
ALTA/ACSM standards

Please send questions/comments you may have about the standards to NSPS Executive 
Director Curt Sumner via email at curtis.sumner@nsps.us.com. Responses will be posted in 
NSPS News and Views.

Question:

Last year we were contracted to provide an ALTA survey for a property in downtown Minneapolis, 
Torrens property. The survey went fine and we were paid. The client is coming to us now requesting an 
updated survey because they are only purchasing the parking structure. The parking structure is a 4-
level parking garage below grade, under a 5-story above grade building. Another surveyor has been 
contracted by the seller to do a Registered Land Survey of the property, dividing it into both horizontal 
and vertical tracts that takes into account stairways, elevators, garage levels, and retail spaces. I am at a 
loss as how to respond to the request, I am not sure what I would be required to show, i.e. interior and 
exterior walls to the extent I can see them, support columns utilities ???, or is this something that just is 
not done? Seems crazy to me if they are going to have a new RLS in hand. Can you give me any advice?

Answer:

I love working on projects like this – you really have to think hard about how to approach it, and how to 
draw it in a way that conveys meaning.
Yes, you can most certainly do the survey. It does, however, seem more logical that they would have 
had the other surveyor do it all at once, but oh well – an opportunity for you!
So, I suggest that you consider the following things:

1.      It would be most logical, if not necessary, to wait until the other surveyor finishes his 
“partitioning” of the property into all of its disparate parts.

2.      Presumably, his work will involve identifying and describing (or platting) all of the necessary 
easements. (in my experience we would work very closely with a good real estate attorney in 
doing that). 

3.      Your survey would then include surveying the ‘partition’ (my word for it) that included the 
parking garage, and any appurtenant easements. Whether you would just show the location of 
the appurtenant easements, or actually “survey” them, would depend on if the client, lender, or 
title company requests Table A Item 20. Obviously, actually surveying an easement as if it were 
a fee parcel is more expensive than just depicting its location on the survey. They will likely want 
Item 20a until you tell them the cost, then they may decide they can do without it!

4.      Whether, or to what extent, you need to show interior/exterior walls (to the extent that you 
can see them!), utilities, and structural supports should be discussed with the title company, 



client’s attorney, and lender’s attorney. Hopefully, everyone can agree on an approach.
Obviously, the more work they want you to do, the higher the fee - and I would make that very 
clear. They may want the moon until they know they would have to pay for it! I would also 
emphasize that you can only show what you can observe, so you would be unable to show, for 
example, the extent of the exterior walls of the parking structure.

I hope that helps and gives you some ideas!


