
 

 
 
ALTA/NSPS Questions! 
Question #1: 
My coworkers and I have been debating Table A, item 16 and would like to know how to define 
“recent”? Should this be recent as in the last couple of weeks, or recent as in last couple of months? I 

told them I would ask the person who knows more than all of us. 😁. Thanks for your help!! 
 
Response: 
If you think about it, we really cannot attribute a specific time to the word because if we say 6 months, 
then six months and 1 day would not qualify - it would be totally arbitrary. This item was actually a HUD-
worded item that first appeared probably in about 1992. If I look 'recent' up, Merriam-Webster calls it 
"having lately come into existence: new, fresh; of or relating to a time not long past." My suggestion to 
those who ask about this is to err on the side of caution; if you are not sure what recent is, but 
something appears to not be too old, then show/mention it and perhaps attribute an estimation of the 
age. That way, those who may be concerned can decide if it is something they need to worry about or 
not. Hope that helps!  
 
Question #2: 
I have a question as it relates to the Surveyor’s responsibility in applying title exceptions from a title 
commitment, regardless whether the survey plat is an ALTA/ACSM survey or a retracement survey with 
a title report. 
While reading through a title commitment, I have encountered several documents, listed in the title 
commitment, that reference additional potential encumbrances (liens, leases, easements, etc.). In other 
words, the title commitment’s title exception reference one recorded document.  When I read the 
document referenced in that particular title exception, that document references several additional 
recorded documents (potential encumbrances).  Sometimes, as I receive copies of and read through 
those additional documents, even more potential recorded encumbrances are listed. 
What is the obligation of the Surveyor in this instance?  Are we required to only read through the listed 
exception documents, included in the title commitment?  Are we required to not only read through the 
listed exception documents, but also read through all additional documents that may be included in the 
exception documents, included in the title commitment? 
Up to this point, I have been continuing my research to include every document that may be listed in the 
provided title exception documents.  If the provided title documents reference additional documents, I 
pull that research.  If in reading those additional documents, additional documents are listed, I pull that 
research also.  I continue this process until no additional documents are referenced.  I am simply trying 
to determine what is my due diligence and if I am performing more work than is expected. 
 
Response: 



For what it’s worth, I know of a surveyor in another state who had a claim against him for what 
amounted to not reviewing documents found within the documents listed in the commitment, just as 
you allude to. I gave him some advice and do not know what ever happened. The claim, by the way, was 
being made by the title company!  
Notwithstanding all of that, I’m not sure I can give you a definitive answer. I will, however, say that the 
title company is responsible for anything found in the public record, so if they miss something buried in 
another document, it seems to me that it should be on them. (Despite the claim I just mentioned!) 
Honestly, a survey should only address plottable, survey-related encumbrances like easements. It is, in 
my opinion, inappropriate for the surveyor to be asked to list non-plottable items on the survey, and 
your question is an example of why. It is often the lengthy non-plottable things like covenants and 
restrictions that cross-reference other documents.  
After all of that, I’m still not sure of my answer. What I will do is ask the members of my 
ALTA  committee what their expectations are in that regard.  After all, it’s their expectations, in 
particular, that we need to be concerned about. Sorry I’m not of better help on that one!  
 


