
And the Survey Says . . .
Ordering & Reading  Surveys
Linda Monaco, B.C.S.
Legal Education Attorney 



Overview

• Residential

• Ordering survey residential 
property

• Reading boundary survey

• Updating commitment

• Commercial

• Ordering ALTA/NSPS survey

• Reading ALTA/NSPS survey

• Objections

• Updating commitment



Residential Survey



Why Survey?
1) Verification property may be found

2) What is next to the property

3) Occupancy vs. description variations

4) Location of improvements

5) Unrecorded easements & other matters not of record

6) Water boundaries

7) Requirement to issue ALTA 9-06 series – REM  
• See Sec. 627.7842, F.S.
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Order Proper Survey

• Rule 5J-17.050, F.A.C. 

1) As-built/Record Survey

2) Boundary Survey

3) Construction Layout Survey

4) Condominium Survey

5) Construction Control Survey

6) Control Survey

7) Elevation Survey

8) Hydrographic/Bathymetric 
Survey

9) Tidal or Non-tidal Water 
Boundary Survey

10) Photogrammetric Survey  
including Orthorectified 
Imagery

11) Quantity Survey

12) Topographic Survey
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Review Contract Requirements

• FR/Bar

• 9.(b) survey costs paid by buyer (5.(b) CRSP-16)

• 9.(d) complete prior to title evidence date; if seller has a survey of property 
to provide it to buyer within 5 days of effective date (10.(c) CRSP- 16)

• 18. B. (10.(c) CRSP-16)

• Buyer to review & give notice within 5 days of receipt, but no later than 
closing

• Survey issues are title defects

• Cure 18. A.



Fund Survey Requirements

• TN 25.03.06

• Must comply with Ch. 5J-17, F.A.C.

• For issuing a policy check:
1. Survey was made by a Florida Registered Surveyor & Mapper

2. Signed, dated & sealed

3. Contains an adequate & accurate legal description which agrees with that in 
the deed or mortgage

4. Boundaries of land, improvements, easements, utilities, etc.

5. Any encroachments or discrepancies between description in recorded 
instrument & any markers on ground designating boundary as actually used 
& occupied
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Ordering

• Send request with 

• Instructions 

• Copy of commitment, including supporting documentation
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Review Survey for Compliance with Instructions
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Encroachments, encumbrances, violations, variations, or adverse circumstances, if any, 
actually shown on the survey prepared by Efrain Lopez, dated July 19, 2020, bearing Job #B-
24163:

a. Driveway encroaches into easement on the north lot line;
b. Fence encroaches into easement on the south lot line.





Legal Description







Encroachments, encumbrances, violations, variations, or adverse circumstances, if any, actually 
shown on the survey prepared by Efrain Lopez, dated July 19, 2020, bearing Job #B-24163:

a. Driveway encroaches into utility easement on the north lot line;
b. Driveway extends beyond the property line across a sidewalk and concrete valley 

gutter on the north lot line;
c. Fence encroaches into easement on the south lot line.



Encroachments, encumbrances, violations, variations, or adverse circumstances, if any, actually 
shown on the survey prepared by Efrain Lopez, dated July 19, 2020, bearing Job #B-24163:

a. Driveway encroaches into utility easement on the north lot line;
b. Driveway extends beyond the property line across a sidewalk and concrete valley gutter on 

the north lot line;
c. Fence encroaches into easement on the south lot line.
d. Fence encroaches into lot 52 and 53 on the south lot line.







Updating Commitment

• Encroachments, encumbrances, violations, variations, or adverse circumstances, if any, 
actually shown on the survey prepared by Efrain Lopez, dated July 19, 2020, bearing Job 
#B-24163:

a. Driveway encroaches into utility easement on the north lot line;

b. Driveway extends beyond the property line across a sidewalk and concrete valley 
gutter on the north lot line;

c. Fence encroaches into easement on the south lot line.

d. Fence encroaches into lot 52 and 53 on the south lot line.



Commercial Survey



ALTA/NSPS Land Survey

• ALTA – American Land Title Association

• Title agents trade organization

• Drafts standard title jackets & endorsement language

• Lobbies on behalf of title industry

• NSPS – National Society of Professional Surveyors, Inc. is the legal 
successor organization to ACSM

• ACSM – American Congress on Surveying & Mapping



ALTA/NSPS Survey Requirements

• On-site fieldwork required pursuant to section 5*

• Preparation of a plat or map pursuant to section 6*

• Any information from Table A requested by client; &

• Certification outlined in section 7*

• *Minimum Standard detail requirements for ALTA/NSPS  Land Title 
Surveys (2016)

56



Review Contract Prior to Ordering Survey

• Contract will have some provision

• Use same instructions 

• Include additional requirements of contract

• Check the box for Table A items desired



Review Contract Prior to Ordering Survey

• Contact lender for their requirements

• Check the box for Table A items desired



Ordering a Survey

• Ordering a survey 

• Include the commitment exceptions (B-II) & supporting documentation

• Request 

• All items in commitment exceptions (B-II) to be shown on the survey 
map

• Label commitment items on map with commitment numbers

• If item on commitment cannot be shown

• Make a note of the same, including reason
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Tying Commitment to Survey

• Ordering a survey 

• Include the commitment exceptions (B-II) & supporting documentation

• Request 

• All items in commitment exceptions (B-II) to be shown on the survey 
map

• Label commitment items on map with commitment numbers

• If item on commitment cannot be shown

• Make a note of the same, including reason
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• Dash dot dash line is not defined –
add to legend

• Driveway encroaches on transmission 
right of way or into the taking on the 
south side of the property – need 
input from surveyor

Surveyor Commitment

Notes





• Dash dot dash line is not defined –
add to legend

• Verify that the OE line is within its 
easement boundary on the west side 
as well as the OE running northeast

• Driveway encroaches on transmission 
right of way or into the taking on the 
south side of the property – need 
input from surveyor

• SunTrust sign encroaches on the 
property on the west side – if sign is 
to remain need proof of approval

Surveyor Commitment/Objections

Notes
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• Dash dot dash line is not defined –
add to legend

• Verify that the OE line is within its 
easement boundary on the west side 
as well as the OE running northeast

• Describe the oval feature in the 
asphalt driveway 

• Driveway encroaches on transmission 
right of way or into the taking on the 
south side of the property – need 
input from surveyor

• SunTrust sign encroaches on the 
property on the west side – if sign is 
to remain need proof of approval

Surveyor Commitment/Objections

Notes











• Dash dot dash line is not defined –
add to legend

• Verify that the OE line is within its 
easement boundary on the west side 
as well as the OE running northeast

• Describe the oval feature in the 
asphalt driveway 

• Driveway encroaches on transmission 
right of way or into the taking on the 
south side of the property – need 
input from surveyor

• SunTrust sign encroaches on the 
property on the west side – if sign is 
to remain need proof of approval

Surveyor Commitment/Objections

Notes



Letter to Surveyor
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Letter to Surveyor 68



Title Objections to Seller 70



Addition to Commitment 70



Endorsements Related to Surveys

• Survey Endorsement

• Insures legal description in deed matches legal description in survey

• Used when there are slight differences

• Contiguity Endorsement

• Insures two parcels abut each other

• Easement

• Contact underwriting
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Fund Resources

• Stay Inside the Lines: Surveys & Legal Descriptions

• Concept articles (many)
• “The 2016 ALTA/NSPS Survey Standards Redux: What a Commercial 

Practitioner must know and do to Avoid Material Omissions," 49 Fund 
Concept 29 (Mar. 2017)

• “2016 ALTA/NSPS Minimum Standard Detail Requirements for Land 
Title Surveys," 48 Fund Concept 115 (Nov. 2016)

• “Back to Basics: A Practical Guide to Reading Surveys,” 48 Fund 
Concept 121 (Dec. 2016)

• Title Notes
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for attending


	Slide Number 1
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Slide Number 45
	Slide Number 46
	Slide Number 47
	Slide Number 48
	Slide Number 49
	Slide Number 50
	Slide Number 51
	Slide Number 52
	Slide Number 53
	Slide Number 54
	Slide Number 55
	Slide Number 56
	Slide Number 57
	Slide Number 58
	Slide Number 59
	Slide Number 60
	Slide Number 61
	Slide Number 62
	Slide Number 63
	Slide Number 64
	Slide Number 65
	Slide Number 66
	Slide Number 67
	Slide Number 68
	Slide Number 69
	Slide Number 70
	Slide Number 71
	Slide Number 72
	Slide Number 73
	Slide Number 74
	Slide Number 75
	Slide Number 76
	Slide Number 77
	Slide Number 78
	Slide Number 79
	Slide Number 80
	Slide Number 81
	Slide Number 82
	Slide Number 83
	Slide Number 84
	Slide Number 85
	Slide Number 86
	Slide Number 87
	Slide Number 88
	Slide Number 89
	Slide Number 90

