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MEMORANDUM 
 
May 31, 2012 
 
TO: Ordinance Committee 
FROM: Bruce Smith 
 
RE: Proposed Sketch Plan Criteria 
 
A sketch plan should include the following: 
 

1.) All of the items listed in Section 19-3-3(C)(1) 
a.) location and dimensions of all buildings to be erected; 
b.) the sewage disposal system location; 
c.) driveways and turnarounds; 
d.) Abutting lot and street lines. 

2.) Location of all proposed structure/s, additions with dimensions to property lines; 
3.) North arrow; 
4.) Type and location of any monumentation found; 
5.) Size of lot 
6.) Method by which the sketch plan was created 

a.) GPS, EDM, etc. 
b.) Deed description 
c.) Owner, abutters knowledge; 
d.) Tax Map, Lot info; 
e.)  Mortgage Inspection Plan; 
f.) Aerial photos; 
g.) Code Enforcement building file; 
h.) An abutter survey, sketch plan or Mortgage Inspection Plan 
i.) Any combination of the above. 

 
I have had correspondence from Jim Fisher of Northeast Civil Solutions. He has updated the 
1999 DesLauriers letter (attached) and has determined the following costs: 
Mortgage Inspection Plan - $260.00 
Existing Conditions/Sketch Plan - $400 - $1200 (average $600.00) 
Boundary Survey (average) $3500. 



 



 



The following is a letter from Statewide Surveys: 
 

Statewide surveys, inc 
SOIL SCIENTISTS & LAND SURVEYORS 

35 Eastman Road, Cape Elizabeth, ME 04107 
Phone/Fax:  (207) 767 4200 

E-mail: statewidesurveys@maine.rr.com 
 

May 31, 2012 
 
Mr. Bruce Smith 
Cape Elizabeth CEO 
Ocean House Road 
Cape Elizabeth, ME 
04107 
 
 
Bruce, 
 
Thank you for allowing me to “weigh-in” on the Property Survey issue.  The costs that I have presented 
would be for a typical house lot and larger projects would be more.  
 
Today, surveys are commonly referred to as Mortgage Loan Inspections (MLI’s), Existing Conditions 
Surveys, Sketch Plan, Topographic Surveys and Boundary Surveys.  These differing survey divisions 
have created confusion to the general public and perhaps amongst some surveyors as well.  I will try to 
explain the need, cost and benefit of each survey in the following: 
 
 
Mortgage Loan Inspections 
 
$300-$400 (dependent upon project size, location etc) 
 
MLI’s are grossly over used and have created a cloud over land surveying in my opinion.  They are 
required by banks, lending institution and/or title company when property is transferred and a 
mortgage loan is in effect.  MLI’s exist to ensure to a lender/title company that real property does exist 
at that location.  Typically a “Sketch Plan” is developed from minimal field measurements and research.  
The problem lies with other entities using these Sketch Plans for other purposes other than the intended 
lending institution. 
 
Pros Allows lenders to see that real property exists 
Cons Misused, inaccurate boundary lines, approximate locations, limited research, can not be used to 

accurately determine setbacks. 
 
 



 
Sketch Plans 
 
$? I do not know exactly what a “Sketch Plan” is to be honest. 
 
We don’t usually complete “Sketch Plans”.  I believe a “Sketch Plan” can be created by non surveyors.  
The definition for a “Sketch Plan” is unclear and its contents can vary widely per creator.  There are no 
current Standards for “Sketch Plans” per the Maine Board of Registration for Land Surveyors.  I have 
often heard the term, but I believe is more often used in the architectural field to represent preliminary 
designs for proposed projects.  
 
Pros Cost Effective method for presenting a number of design scenarios for project with minimal 

measuring (if any). 
Cons Great potential for inaccuracies as “Sketch Plans” can be created by non surveyors.  Limited 

research (if any) may not identify easements if they exist.  Can not be used to accurately 
determine setback distances. 

 
 
Topographic Surveys 
 
$1500 (dependent upon project size, location etc) 
 
Topographic Surveys are very useful for surface elevations for construction.  These are accurate surveys 
depicting evident surface features as well as underground utilities.  Topographic Surveys are typically 
merged with a Boundary Plan; however they can be without any boundary information depending on 
the location.   
 
 
Boundary Surveys 
 
$1750 to $2500+ 
 
A Boundary Survey is work completed by a Professional Land Surveyor that he/she has certified that 
the information is accurate.  Boundary Surveys require detailed property research of the subject in 
addition to all abutting properties.  Any easements would be identified in the research of the deed 
“chains”.  In addition, substantial efforts are made in the field to recover monuments in the vicinity and 
beyond if necessary.  A substantial amount of time is also spent analyzing monument positioning in 
relation to the deed descriptions.  Typically, a plan is created depicting the property limits and 
easement areas etc. 
 
Pros Boundary Surveys are accurate document which gives property line information in addition to 

identifying property easements.  A Boundary Survey is typically needed to accurately determine 
property line setbacks.  Allows for accurate planning of the property and updating vague deed 
descriptions.  The cost for Boundary Survey is typically less than 1/2 percent (<.05%) of the 



property value.  For example a Boundary Survey of $2500 for $400K valued property is 0.006% of 
the value.  provides an accurate document for professionals and Town Officials to use for 
decision making.  

 
Cons Slightly more money for the owner.  
 
 
Existing Conditions Plans 
 
$2000-$3000 (dependent upon project size, location etc) 
 
Existing Conditions Plans are created to show all surface features present at the time of the survey in 
relation to the property boundary including topography.  These surveys are typically accomplished 
with conventional survey techniques and accurately prepared.  Existing Conditions Plans typically 
show accurate boundary line information.   
 
Pros The best of scenarios.  Accurate boundary, easements, topography, all surface features and 

underground utility locations on one plan. 
Cons Higher cost for the “present” site conditions. 
 
In Summary: 
 
Boundary Surveys are necessary for setback determinations, Shoreland Zone calculations, lot area 
computations, etc.  Shoreland Zoning is important to compute accurately for the sizing of building 
expansions and impervious areas for projects. 
 
The public is best served by relying upon accurate surveys which is why licensure is required for Land 
Surveying.  I believe Sketch Plans comprise current standards and dilute accuracy with risk to the 
general public.  Plans that do not meet Standards can adversely affect the public by not complying with 
Town Ordinances.  I believe Boundary Surveys would also be in the Town’s best interest for project’s 
involving new construction, building additions or work within the Shoreland Zone.  Boundary Surveys 
ensure project accuracy and while protecting citizen’s property interests for relatively low cost in 
comparison to other professionals that are typically involved who rely upon accurate surveys.  
 
 
Respectfully submitted, 

 

 

Dale A. Brewer  
PLS/CSS 



The following email is from Ellen Brewer of Owen Haskell, Land Surveyors: 
 

 
 

Owen Haskell, Inc. 
390 U.S. Route One Unit 10 

Falmouth, Maine 04105 
 
Mortgage Loan Inspection  
 
This is not a boundary survey. This sketch does not purport to nor does it identify or delineate the limits 
of ownership on the face of the earth the subject parcel. The purpose of this sketch is to show the 
approximate relationship of the major structures to the subject parcel per deed description.  
 
Cost: $300 
 
Building Permit Survey 
 
A building permit survey is a cross between a mortgage loan inspection and a boundary survey used to 
determine compliance of a proposed new addition with Town/City setbacks. No pins are set or replaced 
and only enough surveying is done to determine setback compliance.  
 
Typical cost:  $800-$1000 
 
Boundary Survey 
A boundary survey provides the landowner with the land surveyor's professional opinion showing the 
location of the boundaries usually in the form of a map.  A boundary survey involves research in the 
public record, finding and locating evidence found along the boundaries of the client's property and often 
boundaries of other lots located farther from the site, and reconciling field evidence found and record 
information, to determine the proper boundary location. The surveyor typically provides a paper copy of 
the plan to the client and marks the lines with paint or flagging and property corners with monuments 
(capped iron rods) where needed. 

The cost of a boundary survey is dependent on a number of factors including the clarity of the deed 
description, existing monumentation on or near the site, and prior surveys in the area. 

Cost: Typical house lot  $2,000-$2,500 
Existing Conditions Survey 
 
Boundary survey that includes the location of improvements on the lot i.e.: house, driveway, decks and 
may or may not include topographic information. 
 



In some cases the landowner has a boundary survey that can be tied into and the located improvements 
can be added to the existing boundary.  
 
Typical cost: $2,500-$3,000 
 
 
 
 
 
 
 
 
 
 
 
. 
 
 
 
 
 
 
 
 
 


