CONCURRENT SESSION IV: B

Yeah, So the Building Slipped Over the Line?
Big Deal — How Title Insurance and Surveys
Help You Avoid Committing a Foul

MODERATOR
Alan Sable, Attorney at Law, Meyer, Unkovic & Scott LLP

PANELISTS
Don Groesser, VP, Civil & Environmental Consultants, Inc.

Emi Kaneko, Regional Underwriting Counsel, First American Title
Jen Somma, Underwriting Counsel, First American Title
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& First American Title Insurance Company, National

Intr() dU.CtiOIl — Commercial Services
J ennifer SOmm a & Senior Underwriting Counsel

¢ Based in Pittsburgh, handles national transactions




& First American Title Insurance Company

Intr O dUCtiOn F & Regional Underwriting Counsel

Eml KanekO ¢ Based in Michigan, handles transactions in Indiana
and Michigan




Introduction —
Don Groesser

Surveying for 40 years, Licensed in seven states (PA, IL, WI, KY,
NY, AZ, FL)

Past President of the Illinois Professional Land Surveyors
Association; current Vice President of the Board of Directors of
the Pennsylvania Society of Land Surveyors; Chair of the
Standards of Practice Committee (2020-2022); Chair of the
Geospatial and Education Committees (2023-2025).

2022 PSLS Surveyor of the Year!

& Vice President in the Survey / Geospatial Practice for Civil &

Environmental Consultants, Inc. (CEC) based in our headquarters
in Moon Township.

CEC provides Surveying and Geospatial Services in 23 of CEC'’s
33 offices, including 190 Survey / Geospatial staff members with
40 Professional Land Surveyors licensed in 32 states.

Very happily married for 37 years, and have 12 kids and 1
granddaughter ...



Introduction —
Alan Sable

Partner in the Real Estate & Lending practice group of Meyer,
Unkovic & Scott, LLP.

Licensed title insurance agent who operated a commercial title
insurance agency affiliated with his prior law firm

Previously, a founding member of Sable and Sable, LL.C, and
a partner in the Pittsburgh office of Reed Smith LLP

Almost 34 years of experience offering legal advice in all areas
of commercial real estate law

Education: J.D., Penn State Dickinson Law, 1992 - B.A.,
Colgate University, 1989

Served as an expert witness on real estate title issues in federal
and state court litigation matters

Resides in Pine Township with his wife and their miniature
dachshund, and sometimes their 2 children






ALTA / NSPS LAND TITLE
SITRVIEANS

& What is ALTA / NSPS?

& Purpose of ALTA/NSPS Land Title Surveys
& ALTA/NSPS Land Title Survey Standards
@
@

Content of the Standards (abridged)
Table A Items




What 1s ALTA /
NSPS?

American Land Title Association (ALTA),
founded in 1907, represents the title
insurance industry.

American Congress on Surveying and
Mapping (ACSM), founded in 1941,
represented the interests of those engaged in
measuring and communicating geospatial
data.

National Society of Professional Surveyors,
originally a subgroup of ACSM, founded in
1981, represents the surveying profession.
In 2012, ACSM legally merged into the
NSPS.

In 2016, the ALTA / ACSM Land Title
Survey Standards were changed to the
ALTA / NSPS Land Title Survey Standards



What 1s ALTA / NSPS?

¢ The collaboration of ALTA and ACSM (now '(7
NSPS) led to the creation of standards for surveys §

American Land Title Association

conducted for real estate transactions.

& ALTA/NSPS Land Title Surveys are essential in
providing a comprehensive and standardized
assessment of a property's status.
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¢ Ensuring Clear Land Title

& Assures stakeholders that the property 1s
free from unexpected title issues that could

Purp O S e O f jeopardize their interests

¢ Protecting Investments

ALTA / NSP S & Key term “Extended Title Coverage”
. & Legal Compliance
Land Title A

& ALTA/NSPS surveys ensure compliance
with legal requirements related to property

Surveys transactions by requiring adherence to a

national standard, professional standards
and local regulations

11



ALTA/NSPS Land Title Survey Standards

“MINIMUM STANDARD DETAIL
REQUIREMENTS FOR ALTA/NSPS
LAND TITLE SURVEYS”

Originally adopted 1962. Revised ’86, '88, ’92,
209 25T SISO 1

New Standards Effective February 23, 2026

(Festival of the Roman God Terminus)

12
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6. Plat or Map
C. Easements, Servitudes, Rights of Way,

Content of the Access, and Documents

¢ 1. The location, width, and recording
information of all plottable rights of way,
Staﬂdards easements, and servitudes burdening and
benefitting (1.e. appurtenant to) the

(ab rldge d) surveyed property, as evidenced by

documents provided to or obtained by the

surveyor pursuant to Section 4.
[EXCEPTIONS]



Content of the
Standards
(abridged)

@

i1. A summary of all rights of way,
easements, and other survey-related
matters burdening the surveyed property
and 1dentified 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-related matter, a statement
indicating whether it lies within or crosses
the surveyed property, and a related note
for each of the following conditions, if
present:
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AL TA  COMMITMENT
FIRST AMERICAN TITLE INSURANCE COMPANY
EXCEPTIONS — SCHEDIRE B — SECTION I

The following items ore exceplions oullined in Schecdule B — Seclion N ALTA Commilment for Title
Insurance, First Americon Tille Insuronce Company, Commilrment No. 78008, effective dote April 18, ZF022

Hftems =11 ore not mollers of survey and hove been intentionclly excluded.

Right of Way Eosement doted December 15, 1988 by ond between Appoiochion Powsr Company and
Mason County Public Service District, of record in Mgson County Desd Book 287, af page 282

This ftem iz focoted on the subject propsrly ond is plotted.

Agreement dated July 31, 1884 by and between Appalochion Power Company and Union Onifing, inc.,
of racord in Mason County Deed Book 276, at page 523, og amanded by Assignmant, Conveyance and
Bilf of Sole dofed August 27, 2008 by ond between Bose Pelrofeumn, Inc. and FRAM Energy Resources
(W, Inc., of record in Mason County OFf and Gas Lease Book 68, ot page 8§15, as amendsd by
Amendment fo Assignment, B of Sole aond Convevance dofed Februory 25, 2074 by ond between HFC
Ensrgy Resources (WV), lnc. and Coleta LLC, of record /n Mason County OF and Gas lesase Sook 71,
at page 827,

This ftem is located on the swbject properly and is plotfed,

Agreament doted July 10, 7284 by ond between Appalochion FPower Company and Union Onifing, inc.
of record in Mason Counly Deed Book 276, ol poge J94, as omended by Assignment, Conveyance ond
Bl of Sole dofed August Z7, 2008 by and betwsen Base Pelrofeum, Inc. and RAM Energy Resources
(W¥), Inc., of record in Masen Counly OF and Gas Legse Book £59, ot paoge 815

This ftem i3 located on the subject properly and is plotted,

ALTA/NSPS Land Title Surveys and Title
Insurance
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Content of the
Standards
(abridged)

® 7. Certification —

& A. 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 1insurer, 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
1s based were made in accordance with the 2026 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].
Date of Plat or Map: (Surveyor’s signature, printed

name and seal with Registration/License Number)

@ B. Certification may be extended to successors and assigns
of the lender if requested.
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TABLE A ITEMS

Optional Survey Responsibilities and
Specifications

Additional to the standard requirements
Negotiated between client and surveyor
Lender requirements should be considered
Often attached to a Request for Proposal
Included in proposal text from surveyor

Listed in the survey certificate

TITLE ENDORSEMENTS DETERMINE
TABLE A ITEMS

21



When observed in the process of conducting the fieldwork or otherwise identified in the I I I i, I \/ I S v

process of preparing the survey the following conditions and potential encroachments

must be summarized in a table and indicated on the face of the plat or map. Without

expressing a statement of fegal opinion or an opinion as to ownership, the table must

identify the physical conditions, and provide a means by which the conditions can be no a e
readily located on the face of the plat or map by a reviewer; however, this table may not

be a comprehensive list of all concerns shown on the plat or map of the survey.

°
* Potential encroachments over boundary lines onto the surveyed property from C | I a I I ge 1 I l

adjoining property and onto adjoining property from the surveyed property.

Potential encroachments into rights of way and easements for which written
documentation of the existence of such rights of way and easements was provided to
or obtained by the surveyor pursuant to Section 4.

Potential encroachments of front, side or rear setbacks, but only when the setback
requirements specific to the surveyed property were provided to the surveyor
pursuant fo Table A item 6(a) or 6(b) or provided in recorded documents.

Physical access between adjoining parcels without benefit of an easement for which
written documentation of the existence of such easement was provided to or
obtained by the surveyor pursuant to Section 4.

Use of adjoining parcels by apparent occupants of the surveyed property without
benefit of an easement for which written documentation of the existence of such
easement was provided to or obtained by the surveyor pursuant to Section 4.




~N— » < R
/N /_f\n_ Qv U _f,
o = K /
— 0N (& Qe \— i
= N ,_ 3 = "U r—
[ = 7 S
\ ) v S
o0 Lo L o o B 8 —
< = ’ (— L 3 o=
O = = g v o ”\,p — O o
vy W = <8 g ¥ 2 O 2 o
F4 \ - : ﬁ/. Iy A 1) M 3 ,JrJ M — N
— = I o T B
= N c N ~ >
i (75 (@ = ,_w D "/ 7
0 & o L ff S =2 ¢ L
> . B g
— — y « O, .
MJ m_ ,_ rCJ CJ ,G ,ﬂ, \— ey f\p A fJ
- -y < Y —
NS 50 ¢ 2 o .0 U
S— | — 3 c O S ™
/ »' _—
f/J C ) G u ﬁJ jqe _/) ,/_\ = /_PV_ CJ
e - o ~ = - >
,/_I,lu M = (D (e - 79 (P _J
; V= - = ¥ g O 1 O 1S
> O MJ. O S A [ e rF, (&
S= A L (0 = = g » /
=R 7, M= R j= m“ op .4
C 4 (& N— 1) B ~0 ™ f ) o y—
A 3 — Q v A »' — |
o 90 < ,C, S , O C D=
S 2 QA 0 =S 08 <> S
V=2 o = 0 S S ~ >
y ) > ) - — ) =
O ol S B g L= g 2
; e (& 1 - r, f, \— (e
(@ = \i= ) , I M D A W
- e 2 0o g g .5 0 -
= - o 8. H 5 JF & 5
G S — 0o - & ¥ g = -
882 s arsggisg
~~ - ’ = /) — » 1 L )
ﬁ_ ,. ﬁJ ‘G r CJ p, ) — rr ff, r
s — > i3 - - w ‘™ > O
ST % U S — — A s O C -
r, s < A ~ ,1, ”I o e
199 A —~ L e 1) T‘_ A CJ < < B V3
> — ﬁ/. A c Q S— L (e (e N
ON — —t — 1) = y — . — —
) y p - Q e < - {
= (@ ) | D / ) f D ™ B
S = O = @9 .= = =R
[qv = Q O v (7 Y LIS
— . v , O R O g .4 oo
ﬁp\,. S — O S = O O . W= © U
-
< A A
| N\ N
<X

1)
O
Z
=
7
Z

TITLE




TITLE

INSURANCE

XY 71 1 1 °, N
B. N hv do vou need 1t/

& t will identify existing title
lefects that <eller should re<olve nrior to
letects that seller should resolve prior to

v S -Ldgts | ) LY, /
1Mecomnetency and 1Tnecanacity (", lack of
mmcompetency and incapacity, (b) lack of
authority of a person or entity to authorize

f a security interest, or

granting of a security rest, )

B D (S £ VI N --~,/_,p P

1mproper, or lack of notarization, witnessin;
e B RPN £ A A S

or execution of a documes

,,,«/w__,,,/« ,/.
1ICUULL 1L

b

N

UQ



TITLE

INSURANCE

@

)

o)

~t+ A O B N PN | [ 1\ AV e
at does 1t show and how does 1t Si
Ta ot Cavorad Dicl Toavrmmce an A
Jacket: Covered Risk, lerms and

o S TR~ o~ B e T
Conditions, Exclusions from coverage

e -~ ., A\ O 1 P .
/ e P e e Q~rhedddle BT
— ULl111111L111C11 L) VL icuulc UJ J —

(Comu

e e
Jii1111]

111011 IC 1] - )



- > . . . . . _
. st AA xrv11 ot xsxr1th F16le 1trhciivran e
J_) //,J/J . UJU J/‘J u ;i —[L //,\ .,‘.J. L I1L1IC 11idoulialll ./,/
S
- /‘/— M fort that votii+ cel T e Teom mrermA = e e
_UIIIIVUI L LIld yuul OU LI ] J/./‘,:"_,,Ju LAILLC
the nronertv
LLAN J1 UL
p » -
- J_/r /;/-//-/r-/- f‘/—//‘/f O f—r-/r/:;/r-/- /_/-__/-,,-,-/,«/_,—
2. 111Ul 11l1la ‘_,‘ Jil1l 1 J:“_/./‘.‘ ALl J CllidlllD.,
B BN ot 41 ns. an h | M enfa
conditions. restrictions. , and easements

J
£~ /-,’ no /_Jf B e Eer

AA1L1\C —,‘,J;;J LA “J,; J‘g — 1 L)
” / /-Tr o ‘; f(— S E —r ——— f-/r‘/-f—f‘ oDC NN 1 N /-J’f o
e A Ccheck tor liens, mo: L2agcy alld OUICT

encumbrances affecting the property to




TITLE

INSURANCE
DPDEFEETS

Cppr et
1€Nn, MOortga
/.‘ Y {o——

% .
her party a

current

-~ U1l 1

| property,
ge or judgt

)

- )

:

Nner s
98

4 4

ent t



[ 2 corontfo
11 ASCITICILLS
T ONCOCHOC
111 1L,CAdCOD

TITLE ISSUES e

\
NS
L
&
‘,\
~
ﬁ‘l
L
|
C/
o
§
0\)
——
L )
oN
A
—_
\
C.
(

AND DEFECTS

I3 T2 o marmmamradm —==mAlErn @Al ey
111. —ad>(C] = > U JCI SLITUCLU] D
T 1 +
U em mrr o ol e emm or e o
1V 1,111 0aAdClll] C LD




TITLE

DEFECTS —
CURING &
INSURING

Title Policy Endorsements

& ALTA 9 Series — Restrictions,
Encroachments & Minerals/ Covenants,
Conditions & Restrictions/Private Rights
(“Comprehensive”)

& ALTA 17 Series — Access Endorsements

& ALTA 19 Series — Contiguity
Endorsements

& ALTA 25 Series — Same As Survey
Endorsements

& ALTA 28 Series — Easements &
Encroachments Endorsements

& ALTA 35 Series — Minerals & Other
Subsurface Substances Endorsements
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CONTACT INFORMATION

Direct: (412) 627-9108

Email: jsomma@firstam.com

Direct: (248) 433-5290

Email: ekaneko@firstam.com

Direct: 412.249.2338
Mobile: 412.315.8333
Email: dgroesser@cecinc.com

Direct: 412.456.2802
Email: aks@muslaw.com
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