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What is an ALTA Survey?

• Why are they ordered?
• (Handbook Page 3)

• Minimum Standard Detail Requirements?
• (Handbook Pages 6-13)

• Optional Table A Items? 
• (Pages 14-16) 
• User Guide  (Pages 17-25)
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ALTA/NPS Land Title Survey
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Description: (Section 6.B, Page 10)

• Compare the RECORD Description on the survey to the RECORD description from the vesting 

deed. 

• Are the descriptions one in the same?

• Does the surveyor make mention of any issues regarding the record description?

• Does the surveyor make mention of any discrepancies with the title commitment description?

• Gaps?  Overlaps?  Closure issues?

• Read narrative and compare to survey drawing “metes” and “bounds” data, place of 

commencement, place of beginning, monuments, acreage? 
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Upper Right 
Corner of Survey
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Descriptions are typically written in
 a clockwise direction
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LEGAL DESCRIPTION  (cont.)

• Does the surveyor provide an “AS Surveyed” or “FIELD” Description?

• If so, are they one in the same? (Correlation statement required per 

Section 6.b.ii)

• Read narrative and compare to survey drawing “metes” and “bounds” data, 

place of commencement, place of beginning, monuments, acreage? 

• Does the surveyor provide a notation as to why the new description was 

prepared?  (Section 6.B.ii)
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Example of a “Record 
Description” vs. “New” or 
“As-Surveyed Description
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ENCROACHMENT ISSUES:
Section 5.B.v and 5.C.iii, Page 9

• Does the survey indicate any evidence of encroachments? Check 

the drawing and notes, onto or from the subject property.

• Property lines?

• Easements?

• Building or other setback lines?
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Narrative required per NV5 specifications
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ENCROACHMENT ISSUES:

• Surveyor is showing encroachments in notes under “Significant 

Observations”

• Shown on the drawing as “A” and “B”

• Who is encroaching upon whom?

• Will the title company insure through these or take exception to 

them in their coverage?  What is the impact on the property, on the 

buyer/lender?
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Considerations:

• Objections

• Negotiations

• Resolve
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Considerations:

• Title company verification

• Negotiations

• Resolve
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Easements, Rights of Way, 
Restrictions, TITLE EXCEPTIONS

Surveyor’s responsibilities per Section 6.C.i, & ii (Page 12)

• Are all survey related items listed within the Schedule B Exceptions to coverage in 

the title commitment shown, noted, etc. on the survey? (See Items 13-22 Handout, 

Page 5)

• Does the surveyor reference the recording information?

• Does the surveyor state whether the item is located and plotted on the surveyed 

property?

• Does the surveyor state why items are unplottable?
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Page 5 of Title 
Commitment
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Item 22, 
(Page 12 of handout)
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Addressing Beneficial Easements and 
Table A Item 18 (formerly 19)

• Per the Minimum Standards, if made aware of an appurtenant easement 

(one that provides a benefit to the property), the surveyor has to identify 

and show to the extent possible, the limits of the easement.

• Table A Item 18 Plottable appurtenant easements, now makes the 

easement parcels subject to the Minimum Standards and any applicable 

Table A Items.

• As the surveyor will be conducting survey work on the lands of others, the 

client must provide necessary permissions.
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Access:

Sections 5.B (Page 9) and 6.C.iii and iv, (Page 12) Handbook
• Does the property abut a dedicated public roadway?  Look to Drawing and Misc. 

Note #9
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Access (continued)

• Is the road right of way/Centerline and the property line one 
in the same?
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Addressing Utility Services

Visible Features 

(Minimum Standards)

 vs. 

Underground Features 

(Table A Item 11a and/or 11b)
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Visible per the 2021 Minimum Standards

Section 5.E.iv.; Easements and Servitudes,  

“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 (include 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 ownership or nature of the potential encroachment, 

the extent of all encroaching utility pole crossmembers or overhangs. 
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Underground per the 2021 
Table A Item 11(a) and/or (b)

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

 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 detail is required, the client is advised that excavation may be necessary. 
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Utilities (observed evidence)

Section 5.E.iii and iv, (Page 10) Handbook
Are there any indications of:
• Electric (Electric Meter shown, light poles)
• Natural Gas
• Water  (water valves and fire hydrant shown)
• Sanitary Sewer (sewer cleanouts shown)
• Storm Sewer (storm drain and manholes shown)
• Cable/internet/fiber optics
• Telephone
Look to the drawing and symbols shown in “legend”
Does property have sufficient utility service for its operation?  Is there evidence 
that these services enter the property from a dedicated right of way? 
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Thank you. 
Questions?

Stewart Title Guaranty Company
National Commercial Services
stewart.com/commercial

Jim Brown
Director of Sales and 
Marketing - NV5 Real Estate 
Transaction Services
james.brown@nv5.com

Dena M. Cruz
SVP, Senior Underwriting 
Counsel – Stewart Title NCS
dena.cruz@stewart.com

William C. “Beau” Byrd, II 
Partner at Bradley Arant 
Boult Cummings LLP 
bbyrd@bradley.com 
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