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VA-25-12-073

Request: 

Lot Size Variance to 
allow a minimum lot 
area of 0.73 acres in 

lieu of 1 acre 



Background: 

Lot Size & Configuration 
were established prior to 
1957.

The Property was zoned 
R-CE Country Estate 
District on October 10, 
1966.

Vested Rights Certificate: 
#92-34 issued by Orange 
County in 1992. 



ADJACENT LOTS UNDER 1 ACRE



January 27, 1992 – Jim Phillips writes Orange County asking 

whether parcel is buildable.

February 13, 1992 – County Acknowledges request and asks for 

additional information. 



March 6, 1992 – Zoning Approves Lot as Substandard 

Lot of Record



March 16, 1992 – Planning Approves Entitlement to Build 

on Lot. 



April 1, 1992 – County clarifies lot can be constructed despite common 

ownership of adjacent lot. 



September 3, 1992 – Alvin Morris Smith Purchases northern parcel in reliance on 

letters from County that parcel was buildable without aggregation.  



1992 TIMELINE

27 Jan.

Jim Phillips (CERTI-FINE 

Fruit Company, Inc.) writes 

county seeking clarification 

on whether a single-family 

residence can be constructed 

upon northern lot.

13 Feb.

County responds acknowledging 

request and seeking 

additional information. 

6 Mar.

Joannie McMurray, Asst. 

Zoning Director responds in 

writing that a single-family 

residence is permitted.  

16 Mar.

Edward Williams, Planning 

Director, writes letter 

stating that the lot is 

entitled to a vested rights 

certificate to build a 

single-family residence.  

1 Apr.

Ellen Hardgrove responds to 

request for clarification 

writing “regardless of 

whether a prospective buyer 

owns adjacent land, the 

subject property may be 

purchased, and a single-

family dwelling unit could be 

constructed.” 

3 Sep.

Mr. Smith purchases property 

based on assurances from 

County that lot was 

buildable. 



VARIANCE CRITERIA MET

• Special 

Condition/Circumstance: The 

property received a Vesting 

Certificate: #92-34 in 1992.

• Not-Self-Created: Family 

purchased property relying on 

letters from County. 

• No Special Privilege 

Conferred: Vesting 

Certificate, allows one SFR 

to be built.  Many adjacent 

lots are under 1 acre.

• Deprivation of Rights: 

Denying the variance would 

deprive the owner of the 

rights granted under the 

vesting certificate. 

• Minimum Possible Variance: 

The request is limited to lot 



Alvin Morris Smith saved letters, writing on the outside of 

the envelope:

“Important Important Info on lot next to home saying that lot is a 

buildable lot to build on (illegible).” 



Tax Revenue and Value Analysis

Vacant Land New Construction Comp.

Assessed Value = $120,000 Assessed Value = 

$2,222,600

Tax Revenue = $1,805.41                                                                                

Tax Revenue = $35,761.65



VA-25-12-074
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Ransone

March 10, 2026



Variance Requests 

Lot Size Variance to 
allow a minimum lot 
size of 0.61 acres

A lot width variance 
from 130 ft to 129.91 
ft.

A side street setback 
variance of 6.5 ft. to 
allow a setback of 28.5 
ft. in lieu of 35 ft.  (No 
Site Distance 
Concerns)



Background 

Existing home on 
Lot (constructed 
approx. 1940)

Lot was created 
prior to 1957 

Home is currently 
vacant 



Southern Lot – Substandard lot of record 

dating back to 1942 



LOT OF RECORD

The parcel to the north received a vesting certificate and is recognized as a 

buildable lot of record. Accordingly, the subject parcel is likewise vested for 

the construction of one single-family residence and is not required to be 

aggregated with the parcel to the north.



ADJACENT LOTS UNDER 1 ACRE



SITE DISTANCE 

• No site 

distance 

issues with 

reduced side 

street 

setback

• 40.8 ft. 

building 

setback 

closest to 

intersection



VARIANCE CRITERIA MET

• Special 

Condition/Circumstance:

The property to the north 

received a Vesting 

Certificate: #92-34 in 

1992. Aggregation rule 

does not apply. 

• Not-Self-Created: Lot size 

and width were established 

prior to 1957. Irregularly 

shaped lot.   

• No Special Privilege 

Conferred: Existing SFR to 

be replaced with new 

construction. 

• Deprivation of Rights: 

Denying the variance would 

deprive the owner of the 


