requirements will become effective on Tuesday, 

February 23, 2021. These new requirements will supersede all 

prior versions. Any prior surveys using the 2016 standards or 

earlier versions requiring updates, will need to satisfy these 
requirements. In order to satisfy the updated requirements, a 

Summary of 2021 ALTA/NSPS  
Land Title Survey Requirements 

What Real Estate Professionals, Attorneys, 

and Lenders Should Know 

By James Davenport, PS 

Published on GlobeSt.com January 2021 
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new field date on or after February 23 will have to be added to 

the survey. The 2021 ALTA Standards show the nine parts of a 

complete 2021 ALTA Survey in an outline format. These 

headings are: 1. Purpose, 2. Request for Survey, 3. Surveying 

Standards and Standard of Care, 4. Records Research, 

5. Fieldwork, 6. Plat or Map, 7. Certification, 8. Deliverables, and
Table A – Optional Survey Responsibilities and Specifications.

The changes to these parts will be outlined below. The 2016

ALTA Requirements modified the internal structure to be in the

format of an outline and it detailed what records were to be

provided to the surveyor. The structure change made it easy for

all to determine what records are to be specifically provided.

1. Purpose, 2. Request for Survey, and 8. Deliverables

There were no significant changes to the wording in this section

from the 2016 requirements.

3. Surveying Standards and Standards of Care

E. Measurement Standards
This requirement pertains only to the surveyor’s fieldwork

measurements for locating evidence of property corner

monuments called Relative Positional Precision. The change

from the 2016 standards is in the definition of Relative

Positional Precision. The definition is modified to only apply to

a located boundary corner evidence monument relative in
position to an immediately adjacent boundary corner evidence

monument and not any other boundary evidence monument

corner.

4. Records Research

The 2021 ALTA Standards changed the outline of the content in
this section so that the information contained therein presents

a clearer understanding. However, there is no significant change

from the 2016 requirements to what is still required in this

section.
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5. Fieldwork

C. Lines of Possession, and Improvements along the

Boundaries

The 2016 requirements in part include the location of

improvements within 5 feet of each side of the boundary lines.

The 2021 ALTA Standards now also include the extended
location of utility poles within 10 feet of any surveyed property

line per the instructions below in easements and servitudes.

E. Easements and Servitudes

The surveyor is still required to locate evidence of easements

and servitudes in the 2021 ALTA Requirements as was noted in
the 2016 standards. However, there is a new inclusion for utility

location markings (ex. paint markings) if observed in the field,

and the surveyor is to include a note as to the source of such

markings or to indicate if the source is unknown. As noted

above, utility poles are to be located within 10 feet of the

surveyed property. The surveyor is to note any potential

encroachments of these utility poles, cross member, or
overhangs but is excluded to indicate a legal opinion as to who

may own or the nature of the encroachment.

6. Plat or Map

C. Easements, Servitudes, Rights of Way, Access and Documents

New to the 2021 ALTA Standards, when a surveyor makes notes
on the survey regarding easements and servitudes, the surveyor

may now provide additional information regarding the

easements and servitudes, etc. for example to note that they

touch or are on the surveyed premises. The 2021 ALTA

Standard also allows the surveyor, if they wish, to provide an

opinion as to the effect of these matters but are limited to the
effect being based solely on the provided description of the

document. Also new to the 2021 ALTA Standard is that the

survey will need to include tax parcel numbers for adjoining

lands (if available) only for non-platted lands. For platted

adjoining lands, tax parcel numbers are not included, but the
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survey is to include recording data of the subdivision which is 

the same as the 2016 standard. If a surveyor is aware of a 

recorded easement not listed in the title commitment, a note 

on the survey is to be provided to indicate the existence of 

the easement and that it was not included in the title 

evidence provided. 

7. Certification

There are tweaks in wording to the certification section. The

changes referenced in the 2021 ALTA Requirements have no

major differences from that of 2016. Please refer to the exact

wording to be used in the requirements.

Table A – Optional Survey Responsibilities and 

Specifications 

There are only 19 optional items to choose from in the 2021 

ALTA Requirements as opposed to 20 optional items in the 

2016 version (plus a blank option for additional scopes not 

included in the minimum standard or Table A options). In the 
2021 ALTA Standard, the client now clearly has the option to 

negotiate with the surveyor (prior to the authorization of the 

survey) the exact wording of any of the optional Table A items. 

The negotiation of such wording should not be settled after any 

fieldwork is complete, since the wording may have the intent to 

compromise the survey certification. If such wording changes 
take place the survey must include notes to explain and define 

the wording. 

Table A optional item 6a and 6b of the 2021 ALTA 

Requirements now list the specific information (the current 

zoning classification, setback requirements, the height, and 
floor space area restrictions, and parking requirements specific 

to the surveyed premises) that need to be included in a zoning 

report or letter provided to the surveyor by the client. 
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Table A optional item 10b regarding the plumbness of party 

walls with respect to adjoining properties has been eliminated. 

Optional item 10a has changed numbering to just item 10. 

Table A optional item 11 has been modified to only allow two 

choices for the client. As in the 2016 requirements, observed 
evidence of utilities is a requirement in section 5.E iv and is not 

an optional requirement. This optional item should not be 

selected if observed evidence of utilities (above ground and 

visible items) are all that is needed. The first choice for the 

client, Optional Table A item 11a can be selected if the client 

has existing plans of the utility locations and they are provided 
to the surveyor for their plotting on the survey. The second 

choice, Optional Table A item 11b, is if the client wants the 

surveyor to coordinate with a private utility locating company 

to mark the existence of underground utilities, and then show 

these markings and utilities on the survey plat. Please note that 

11b would likely be an expensive item to complete and typically 

would benefit a design survey (a survey used by a civil engineer 
or architect to provide design drawings for changes to the 

property). The 2021 ALTA Standards Optional Table A item 11a 

and b now remove the choice for the client to ask the 

surveyor to contact the 811 locate requests. These requests 

were determined to be erratic in responsiveness and not helpful 

in providing utility information. 

Optional Table A item 18 about wetland flagging in the 2016 

requirements has been eliminated. In 2016 standards, this item 

required the surveyor to locate evidence of wetland flagging as 

was previously conducted by a wetlands expert, hired by the 

client, and to indicate the perimeter of the flagging on the 
survey. It was determined that clients and lenders tended to 

wrongly interpret that the item meant for the surveyor to be 

the field expert identifying and locating wetlands on the 

surveyed premises, which is not something professional 
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surveyors are trained to do (a wetlands expert should do this). 

This item was also not typically a title issue.  

Optional Table A item 18 in the 2021 ALTA Requirements was 

formerly Table A item 19 in 2016 Requirements. This item was 

re-written to clarify that if selected, appurtenant easements 
(offsite the surveyed premises, but benefitting the surveyed 

premises) typically shown in the title legal description would be 

surveyed as if it was a part of the fee parcel. If selected these 

offsite benefitting easements would have all of the 

improvements located on them and shown on the survey 

pursuant to all of the current ALTA Standard. Clients often 
misunderstood the scope of this item – often they only want 

the boundaries of these appurtenant easements depicted, 

which is already required as part of the minimum standard, 

rather than also the improvements within the easements which 

is the purpose of this Table A item. Please note that the 

surveyor cannot provide a quote to complete this item without 

the knowledge of the existence of such an appurtenant 
easement. Typically, if this item is requested, a title commitment 

would have to be available and provided to the surveyor at the 

time of quoting. Please also be aware that this item could 

significantly increase the scope and cost of the survey if the said 

easement is large in area as some reciprocal easements are. 

Optional Table A item 19 in 2021 ALTA Standard was formerly 

Table A item 20 in 2016 standard and contains no changes. 

Please scrutinize the 2021 ALTA/NSPS Land Title Survey 

Requirements as a commercial real estate industry professional. 

This revision has clarified many issues and will likely be the 
brunt of causing some unforeseen ones. The path is again 

re-paved, same as it was in direction, but with a bright 

new surface. 
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A new standard for ALTA/NSPS Land Title Surveys is coming in 

February of 2021, and because just about every commercial real 

estate transaction requires an ALTA Survey, this is a big deal. 

ALTA surveys are critical in helping you understand everything 

that comes along with your prized investment – easements, 
encumbrances, encroachments and whole lot more. Your 

investment as depicted on the survey will be insured by the title 

company. As important as ALTA Surveys are, I see clients trip up 

and order the wrong survey scope all the time, causing delays 

of schedule and unnecessary costs - and that’s without even 

having a new survey standard to digest! So, to help you order 
the correct survey scope and ensure your 2021 transactions go 

smoothly, I’ve highlighted the key changes in the new standard 

that you should be aware of. Let’s get prepared! 

Firstly, any prior surveys that need updates will need a new field 

visit on or after February 23, 2021, to meet the new standard. 

This of course applies to any newly completed surveys on or 
after this date, too.  

Now, as for the changes to the standard itself, the biggest 

changes are really in the Table A Optional Items, so let’s dive 

into that.  

New 2021 ALTA/NSPS Land Title 
Survey Standard– Top Changes  

Don’t Let ALTA Survey Hiccups 

Derail Your Deals in 2021  

By James Davenport, PS 

Published January 2021 
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Changes to Table A Optional Items 

In any survey, it’s important to get the right scope for your 

needs, and Table A Optional items are the vehicle for users to 

customize their scope by selecting one or more of these 

predefined optional scopes. But buyer beware - some Table A 

items are complex, require extra time and fees, and are prone 
for miscommunications. That’s nothing new, but what is new in 

the 2021 standard is that in Table A Note, the instructions now 

allow for negotiation in wording and fee for any selected item 

between Surveyor and the Client. This change is problematic, 

for a few reasons – for one, many clients don’t have a solid 

understanding of what each Table A item is and the scope 
entailed, so they may not fully understand the implications of 

modifying the wording. Also, some clients may try to change 

the wording after the survey has been contractually engaged, 

and even a small change in wording can have a big effect on 

scope. Thus, the negotiation of the wording is highly 

discouraged! As a good practice, a mutually agreed scope of 

work and fee is recommended in a written contractual format 
prior to a field day. Any out-of-scope of services should be 

discussed and filled out in Table A item 20 (this is the blank 

Optional Item intended for custom add-ons). The selection of 

any Table A items is likely to add cost and require additional 

time. It’s prudent to consult with your Surveyor and clarify the 

scope early on. 

Table A Optional item 11 regarding locating utilities is modified 

and reduced to two options. Item 11 is the option to locate 

utilities that are not readily observable by the surveyor in the 

field (i.e. underground), since readily observable utilities are 

already part of the minimum ALTA standards. In the 2021 ALTA/
NSPS standard, the 811 utility locate option is no longer 

available because it was not reliable enough for surveys. Now, 

the client can either provide plans (as-builts or other design 

plans) or ask the Surveyor to hire someone to get them. Clients 

need to be prepared ahead of time to do some digging to get 
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the plans or be ready to wait for a new one to be done. With 

either option, separate field visits, coordination of different 

utility companies, and extra time allowance are required.  

Another big change is that Wetlands mapping is removed from 

Table A altogether. To many surveyors, this is a welcome 
change because clients frequently misunderstood this item. The 

original intention for this item was that if a professional 

wetlands expert had already been to the site and staked out 

where wetlands were located, then the surveyor could depict 

the wetlands on the survey. But many users erroneously 

thought that they were hiring the surveyor to go and figure out 
if there were wetlands located on the surveyed property – 

surveyors do not have this expertise. So now, it is not one of the 

pre-defined optional add-ons for ALTA surveys anymore. To 

inquire about depicting flagged wetlands on the survey or 

other scopes of work, one could write it in Table A 20, but again 

this requires clear communication between the client and 

surveyor before engagement.  

Table A item 18 is regarding appurtenant easements, i.e. off-site 

easements that benefit the surveyed property. The wording of 

this item has been clarified here because this was a commonly 

misunderstood and very expensive add-on. The bottom line is, 

if you just want the boundaries of appurtenant easements 
depicted, don’t check this item! It’s already included in the 

minimum standard. Only check this if you want all the 

improvements within those appurtenant easements identified. 

It essentially means that the surveyor will do an additional full 

ALTA survey on those easements (as well as the surveyed 

property). This might be relevant for a commercial property 
with off-site signage, if those improvements are the fee parcel’s 

responsibility, but beware that it will add significant cost, and 

the survey can’t be quoted until they know what appurtenant 

easements exist for the surveyed property. 
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Changes to the minimum ALTA standard 

There are also several changes to the baseline or “minimum” 

standard. Essentially all of the changes here are relatively minor, 

but a couple are worth noting as they add some value to the 

survey:  

Section 5E now requires locating utility poles on or within 10 

feet of property and note potential encroachments - a change 

from 2016 guidelines 5Cii, which required 5 feet perimeters. 

This change doesn’t add any cost or time to the process, and 

acknowledges the fact that overhangs from these utility poles 

can encroach the surveyed property even if they are greater 
than 5 feet away. 

In Section 6C, new to 2021 guidelines, tax parcel numbers are 

now required for non-platted, adjoining lands. This change 

adds value to your surveys with more clarification about the 

surrounding properties.  

If you want an in-depth summary of the changes in the 2021 

ALTA/NSPS Land Title Survey Standards, I posted a detailed 

discussion, “Summary of 2021 ALTA/NSPS Land Title Survey 

Requirements”. 

Get your survey done right 
In short, exercising good communication and project 

management in addition to understanding the changes in 

guidelines will result in high-quality ALTA surveys on time and 

on schedule! The time investment in building clear expectations 

at the beginning of the project is key to success. A good 

Surveyor will help you navigate the guideline changes and be 
your trusted advisor along the process. To that end – please 

visit Partner’s website for more guidance on ALTA surveys, how 

to get the right scope for your needs, and ensure a smooth and 

successful project. 
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As the 2021 ALTA Survey guidelines came into place, helping 

real estate professionals navigate the changes and demystify 

the hard-to-understand Table A items is key to successful deal 

closings. On a high level, a typical ALTA Survey process takes 

multiple steps in production by a team of specialists. The 
process includes document collection, record checking, field 

visit(s), drafting, reviewing, revision, and certification. Even with 

good planning, external factors could impact the scope, cost, 

and project schedule.  

To minimize hiccups and keep your deals moving, here are the 
“pro tips” for a smooth, timely process, and answers to 

frequently asked questions about Table A items and the 

implications on how they may impact your deal. 

Pro Tips for a Smooth Survey Process 

1. The new ALTA Standard is showing on all surveys beginning
February 23rd, 2021. Any ALTA Survey drafted prior to this

date will reflect the 2016 standards. If you would like your

survey to reflect the new standards, you will need a new

field date on or after February 23, 2021.

2. When you are considering placing an ALTA Survey order, a
title report is recommended to be ordered at your earliest

Demystifying ALTA Surveys: 
Pro Tips and Table A Items  

Transact Like a Pro with the Right ALTA Survey Approach 

By Robin Rednose-Lewis 

Published March 2021 
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convenience. Forwarding your title commitments is 

necessary to meet your timeframe. If there is a delay in 

providing the title report, please forward a prior survey or a 

past title report to keep the project moving. 

3. Consider the weather condition in the area of the subject
property. If it is rainy, snowy, or even if there are high

winds, the Surveyor cannot take his/her expensive

equipment out in these conditions. Unforeseen poor

weather conditions may affect your project timeframe.

Demystifying the Table A Items 

1. Selecting either Table A item 6a or 6b means that the Client

will provide the zoning report to the Surveyor. The Surveyor

will use the information found in the zoning report to add

the details and depict setback lines. Since getting a zoning

report requires collaboration with local municipalities, it is

prudent to get this ordered as soon as possible since
response time may vary. Working with a firm that provides

both surveys and zoning reports can expedite the process. 

2. About Utilities

• Observed evidence of above-ground utilities will

continue to be included in the standard ALTA

Survey quote. There is no need to check either

Table A 11 items for above-ground utilities.

• When Table A 11a is selected, it means that the

Client will provide existing plans or reports of

underground utilities to the Surveyor. The

underground utilities will be depicted on the map.

• When Table A 11b is selected, it means that the

Client requires the Surveyor to contract a private
utility locator. The Surveyor will set up a field date

after the private locator has finished marking
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underground utilities in the field. The Surveyor will 

survey the property to include flags and markings 

during their fieldtrip. Also, the Surveyor will include 

the private utility locator’s contact information in 

the utility note. The utility locator is responsible for 

the accuracy of the information. 

3. When Table A 18 is not marked, the surveyor will depict the

outline or boundary of the offsite easement on the map.

However, when item 18 is selected, the Surveyor will survey

the offsite easement (parking, curbing, and any

improvement) and depict the improvements within the
easement on the map. This generally requires a sub-

stantially increased cost and a longer timeframe.

4. Table A item 20 is recommended when the client is

requesting a design or development survey and they have

very specific requirements. In this blank item, you can be as

specific as necessary for your design scope.

Many factors determine the lead time, scope, and cost of an 

ALTA Survey project. Having good knowledge of the above 

items and promptly providing the necessary documents can 

help you save unnecessary stress when you are working with a 

tight timeframe. It is essential for all parties to refer to the latest 
2021 guidelines as it became effective on February 23rd going 

forward. For a more in-depth change of the guidelines, please 

refer to Partner’s other discussions in this section.  
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Real estate professionals order ALTA Surveys for different 

purposes and to satisfy different requirements. The survey may 

be required to secure title insurance at the closing of a deal, or 
it may be utilized as a design document for engineering 

purposes. Several factors determine the cost, lead-time, and 

complexity of an ALTA Survey. What can Clients do to prepare 

prior to ordering an ALTA survey? Below are good practices that 

could help CRE transactions go smoothly.

Articulating Project Scopes 

Essentially, the scope of surveying work gets more complicated 

and takes more time when more improvement is planned for 

the project. For example, a building with undulated façade and 

lots of hardscaping and landscaping represents a lot of detailed 

work for the Surveyor compared to a rectangular-shaped 
warehouse with striped parking. Informing the Surveyor of your 

complete scope of work required is step one in ordering the 

right scope of work for the ALTA Survey. Let’s look at the four 

types of scopes of work below and see how they differ from 

one another. 

1. Refinancing of existing property (transactional)
For an existing property that is going through refinancing

without a change of ownership, it typically means there are

existing records such as a title report and a land survey. It is

What Clients Should Consider 
When Ordering ALTA Surveys 
ALTA Survey 101 for Newcomers 

By Sarah M. Fonseca 

Published April 2021 
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referred to as a transactional survey. Because there is a history 

of the record, the Surveyor is mostly verifying existing data and 

surveying field evidence. This type of survey is the most 

straightforward and the scope of work is easy to communicate. 

The survey will include standard requirements such as 

improvements (structures, parking, above-ground utilities, 
property lines), easements (and other survey-related exceptions 

to title), title legal description, and encroachments. It is typically 

ordered to satisfy Lender requirements in the format of a Table 

A checklist for title insurance. A survey completed more than 

180 days ago will require a new field date to be valid.  

2. Buying/selling of existing property (transactional) _____

For an existing commercial property that is being bought or

sold, the Buyer is often required to order an ALTA survey to

satisfy Lender requirements for title insurance. Because of the

changing hands of ownership, more stakeholders are involved

in the survey approval process. For a sales transaction, typically

a Buyer will order an ALTA survey meeting the 2021 Minimum
Standard Detail Requirements for ALTA/NSPS Land Title Survey,

which include standard items, and some Table A Optional Items

per Lender requirements. When Lender requirements are

unavailable, the Surveyor could provide guidance for necessary

scopes. Table A Optional Item 5 and 11 are excluded because

they are only needed for a design survey. Table A Item 5
contains typography of the property, and Item 11 requires the

survey to show evidence of underground utilities. When Table A

Optional Items 5 and 11 are ordered, the project becomes

costly and time-consuming. A savvy Buyer could negotiate with

the Lender to validate if they are mandatory items.

3. Acquisition of a new property for redevelopment _______

With planned construction upgrades, zoning information (such

as setback, height, and floor space restrictions, and parking) is

required to be part of the survey. A zoning report will need to

be provided to the Surveyor for compilation. When there is a
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subdivision or tenant fit-out, the scope of surveying work gets 

more complex. For example, a buyer of a retail project located 

in a mall may require appurtenant easements depicted on the 

survey because the improvement on an offsite easement such 

as signage or ingress and egress represent a big part of the 

investment or liability of the fee parcel.  

The complexity of a redevelopment project could be significant. 

If there are existing structures that need to be demolished for 

new zoning purposes and new structures, it will be a 

multi-faceted survey scope. It will begin with a transactional 

survey to identify what is currently on the property. After 
demolition, then the survey will be updated to a design survey, 

which includes Table A Optional Items 5 and 11. When a 

construction project affects utilities, pavements, and 

foundation, it requires the location and depiction of 

underground utility lines using drawings provided by the Client 

or the Surveyor’s utility locator, resulting in longer lead-time. 

After the new structures are constructed, there will be an As-
Built ALTA survey depicting the new construction. 

4. Vacant land for development (design survey) __________

An ALTA survey of vacant land is also called a design survey,

needed prior to developing a parcel of land. The complexity

varies depending upon the scale of the project and the
development that the land is intended for. Table A Item 20

allows a design survey to be highly customized. The design

survey requires an experienced surveyor with in-depth building

and construction knowledge. A client with development in mind

is encouraged to onboard a Surveyor at the same time as a civil

engineer because the design survey will also need to meet a set
of design requirements. The more the development concept is

completed the more concrete the scope of work will be laid out

for the Surveyor. Elements including topography, the boundary

of the parcel, underground utilities, proposed structure,

parking, and lighting are potential elements to be considered in
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the final deliverable. At the completion of the survey project, a 

CAD file is provided to civil and structural engineers for 

engineering designs.  

Managing the Expectations 

There is a list of essential items that the Client should provide 
to the Surveyor when ordering an ALTA Survey. This list 

includes, but is not limited to the following items: full property 

address, tax parcel number, acreage of the property, Lender 

requirements and/or Table A item checklist, offering memo-

randum, additional maps, pictures, certificate names, requested 

turnaround time, and preferences such as final survey format 
and color-coding. Having these items in place at the start will 

help advance the project along.  

An ALTA Survey takes multiple steps in production by a team of 

specialists. The process includes documentation collection, 

record checking, field visit(s), drafting, reviewing, revision, and 

certification. When the client provides the correct scope of 
work, not only does it help the Surveyor allocate adequate 

resources in making the project successful, it also helps to 

prevent unnecessary expenses. It is imperative to know that a 

new set of ALTA guidelines went into effect on February 23, 

2021. If you are still going about referring to guidelines prior to 

the 2021 version, you are likely ordering the wrong scope! 
Within this chapter, there is a blog about the top changes, 

“New 2021 ALTA/NSPS Land Title Survey Standard– Top 

Changes”, that you might find helpful. In addition to ALTA Land 

Title Surveys, Partner’s Land Surveying practice offers a list of 

services including Topographic Surveys, Digital Terrain 

Modeling, Boundary Surveys, Wetlands Locations, Subdivision 
Plots, and Flood Elevation Certificates. Our team of experts is 

readily available to assist you with site-specific survey 

requirements outside of ALTA Survey Standards. 
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internal and external stakeholder groups. Under her 

supervision, Partner’s ALTA Survey team provides quotes, 

revisions, and quality surveys in a timely manner for all projects 
located in the United States and Canada. 

https://www.partneresi.com/about/team-members/robin-rednose-lewis
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FULL TEXT OF 2021 MINIMUM  
STANDARD DETAIL  

REQUIREMENTS FOR ALTA/NSPS 
LAND TITLE SURVEY 
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Minimum Standard Detail  
Requirements for ALTA/NSPS 
Land Title Surveys  
(Effective February 23, 2021) 

American Land Title Association® (ALTA®)  

National Society of Professional Surveyors (NSPS) 

Minimum Standard Detail Requirements For ALTA/NSPS Land 

Title Surveys 

1. Purpose - Members of the American Land Title

Association® (ALTA®) have specific needs, unique to title

insurance matters, when asked to insure title to land without

exception as to the many matters which might be discoverable

from survey and inspection, and which are not evidenced by the

public records.

For a survey of real property, and the plat, map or record of 

such survey, to be acceptable to a title insurance company for 

the purpose of insuring title to said real property free and clear 

of survey matters (except those matters disclosed by the survey 

and indicated on the plat or map), certain specific and pertinent 

information must be presented for the distinct and clear 
understanding between the insured, the client (if different from 

the insured), the title insurance company (insurer), the lender, 

and the surveyor professionally responsible for the survey.  

In order to meet such needs, clients, insurers, insureds, and 

lenders are entitled to rely on surveyors to conduct surveys and 
prepare associated plats or maps that are of a professional 

quality and appropriately uniform, complete, and accurate. To 
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that end, and in the interests of the general public, the 

surveying profession, title insurers, and abstracters, the ALTA 

and the NSPS jointly promulgate the within details and criteria 

setting forth a minimum standard of performance for ALTA/

NSPS Land Title Surveys. A complete 2021 ALTA/NSPS Land 

Title Survey includes:   
i. the on-site fieldwork required pursuant to Section 5, 

ii. the preparation of a plat or map pursuant to Section 6

showing the results of the fieldwork and its relationship

to documents provided to or obtained by the surveyor

pursuant to Section 4,

iii. any information from Table A items requested by
the client, and

iv. the certification outlined in Section 7.

2. Request for Survey - The client shall request the survey, or

arrange for the survey to be requested, and shall provide a

written authorization to proceed from the person or entity

responsible for paying for the survey. Unless specifically

authorized in writing by the insurer, the insurer shall not be
responsible for any costs associated with the preparation of the

survey. The request must specify that an "ALTA/NSPS LAND

TITLE SURVEY" is required and which of the optional items

listed in Table A, if any, are to be incorporated. Certain

properties or interests in real properties may present issues

outside those normally encountered on an ALTA/NSPS Land
Title Survey (e.g., marinas, campgrounds, mobile home parks;

easements, leases, mineral interests, other non-fee simple

interests). The scope of work related to surveys of such

properties or interests in real properties should be discussed

with the client, lender, and insurer, and agreed upon in writing

prior to commencing work on the survey. When required, the
client shall secure permission for the surveyor to enter upon the

property to be surveyed, adjoining properties, or offsite

easements.
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3. Surveying Standards and Standards of Care

A. Effective Date - The 2021 Minimum Standard Detail

Requirements for ALTA/NSPS Land Title Surveys are

effective February 23, 2021. As of that date, all previous

versions of the Minimum Standard Detail Requirements

for ALTA/ACSM or ALTA/NSPS Land Title Surveys are
superseded by these standards.

B. Other Requirements and Standards of Practice -

Many states and some local jurisdictions have

adopted statutes, administrative rules, and/or

ordinances that set out standards regulating the

practice of surveying within their jurisdictions. In
addition to the standards set forth herein, surveyors

must also conduct their surveys in accordance with

applicable jurisdictional survey requirements and

standards of practice. Where conflicts between the

standards set forth herein and any such jurisdictional

requirements and standards of practice occur, the

more stringent must apply.
C. The Normal Standard of Care - Surveyors should

recognize that there may be unwritten local, state,

and/or regional standards of care defined by the

practice of the “prudent surveyor” in those locales.

D. Boundary - The boundary lines and corners of any

property or interest in real property being surveyed
(hereafter, the “surveyed property” or “property to be

surveyed”) as part of an ALTA/NSPS Land Title Survey

must be established and/or retraced in accordance with

appropriate boundary law principles governed by the

set of facts and evidence found in the course of

performing the research and fieldwork.
E. Measurement Standards - The following measurement

standards address Relative Positional Precision for the

monuments or witnesses marking the corners of the

surveyed property.

i. “Relative Positional Precision” means the length of
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the semi-major axis, expressed in meters or feet, of 

the error ellipse representing the uncertainty in the 

position of the monument or witness marking any 

boundary corner of the surveyed property relative to 

the position of the monument or witness marking an 

immediately adjacent boundary corner of the 
surveyed property resulting from random errors in 

the measurements made in determining those 

positions at the 95 percent confidence level. Relative 

Positional Precision can be estimated by the results 

of a correctly weighted least squares adjustment of 

the survey. Alternatively, Relative Positional Precision 
can be estimated by the standard deviation of the 

distance between the monument or witness marking 

any boundary corner of the surveyed property and 

the monument or witness marking an immediately 

adjacent boundary corner of the surveyed property 

(called local accuracy) that can be computed using 

the full covariance matrix of the coordinate inverse 
between any given pair of points, understanding that 

Relative Positional Precision is based on the 95 

percent confidence level, or approximately 2 

standard deviations. 

ii. Any boundary lines and corners established or

retraced may have uncertainties in location
resulting from (1) the availability, condition,

history and integrity of reference or controlling

monuments, (2) ambiguities in the record

descriptions or plats of the surveyed property or

its adjoiners, (3) occupation or possession lines as

they may differ from the written title lines, or (4)
Relative Positional Precision. Of these four sources

of uncertainty, only Relative Positional Precision is

controllable, although, due to the inherent errors

in any measurement, it cannot be eliminated. The

magnitude of the first three uncertainties can be
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projected based on evidence; Relative Positional 

Precision is estimated using statistical means (see 

Section 3.E.i. above and Section 3.E.v. below). 

iii. The first three of these sources of uncertainty must be

weighed as part of the evidence in the determination

of where, in the surveyor’s opinion, the boundary lines
and corners of the surveyed property should be

located (see Section 3.D. above). Relative Positional

Precision is a measure of how precisely the surveyor is

able to monument and report those positions; it is not

a substitute for the application of proper boundary

law principles. A boundary corner or line may have a
small Relative Positional Precision because the survey

measurements were precise, yet still be in the wrong

position (i.e., inaccurate) if it was established or

retraced using faulty or improper application of

boundary law principles.

iv. For any measurement technology or procedure

used on an ALTA/NSPS Land Title Survey, the
surveyor must (1) use appropriately trained

personnel, (2) compensate for systematic errors,

including those associated with instrument

calibration, and (3) use appropriate error propaga-

tion and measurement design theory (selecting the

proper instruments, geometric layouts, and field
and computational procedures) to control random

errors such that the maximum allowable Relative

Positional Precision outlined in Section 3.E.v. below

is not exceeded.

v. The maximum allowable Relative Positional

Precision for an ALTA/NSPS Land Title Survey is 2
cm (0.07 feet) plus 50 parts per million (based on

the direct distance between the two corners being

tested). It is recognized that in certain circumstanc-

es, the size or configuration of the surveyed

property, or the relief, vegetation, or improvements
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on the surveyed property, will result in survey 

measurements for which the maximum allowable 

Relative Positional Precision may be exceeded in 

which case the reason shall be noted pursuant to 

Section 6.B.x. below. 

4. Records Research - It is recognized that for the performance

of an ALTA/NSPS Land Title Survey, the surveyor will be provided

with appropriate and, when possible, legible data that can be

relied upon in the preparation of the survey. In order to complete

an ALTA/NSPS Land Title Survey, the surveyor must be provided

with the following:
A. The current record description of the real property to

be surveyed or, in the case of an original survey

prepared for purposes of locating and describing real

property that has not been previously separately

described in documents conveying an interest in the

real property, the current record description of the

parent parcel that contains the property to be
surveyed;

B. Complete copies of the most recent title commitment

or, if a title commitment is not available, other title

evidence satisfactory to the title insurer;

C. The following documents from records established

under state statutes for the purpose of imparting
constructive notice of matters relating to real property

(public records):

i. The current record descriptions of any adjoiners to

the property to be surveyed, except where such

adjoiners are lots in platted, recorded subdivisions;

ii. Any recorded easements benefitting the property
to be surveyed; and

iii. Any recorded easements, servitudes, or covenants

burdening the property to be surveyed; and

D. If desired by the client, any unrecorded documents

affecting the property to be surveyed and containing
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information to which  the survey shall  make  reference. 

Except, however, if the documents outlined in this section are 

not provided to the surveyor or if non-public or quasi-public 

documents are otherwise required to complete the survey, the 

surveyor must conduct that research which is required pursuant 

to the statutory or administrative requirements of the jurisdic-
tion where the surveyed property is located and that research 

(if any) which is negotiated and outlined in the terms of the 

contract between the surveyor and the client.  

5. Fieldwork - The survey must be performed on the ground

(except as may be otherwise negotiated pursuant to Table A, Item
15 below). Except as related to the precision of the boundary,

which is addressed in Section 3.E. above, features located during

the fieldwork shall be located to what is, in the surveyor’s

professional opinion, the appropriate degree of precision based

on (a) the planned use of the surveyed property, if reported in

writing to the surveyor by the client, lender, or insurer, or (b) the

existing use, if the planned use is not so reported. The fieldwork
shall include the following:

A. Monuments

i. The location, size, character, and type of any

monuments found during the fieldwork.

ii. The location, size, character, and type of any

monuments set during the fieldwork, if item 1 of
Table A was selected or if otherwise required by

applicable jurisdictional requirements and/or stand-

ards of practice.

iii. The location, description, and character of any lines

that control the boundaries of the surveyed property.

B. Rights of Way and Access
i. The distance from the appropriate corner or

corners of the surveyed property to the nearest right

of way line, if the surveyed property does not abut a

right of way.
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ii. The name of any street, highway, or other public or

private way abutting the surveyed property, together

with the width of the travelled way and the location

of each edge of the travelled way including on divid-

ed streets and highways. If the documents provided

to or obtained by the surveyor pursuant to Section 4
indicate no access from the surveyed property to the

abutting street or highway, the width and location of

the travelled way need not be located.

iii. Visible evidence of physical access (e.g., curb cuts,

driveways) to any abutting streets, highways, or other

public or private ways.
iv. The location and character of vehicular, pedestrian, or

other forms of access by other than the apparent

occupants of the surveyed property to or across the

surveyed property observed in the process of

conducting the fieldwork (e.g., driveways, alleys,

private roads, railroads, railroad sidings and spurs,

sidewalks, footpaths).
v. Without expressing a legal opinion as to ownership or

nature, the location and extent of any potentially

encroaching driveways, alleys, and other ways of

access from adjoining properties onto the surveyed

property observed in the process of conducting the

fieldwork.
vi. Where documentation of the location of any street,

road, or highway right of way abutting, on, or crossing

the surveyed property was not disclosed in documents

provided to or obtained by the surveyor, or was not

otherwise available from the controlling jurisdiction

(see Section 6.C.iv. below), the evidence and location
of parcel corners on the same side of the street as the

surveyed property recovered in the process of

conducting the fieldwork which may indicate the

location of such right of way lines (e.g., lines of

occupation, survey monuments).
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vii. Evidence of access to and from waters adjoining

the surveyed property observed in the process of

conducting the fieldwork (e.g., paths, boat slips,

launches, piers, docks).

C. Lines of Possession and Improvements along the

Boundaries
i. The character and location of evidence of possession

or occupation along the perimeter of the surveyed

property, both by the occupants of the surveyed

property and by adjoiners, observed in the process of

conducting the fieldwork.

ii. Unless physical access is restricted, the character and
location of all walls, buildings, fences, and other

improvements within five feet of each side of the

boundary lines observed in the process of

conducting the fieldwork (see Section 5.E.iv.

regarding utility poles). Trees, bushes, shrubs, and

other vegetation need not be located other than as

specified in the contract, unless they are deemed by
the surveyor to be evidence of possession or

occupation pursuant to Section 5.C.i.

iii. Without expressing a legal opinion as to the

ownership or nature of the potential encroachment,

the evidence, location, and extent of potentially

encroaching structural appurtenances and
projections observed in the process of conducting

the fieldwork (e.g., fire escapes, bay windows,

windows and doors that open out, flue pipes, stoops,

eaves, cornices, areaways, steps, trim) by or onto

adjoining property, or onto rights of way, easements,

or setback lines disclosed in documents provided to
or obtained by the surveyor.

D. Buildings

The location of buildings on the surveyed property

observed in the process of conducting the fieldwork.

E. Easements and Servitudes
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i. Evidence of any easements or servitudes burdening

the surveyed property as disclosed in the documents

provided to or obtained by the surveyor pursuant to

Section 4 and observed in the process of conducting

the fieldwork.

ii. Evidence of easements, servitudes, or other uses by
other than the apparent occupants of the surveyed

property not disclosed in the documents provided to

or obtained by the surveyor pursuant to Section 4,

but observed in the process of conducting the

fieldwork if they are on or across the surveyed

property (e.g., roads, drives, sidewalks, paths and
other ways of access, utility service lines, utility locate

markings (including the source of the markings, with

a note if unknown), water courses, ditches, drains,

telephone lines, fiber optic lines, electric lines, water

lines, sewer lines, oil pipelines, gas pipelines).

iii. Surface indications of underground easements or

servitudes on or across the surveyed property
observed in the process of conducting the fieldwork

(e.g., utility cuts, vent pipes, filler pipes, utility locate

markings (including the source of the markings, with

a note if unknown)).

iv. Evidence on or above the surface of the surveyed

property observed in the process of conducting the
fieldwork, which evidence may indicate utilities

located on, over or beneath the surveyed property.

Examples of such evidence include pipeline

markers, utility locate markings (including the

source of the markings, with a note if unknown),

manholes, valves, meters, transformers, pedestals,
clean-outs, overhead lines, guy wires, and utility

poles on or within ten feet of the surveyed

property. Without expressing a legal opinion as to

the ownership or nature of the potential encroach-

ment, the extent of all encroaching utility pole
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crossmembers or overhangs. 

F. Cemeteries

As accurately as the evidence permits, the perimeter of

cemeteries and burial grounds, and the location of

isolated gravesites not within a cemetery or burial

ground, (i) disclosed in the documents provided to or
obtained by the surveyor, or (ii) observed in the process

of conducting the fieldwork.

G. Water Features

i. The location of springs, ponds, lakes, streams, rivers,

canals, ditches, marshes, and swamps on, running

through, or outside, but within five feet of, the
perimeter boundary of the surveyed property and

observed during the process of conducting the

fieldwork.

ii. The location of any water feature forming a boundary

of the surveyed property. The attribute(s) of the water

feature located (e.g., top of bank, edge of water, high

water mark) should be congruent with the boundary
as described in the record description or, in the case of

an original survey, in the new description (see Section

6.B.vi. below).

6. Plat or Map - A plat or map of an ALTA/NSPS Land Title

Survey shall show the following information. Where
dimensioning is appropriate, dimensions shall be annotated to

what is, in the surveyor’s professional opinion, the appropriate

degree of precision based on (a) the planned use of the

surveyed property, if reported in writing to the surveyor by the

client, lender, or insurer, or (b) existing use, if the planned use is

not so reported.
A. Field Locations. The evidence and locations gathered,

 and the monuments and lines located during the field

 work pursuant to Section 5 above, with accompanying

 notes if deemed necessary by the surveyor or as

 otherwise required as specified below.
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B. Boundary, Descriptions, Dimensions, and Closures

i. (a) The current record description of the surveyed

property, or

(b) In the case of an original survey, the current

record document number of the parent tract that

contains the surveyed property.
ii. Any new description of the surveyed property that

was prepared in conjunction with the survey,

including a statement explaining why the new

description was prepared. Except in the case of an

original survey, preparation of a new description

should be avoided unless deemed necessary or
appropriate by the surveyor and insurer.

Preparation of a new description should also

generally be avoided when the record description is

a lot or block in a platted, recorded subdivision.

Except in the case of an original survey, if a new

description is prepared, a note must be provided

stating (a) that the new description describes the
same real estate as the record description or, (b) if

it does not, how the new description differs from

the record description.

iii. The point of beginning, the remote point of

beginning or point of commencement (if applicable)

and all distances and directions identified in the
record description of the surveyed property (and in

the new description, if one was prepared). Where a

measured or calculated dimension differs from the

record by an amount deemed significant by the

surveyor, such dimension must be shown in addition

to, and differentiated from, the corresponding
record dimension. All dimensions shown on the

survey and contained in any new description must be

horizontal ground dimensions unless otherwise

noted.

iv. The direction, distance and curve data necessary to
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compute a mathematical closure of the surveyed 

boundary. A note if the record description does not 

mathematically close. The basis of bearings and, 

where it differs from the record basis, the difference. 

v. The remainder of any recorded lot or existing parcel,

when the surveyed property is composed of only a
portion of such lot or parcel, shall be graphically

depicted. Such remainder need not be included as

part of the actual survey, except to the extent

necessary to locate the lines and corners of the

surveyed property, and it need not be fully

dimensioned or drawn at the same scale as the
surveyed property.

vi. When the surveyed property includes a title line

defined by a water boundary, a note on the face of

the plat or map noting the date the boundary was

measured, which attribute(s) of the water feature

was/were located, and the caveat that the boundary

is subject to change due to natural causes and that it
may or may not represent the actual location of the

limit of title. When the surveyor is aware of natural or

artificial realignments or changes in such boundaries,

the extent of those changes and facts shall be shown

or explained.

vii. The relationship of the boundaries of the surveyed
property to its adjoiners (e.g., contiguity, gaps,

overlaps) where ascertainable from documents

provided to or obtained by the surveyor pursuant to

Section 4 and/or from field evidence gathered during

the process of conducting the fieldwork. If the

surveyed property is composed of multiple parcels,
the extent of any gaps or overlaps between those

parcels must be identified. Where gaps or overlaps

are identified, the surveyor must, prior to or upon

delivery of the final plat or map, disclose this to the

insurer and client.
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viii. When, in the opinion of the surveyor, the results of

the survey differ significantly from the record, or if a

fundamental decision related to the boundary

resolution is not clearly reflected on the plat or map,

the surveyor must explain this information with notes

on the face of the plat or map.
ix. The location of buildings on the surveyed property

dimensioned perpendicular to those perimeter

boundary lines that the surveyor deems appropriate

(i.e., where potentially impacted by a setback line)

and/or as requested by the client, lender or insurer.

x. A note on the face of the plat or map explaining the
site conditions that resulted in a Relative Positional

Precision that exceeds the maximum allowed

pursuant to Section 3.E.v.

xi. A note on the face of the plat or map identifying

areas, if any, on the boundaries of the surveyed

property, to which physical access within five feet was

restricted (see Section 5.C.ii.).
xii. A note on the face of the plat or map identifying the

source of the title commitment or other title

evidence provided pursuant to Section 4, and the

effective date and the name of the insurer of same.

C. Easements, Servitudes, Rights of Way, Access, and

Documents
i. The location, width, and recording information of all

plottable rights of way, easements, and servitudes

burdening and benefitting the surveyed property, as

evidenced by documents provided to or obtained by

the surveyor pursuant to Section 4.

ii. A summary of all rights of way, easements, and
other survey-related matters burdening the surveyed

property and identified in the title evidence provided

to or obtained by the surveyor pursuant to Section 4.

Such summary must include the record information

of each such right of way, easement or other survey-
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related matter, a statement indicating whether it lies 

within or crosses the surveyed property, and a relat-

ed note if: 

(a) its location is shown;

(b) its location cannot be determined from the

record document;
(c) there was no observed evidence at the time of

the fieldwork;

(d) it is a blanket easement;

(e) it is not on, does not touch, and/or - based on

the description contained in the record

document – does not affect, the surveyed
property;

(f) it limits access to an otherwise abutting right of

way;

(g) the documents are illegible; or

(h) the surveyor has information indicating that it

may have been released or otherwise

terminated.
In cases where the surveyed property is composed 

of multiple parcels, indicate which of such parcels 

the various rights of way, easements, and other 

survey related matters cross or touch.  

iii. A note if no physical access to an abutting street,

highway, or other public or private way was
observed in the process of conducting the

fieldwork.

iv. The locations and widths of rights of way abutting

or crossing the surveyed property and the source

of such information, (a) where available from the

controlling jurisdiction, or (b) where disclosed in
documents provided to or obtained by the

surveyor pursuant to Section 4.

v. The identifying titles of all recorded plats, filed

maps, right of way maps, or similar documents that

the survey represents, wholly or in part, with their
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recording or filing data. 

vi. For non-platted adjoining land, recording data and,

where available, tax parcel number, identifying ad-

joining tracts according to current public records.

For platted adjoining land, the recording data of

the subdivision plat.
vii. Platted setback or building restriction lines that

appear on recorded subdivision plats or that were

disclosed in documents provided to, or obtained

by, the surveyor.

viii. If in the process of preparing the survey the

surveyor becomes aware of a recorded easement
not otherwise listed in the title evidence provided,

the surveyor must advise the insurer prior to

delivery of the plat or map and, unless the insurer

provides evidence of a release of that easement,

show or otherwise explain it on the face of the plat

or map, with a note that the insurer has been

advised.
D. Presentation

i. The plat or map must be drawn on a sheet of not less

than 8 ½ by 11 inches in size at a legible, standard

engineering scale, with that scale clearly indicated in

words or numbers and with a graphic scale.

ii. The plat or map must include:
(a) The boundary of the surveyed property drawn in

a manner that distinguishes it from other lines

on the plat or map.

(b) If no buildings were observed on the surveyed

property in the process of conducting the field

work, a note stating “No buildings observed.”
(c) A north arrow (with north to the top of the

drawing when practicable).

(d) A legend of symbols and abbreviations.

(e) A vicinity map showing the surveyed property in

reference to nearby highway or major street
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intersection(s). 

(f) Supplementary or detail diagrams when

necessary.

(g) Notes explaining any modifications to Table A

items and the nature of any additional Table A

items (e.g., 20(a), 20(b), 20(c)) that were
negotiated between the surveyor and client.

(h) The surveyor’s project number (if any), and the

name, registration or license number,

signature, seal, street address, telephone

number, company website, and email address (if

any) of the surveyor who performed the survey.
(i) The date(s) of any revisions made by the

surveyor who performed the survey.

(j) Sheet numbers where the plat or map is

composed of more than one sheet.

(k) The caption “ALTA/NSPS Land Title Survey.”

iii. When recordation or filing of a plat or map is

required by state statutes or local ordinances, such
plat or map shall be produced in the required form.

7. Certification - The plat or map of an ALTA/NSPS Land Title

Survey must bear only the following unaltered certification except

as may be required pursuant to Section 3.B. above:

To (name of insured, if known), (name of lender, if known), (name 
of insurer, if known), (names of others as negotiated with the 

client): 

This is to certify that this map or plat and the survey on which it 

is based were made in accordance with the 2021 Minimum 

Standard Detail Requirements for ALTA/NSPS Land Title Surveys, 
jointly established and adopted by ALTA and NSPS, and includes 

Items ___________ of Table A thereof. The fieldwork was 

completed on ___________ [date].  
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Date of Plat or Map: ___________ (Surveyor’s signature, printed 

name and seal with Registration/License Number) 

8. Deliverables - The surveyor shall furnish copies of the plat or

map of survey to the insurer and client and as otherwise

negotiated with the client. Hard copies shall be on durable and
dimensionally stable material of a quality standard acceptable to

the insurer. A digital image of the plat or map may be provided in

addition to, or in lieu of, hard copies pursuant to the terms of the

contract. If the surveyor is required to record or file a plat or map

pursuant to state statute or local ordinance it shall be so recorded

or filed.
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TABLE A 

OPTIONAL SURVEY RESPONSIBILITIES AND 

SPECIFICATIONS 

NOTE: Whether any of the nineteen (19) items of Table A are to 

be selected, and the exact wording of and fee for any selected 
item, may be negotiated between the surveyor and client. Any 

additional items negotiated between the surveyor and client must 

be identified as 20(a), 20(b), etc. Any additional items negotiated 

between the surveyor and client, and any negotiated changes to 

the wording of a Table A item, must be explained pursuant to 

Section 6.D.ii.(g). Notwithstanding Table A Items 5 and 11, if an 
engineering design survey is desired as part of an ALTA/NSPS 

Land Title Survey, such services should be negotiated under Table 

A, Item 20. 

If checked, the following optional items are to be included in the 

ALTA/NSPS LAND TITLE SURVEY, except as otherwise qualified 

(see note above):  

1. Monuments placed (or a reference monument or

witness to the corner) at all major corners of the

boundary of the surveyed property, unless already

marked or referenced by existing monuments or

witnesses in close proximity to the corner.

2. Address(es) of the surveyed property if disclosed in

documents provided to or obtained by the surveyor,

or observed while conducting the fieldwork.

3. Flood zone classification (with proper annotation

based on federal Flood Insurance Rate Maps or the

state or local equivalent) depicted by scaled map

location and graphic plotting only.
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4. Gross land area (and other areas if specified by the

client).

5. Vertical relief with the source of information (e.g.,

ground survey, aerial map), contour interval,

datum, with originating benchmark, when

appropriate.

6. (a) If the current zoning classification, setback

requirements, the height and floor space area 

restrictions, and parking requirements specific 

to the surveyed property are set forth in a 

zoning report or letter provided to the surveyor 

by the client or the client’s designated 
representative, list the above items on the plat 

or map and identify the date and source of the 

report or letter. 

(b) If the zoning setback requirements specific to

the surveyed property are set forth in a zoning

report or letter provided to the surveyor by the

client or the client’s designated representative,

and if those requirements do not require an

interpretation by the surveyor, graphically
depict those requirements on the plat or map

and identify the date and source of the report

or letter.

7. (a) Exterior dimensions of all buildings at ground

level. 

(b) Square footage of:

(1) exterior footprint of all buildings at

ground level.

(2) other areas as specified by the client.
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(c) Measured height of all buildings above grade at

a location specified by the client. If no location is

specified, the point of measurement shall be

identified.

8. Substantial features observed in the process of

conducting the fieldwork (in addition to the

improvements and features required pursuant to

Section 5 above) (e.g., parking lots, billboards, signs,

swimming pools, landscaped areas, substantial

areas of refuse).

9. Number and type (e.g., disabled, motorcycle,

regular and other marked specialized types) of

clearly identifiable parking spaces on surface

parking areas, lots and in parking structures.

Striping of clearly identifiable parking spaces on

surface parking areas and lots.

10. As designated by the client, a determination of the

relationship and location of certain division or party

walls with respect to adjoining properties.

11. Evidence of underground utilities existing on or

serving the surveyed property (in addition to the

observed evidence of utilities required pursuant to

Section 5.E.iv.) as determined by:

(a) plans and/or reports provided by client (with

reference as to the sources of information)

(b) markings coordinated by the surveyor pursuant to

a private utility locate request
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Note to the client, insurer, and lender - With 

regard to Table A, item 11, information from the 

sources checked above will be combined with 

observed evidence of utilities pursuant to Section 

5.E.iv. to develop a view of the underground

utilities. However, lacking excavation, the exact
location of underground features cannot be

accurately, completely, and reliably depicted. In

addition, in some jurisdictions, 811 or other

similar utility locate requests from surveyors may

be ignored or result in an incomplete response,

in which case the surveyor shall note on the plat
or map how this affected the surveyor’s

assessment of the location of the utilities. Where

additional or more detailed information is

required, the client is advised that excavation

may be necessary.

12. As specified by the client, Governmental Agency 

survey-related requirements (e.g., HUD surveys, 

surveys for leases on Bureau of Land 

Management managed lands). The relevant 

survey requirements are to be provided by the 

client or client’s designated representative. 

13. Names of adjoining owners according to current 

tax records. If more than one owner, identify the 

first owner’s name listed in the tax records 

followed by “et al.” 

14. As specified by the client, distance to the nearest 

intersecting street. 
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15. Rectified orthophotography, photogrammetric

mapping, remote sensing, airborne/mobile laser

scanning and other similar products, tools or

technologies as the basis for showing the location

of certain features (excluding boundaries) where

ground measurements are not otherwise
necessary to locate those features to an

appropriate and acceptable accuracy relative to a

nearby boundary. The surveyor must (a) discuss

the ramifications of such methodologies (e.g., the

potential precision and completeness of the data

gathered thereby) with the insurer, lender, and
client prior to the performance of the survey, and

(b) place a note on the face of the survey

explaining the source, date, precision, and other

relevant qualifications of any such data.

16. Evidence of recent earth moving work, building

construction, or building additions observed in

the process of conducting the fieldwork.

17. Proposed changes in street right of way lines, if

such information is made available to the surveyor

by the controlling jurisdiction. Evidence of recent

street or sidewalk construction or repairs observed

in the process of conducting the fieldwork.

18. Pursuant to Sections 5 and 6 (and applicable

selected Table A items, excluding Table A item 1),

include as part of the survey any plottable offsite

(i.e., appurtenant) easements disclosed in

documents provided to or obtained by the

surveyor.
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Adopted by the Board of Governors, American Land Title 
Association, on October 1, 2020.  

American Land Title Association, 1800 M St., N.W., Suite 300S, 
Washington, D.C. 20036-5828. www.alta.org  

Adopted by the Board of Directors, National Society of 
Professional Surveyors, on October 30, 2020.  

National Society of Professional Surveyors, Inc., 5119 Pegasus 
Court, Suite Q, Frederick, MD 21704. http://www.nsps.us.com/ 

19. Professional liability insurance policy obtained by 
the surveyor in the minimum amount of 
$____________ to be in effect throughout the 
contract term. Certificate of insurance to be 
furnished upon request, but this item shall not be 
addressed on the face of the plat or map.  

20.
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ALTA SURVEY GLOSSARY 
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ALTA Survey 
Glossary  

2021 Minimum Standard 

Detail Requirements for 
ALTA/NSPS Land Title  

Surveys: The standard that 

governs land title survey  

requirements is the 2021  

Minimum Standard Detail  

Requirements for ALTA/NSPS 

Land Title Surveys. The  
Minimum Standard was  

created to ensure consistent 

surveys that meet the needs of 

transaction parties such as the 

lender, buyer, surveyor, and 

title insurer. The Standard  
includes mandatory or 

“minimum” requirements to be 

included on the survey, as well 

as 19 optional items listed in 

“Table A Optional Survey  

Responsibilities and  
Specifications.” The Minimum 

Standard Detail Requirements 

were first published in 1962 

jointly by the American Land 

Title Association (ALTA) and 

American Congress on  
Surveying and Mapping 

(ACSM), and have undergone 

several revisions. 

American Land Title  

Association (ALTA): ALTA is 

the national trade association 
for the land title insurance  

industry. ALTA’s members  

include those who search,  

review and insure land titles. 

ALTA provides training,  

resources and advocacy for its 
members and the land title 

insurance industry.   

Appurtenant Easement: An  

Appurtenant easement is an  

easement typically over a  

neighboring property called 
the servient estate. This  

easement, however, benefits 

the dominant estate. The  

appurtenant easement runs 

with the land of the dominant 

estate. An example of an  
appurtenant easement would 

be an ingress/egress easement 

over the neighboring parcel to 

get to and go from the  

dominant parcel to the road 

for access purposes.  

Certification: The ALTA  

Survey must bear the exact 

certification language detailed 

by the 2021 Minimum  
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Standard, which indicates that 

the survey was conducted in 

accordance with the Standard. 

The certification language 

must also indicate any Table A 

items included and identify the 
affected parties such as the 

buyer, seller, title company,  

and lender.  

Certifying Parties: The list of 

those parties having an  
interest in the survey. Typically 

this includes the name of the 

insured, the name of the  

lender, the name of the  

insurer, and the names of  

others as negotiated with  

the client.  

Easement: An easement is the 

right to access or enter a  

property for a specific purpose 

over a defined area. The  

easement is not a possession 
of real property. The term  

easement commonly refers to 

pathways across one property 

to another, and can also refer 

to rights to use a property, 

such as the right to park.  
Easements may grant or deny 

rights and may benefit or  

burden a property.  

Appurtenant / Benefitting  

Easement: A benefitting  

easement that grants use over 

or onto another property is an 

appurtenant easement. See 
“Appurtenant Easement” 

above.  

Exclusive Access Easement,  

Easement of Necessity, or 

Right of Way Easement: An 

easement to provide access to 
an otherwise landlocked  

property having no roadway 

frontage.  

Reciprocal Easement  

Agreements: Reciprocal  
easement agreements provide 

two or more properties the 

same rights to use or access 

each other’s property or a  

portion thereof, such as a 

parking lot. The agreement 
thus both benefits and  

burdens the property. 

There are several important 
types of easements, required 

to be identified in the  
ALTA Survey such as: 
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Encroachment: An  

encroachment occurs when an 

aspect of real property  

advances beyond a boundary. 

An encroachment might be 

caused by a physical  
improvement on a property, 

such as a building or fence 

line. An encroachment may 

also be caused by a property 

use such as a drive aisle. The 

encroachment occurs when 
these features or uses extend 

past a boundary such as a  

property line or easement.  

Encumbrance: A burden on a 

property that may diminish the 

property’s value, but doesn’t 

prohibit the property title from 

being transferred. Examples of 

encumbrances that affect the 
use or physical condition of a 

property are encroachments, 

restrictions and easements. 

There are also financial  

encumbrances (loans) and  

encumbrances that affect title 

(for example, leases, CC&R’s 

and liens). 

Field Date: The date the  

survey field work was  
completed (as opposed to a 

later revision date). This is  

important because it provides 

verification of actual matters 

as they existed before the  

survey. This protects sellers of 
property and surveyors from 

claims that may be brought by 

the lender or buyer after  

conveyance. 

Legal Description: The  

written text describing the  
geographical location of a 

specific piece of real property 

used for identifying the  

property in a real estate  

transaction. There are many 

types of legal descriptions, 
including: metes & bounds 

descriptions, platted legal  

descriptions, US government 

legal descriptions, easements, 

strip descriptions, and other 

combinations of the above 
terms. 

Title Legal Description: The 

description of the property 

found within the title  

The surveyor is expected to 
denote any encroachments  

on the survey without  
expressing a legal opinion as 

to the ownership or nature  
of the encroachment. 
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commitment or preliminary 

title report. This is usually the 

last transfer of title document 

recorded at the county  

recorder’s office.  

Surveyor Legal Description:   

The description created by the 

surveyor and depicted on the  

ALTA Survey to describe the  

entire property or legal  

description of a new property 
being formed by the survey. 

Except in the case of new  

parcel being created, the  

writing of a new legal  

description should be  

refrained from unless the  

surveyor and title insurer  
believe it is necessary. 

Measured: Refers to a  
dimension of the property that 

was ascertained by an  

instrument or device as it  

relates to dimensions shown 

on the recorded map or 

document.  

National Society of  

Professional Surveyors 

(NSPS): NSPS is a professional 
membership society for the 

spatial data information  

industry. NSPS’s members  

include surveying and  

mapping professionals such as 

surveyors, cartographers,  
geodesists, and other spatial 

data information related  

professionals.  

Observed: Refers to features 

on the surface of the property  

observed by the surveyor, or  
observed evidence of features 

(for example, indications of  

underground utilities such as 

fire hydrants, gas meters, light 

poles, etc.), as opposed to  

features that are unobservable 
(such as underground utilities 

with no above ground  

evidence of their existence) or 

features that are disclosed in 

the recorded documents 

(which may also be observed). 

Plat, Plat Map or Survey 

Map: A plat or survey map is a 

drawing created by a surveyor 

that graphically describes any 

Significant discrepancies  
between the title and surveyor 
legal descriptions can happen 
and these should be resolved  
in order to ensure the property 

is clearly defined. 
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type of land survey and may 

also be referred to as a  

property map. The plat map 

will depict all information 

identified in the survey. The 

information listed or shown on 
the survey will vary depending 

on the type of survey,  

individual state laws that may 

regulate land surveys, and  

individual surveyor nuances. 

For a new or modified parcel 

of land, the plat map may be 

filed along with the deed to 

the property, or with other 

public records regarding the 

property, in the county  

recorder’s office depending on 
the state laws.  

The plat map or survey map is 

different from a county tax 

map. County tax maps  

generally show property  
perimeters as they relate to 

other parcels for the purpose 

of determining property  

taxation. The tax map may or 

may not contain some survey 

or deed information.  

Platted Land: Platted land is 

land that has been subdivided 

from a larger lot or “parent 

parcel” into multiple lots and a 

map of its boundaries has 

been recorded at the county. 

The legal description of the 

property will usually refer to 

this map.  

Professional Land Surveyor: 

Also called a “licensed land 

surveyor,” the professional 

surveyor is an accredited,  

state-licensed professional 

who conducts land surveys to 
measure and define real  

property and its boundaries. 

The professional may denote 

their certification as P.S. 

(professional surveyor), L.S. 

(licensed surveyor), P.L.S. 

(professional land surveyor), 
R.L.S. (registered land

surveyor), R.P.L.S. (registered

professional land surveyor), or

P.S.M. (professional surveyor

and mapper). In the U.S., the

most common designation is
P.S., while in Canada they are

referred to as C.L.S. (Canada

lands surveyor).

Licensed surveyors are  

considered distinct from  
professional engineers;  

however, the fields are often 

closely related, particularly in 

civil engineering.  
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Record: Refers to the public 

records found on file at the  

county recorder’s office, i.e. 

the record descriptions or 

plats of a property. 

Record Documents (for  

ALTA Land Title Surveys): As 

defined by the 2021 Minimum 

Standard, record documents 

include: the most recent title 

commitment; the current  
record description of the  

property to be surveyed (or 

the parent parcel); the current 

record descriptions of  

adjoiners; any record  

easements benefiting the 

property; and the record  
easements or servitudes and 

covenants burdening the 

property. 

Right of Way: In relation to 

the ALTA Survey, the right of 

way typically refers to the 

boundary or limits of an  

adjacent street or alley  

established by usage,  

easement or grant that gives 

the right of pedestrians and 

vehicles to pass freely.  

Servitudes (Real / Landed):  

In property law, a landed   

servitude or real servitude 

(simply called a servitude) is 

the real estate burdened by an 

easement for another property 
(the dominant estate).  

Sign and Seal: The signature 

of the surveyor and their state  

professional land surveyor’s 

seal (which will follow the  

specifications required by the 
state of their certification). The 

sign and seal indicates that the 

surveyor takes professional 

responsibility for the work. 

Survey Coordinator: A  
company or individual that 

manages the process of  

procuring a survey to the  

client’s specifications and 

needs.  

Table A Optional Items:   

Specific additional optional 

items that can be included in 

the survey scope of work at 

the client’s request. See  

The record documents are  
required to be provided to  
the professional surveyor  

by the client, title company, 
or other parties to  
the transaction. 
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Section 5 for more discussion 

of Table A items. 

Title Commitment: A title  

commitment is a document  

describing the rights being  
conveyed in real property  

during a property transaction, 

as well as any restrictions or 

rights that others may have on 

that property. The title  

commitment is prepared in 
advance of title insurance  

being issued. The title  

commitment is a critical piece 

of information that alerts the 

buyer, lender, and other  

transaction parties of any  

issues that could cloud the 
title to the real estate or  

restrict the use of the property. 

Essentially, the title  

commitment is used to  

determine that the seller has 

the right to sell the property, 
and the buyer will receive all 

the rights to the property (and 

the lender can foreclose on the 

collateral, if necessary down 

the road).  

Schedule A: Contains the  

general information about the  

transaction and what rights or 

interests are being conveyed 
in the property. This includes, 

but is not limited to, the  

current owner name, the buyer 

name, the lender name, legal 

description of the property, 

benefitting easements (usually 

part of the insured estate and 
may be attached to the  

property legal description), 

and the property sale price. 

Schedule B: Describes any  

restrictions on the use of the 
property and rights or  

interests that others may have 

over the use of the property 

(such as utility easements or 

deed restrictions), as well as 

any proposed exceptions that 
will not be covered by the title 

insurance policy.  

Examples of limitations to the 

property rights include: 

A thorough title commitment 
review is essential and often 

the lender is the most  
scrutinizing reviewer of the  

title commitment. 
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• Unpaid property taxes

or mortgages;

• Liens against the

property; and

• Easements burdening

the property.

Common exceptions to title 
insurance include: 

• Unrecorded

information;

• Easements and rights

of way; and

• Zoning or building

restrictions.

Each limitation and exception 

listed should reference a  

supportive or underlying  

document from which the item 

was identified such as previous 

surveys, covenants, mortgages 
or other documents. These  

documents must be provided 

to the surveyor.  

Schedule C: Contains any  

issues that must be resolved in 

order for the property  
transaction to close.  

Schedule D: Describes  

information on the title  

insurance policy, including all 

parties who will collect  

premiums from the insurance 

policy, the cost of the policy, 

the loan amount, and any title 

insurance endorsements. Once 

all requirements and  

conditions are met, then the 
title insurance policy is issued.  

Title Insurance: A type of  

insurance that protects against 

financial loss due to title  

defects, liens, or other matters. 
The ALTA Survey will provide 

the title company with the  

information required to insure, 

or not insure, the title to  

portions or all of the land and 

improvements. 
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DEFINITIONS OF  
FEMA FLOOD ZONES 
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Definitions of FEMA Flood Zones 

Identifying the surveyed property’s flood zone classification is 

an optional item (see Section 5 on “Understanding the Table A 

Optional Items”), but it is very commonly included to assess the 

need for flood insurance.  

Flood hazard areas identified on the Flood Insurance Rate Map 

(FIRM) include: Minimal Flood Hazards Areas, Moderate Flood 

Hazard Areas, and Special Flood Hazard Areas (SFHA). 

Minimal Flood Hazard Areas 
Areas outside the SFHA and higher than the elevation of the 0.2

-percent-annual-chance flood, are labeled Zone C or Zone X

(unshaded).

Moderate Flood Hazard Areas 

Labeled Zone B or Zone X (shaded) are the areas between the 

limits of the base flood and the 0.2-percent-annual-chance (or 
500-year) flood.
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Special Flood Hazard Areas (SFHA) 

SFHA are defined as the area that will be inundated by the 

flood event having a 1-percent chance of being equaled or 

exceeded in any given year. The 1-percent annual chance flood 

is also referred to as the base flood or 100-year flood. SFHAs 

are labeled as Zone A, Zone AO, Zone AH, Zones A1-A30, Zone 
AE, Zone A99, Zone AR, Zone AR/AE, Zone AR/AO, Zone AR/A1-

A30, Zone AR/A, Zone V, Zone VE, and Zones V1-V30. 

Mandatory flood insurance purchase requirements and 

floodplain management standards apply. 

Zone A 

Areas subject to inundation by the 1-percent-annual-

chance flood event generally determined using 

approximate methodologies. Because detailed hydraulic 

analyses have not been performed, no Base Flood 

Elevations (BFEs) or flood depths are shown.  

Zone A99 

Areas subject to inundation by the 1-percent-annual-

chance flood event, but which will ultimately be protected 

upon completion of an under-construction Federal flood 

protection system. These are areas of special flood hazard 

where enough progress has been made on the 

construction of a protection system, such as dikes, dams, 

and levees, to consider it complete for insurance rating 

purposes. Zone A99 may only be used when the flood 

protection system has reached specified statutory progress 

toward completion. No Base Flood Elevations (BFEs) or 

depths are shown.  

Zone AE 

and 

A1-30 

Areas subject to inundation by the 1-percent-annual-

chance flood event determined by detailed methods. Base 

Flood Elevations (BFEs) are shown.  
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Above terms are frequently used by National Flood Insurance 

Program and defined by Federal Emergency Management 

Agency (FEMA). 

Zone AH 

Areas subject to inundation by 1-percent-annual-chance 

shallow flooding (usually areas of ponding) where average 

depths are between one and three feet. Base Flood 

Elevations (BFEs) derived from detailed hydraulic analyses 

are shown in this zone.  

Zone AO 

Areas subject to inundation by 1-percent-annual-chance 

shallow flooding (usually sheet flow on sloping terrain) 

where average depths are between one and three feet. 

Average flood depths derived from detailed hydraulic 

analyses are shown in this zone. Some Zone AO have been 

designated in areas with high flood velocities such as 

alluvial fans and washes. Communities are encouraged to 

adopt more restrictive requirements for these areas. 

Zone AR 

Areas that result from the decertification of a previously 

accredited flood protection system that is determined to be 

in the process of being restored to provide base flood 

protection.  

Zone VE 

and 

V1-30 

Areas subject to inundation by the 1-percent-annual-

chance flood event with additional hazards due to 

storm-induced velocity wave action. Base Flood Elevations 

(BFEs) derived from detailed hydraulic analyses are shown. 

Zone V 

Areas along coasts subject to inundation by the 1-percent-

annual-chance flood event with additional hazards 

associated with storm-induced waves. Because detailed 

hydraulic analyses have not been performed, no Base Flood 

Elevations (BFEs) or flood depths are shown.  
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LAND CONVERSION KEY 
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Land Conversion Key 

There are many terms that have historically been used to 

denote distance or area measurements, deriving from the past 

methods of land surveying (such as carrying chains to measure 

distances).  

Surveyors must be 
able to convert these 

older measurements 

to today’s standards. 

It can be helpful for 

survey users to have a 

familiarity with them 
as well.  

Area Measurement Conversion 

1 township = 36 square miles 

1 section = 1 square mile 

1 acre = 10 square chain 

= 160 square rods 

= 4,840 square yards 

= 43,560 square feet 

1 square mile = 640 acres 

1 square yard = 9 square feet 

1 square rod = 272.25 square feet 

1 square chain = 16 square rod 

Length Conversion 

1 link = 7.9 inches 

1 rod = 16.5 feet 

1 chain = 66 feet = 4 rods = 100 links 

1 furlong = 660 feet = 40 rods 

1 mile = 8 furlongs  = 320 rods = 80 chains  = 5,280 feet 
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In U.S. land surveying under the Public Land Survey System, a 

section is an area nominally one square mile, containing 640 

acres with 36 sections making up one township on a 

rectangular grid.  

Land measurement reference diagram 
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ADDITIONAL RESOURCES 
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Additional Resources 

American Land Title Association 

alta.org  

National Society of Professional Surveyors 
nsps.us.com 

GlobeSt.com 

globest.com/thought-leaders/partner-engineering/ 

Visit “Thought Leaders” page for informative content and blogs 

on property due diligence.  

Partner Resources 

partneresi.com/resources 

Many helpful resources on real estate due diligence tools can 

be found on our company website and ALTA Survey webpage, 

including: 

• Educational webinars, including ALTA Survey webinars

offering Minimum Continuing Legal Education Credits

• Blogs and articles

• Guidance documents and resources

Partner’s Comprehensive Services 

partneresi.com 

https://www.nsps.us.com/
https://www.alta.org/
https://www.globest.com/thought-leaders/partner-engineering/
https://www.partneresi.com/resources
https://www.partneresi.com/services
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PARTNER ENGINEERING 
AND SCIENCE, INC.  
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Partner Engineering and Science, Inc. 

Partner offers full-service engineering, environmental and 

energy consulting and design services throughout the 

Americas, Europe, and around the globe. Our multidisciplinary 

approach allows us to serve clients at all stages from initial due 
diligence and design to development and construction, as well 

as the ongoing maintenance and optimization of a real estate 

asset. 

Land Surveying Coordination Services 
With coverage of the USA and Canada, Partner’s Land 

Surveying Coordination Services team leads the way in 
coordinating ALTA surveys through an experienced team of 

professional surveyors, title examiners, management experts, 

and legal personnel. The team has decades of experience 

providing high-quality and expedited land surveying 

coordination services for commercial real estate due diligence. 

Partner’s single point of contact and nationwide coverage 
ensures a seamless delivery of surveys for both large portfolios 

as well as single-site projects. In addition, Partner offers a 

variety of services that can be bundled with your project to help 

expedite your transaction process.  

Survey Coordination Services 

• ALTA Surveys

• Topographic Survey

• Digital Terrain Modeling

• Boundary Surveys

• Wetlands Locations

• Subdivision Plots

• Flood Elevation Certificates

https://www.partneresi.com/services/land-surveying-mapping
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Supplemental Services 

• Zoning Reports

• Environmental Assessments

• Property Condition Reports

• Seismic Risk Assessments

• Geotechnical Services

Our Client Commitment 

At Partner, we understand that good science is only part of the 

job. Listening to our clients and understanding their business 

objectives is equally important. Our clients rely on us not only 
to provide trusted, objective information, but also to provide 

solutions.  

Contact Us 

Robin Rednose-Lewis 
ALTA Services Director 
(469) 319-5157
rrednose-lewis@partneresi.com

James S. Davenport, PS 
Technical Director of Land Surveying 
(440) 987-1001
jdavenport@partneresi.com

https://www.partneresi.com/about/team-members/robin-rednose-lewis
https://www.partneresi.com/about/meet-the-partners/james-davenport
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NOTES 
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Notes 
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Prepared by 

PARTNER 
Engineering and Science, Inc: 

(800) 419-4923 I www.PARTNEResi.com

https://www.partneresi.com/
https://www.linkedin.com/company/partner-engineering-&-science-inc./mycompany/
https://twitter.com/Partner_Esi
https://www.facebook.com/Partneresi
https://www.youtube.com/channel/UC5WNvputmLtGp6YejXlwVMA
https://www.instagram.com/explore/locations/28892997/partner-engineering-and-science-inc-los-angeles-ca/?hl=en
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