Clarizio Properties LLC - Selecting a Lot/Land 
There are many critical issues to consider when purchasing land for building a home. Lot selection is an area of home ownership that many home buyers pay far too little attention to.  The land upon which a house sits can either be an asset or a liability.  

Even if you already own your home site, you should keep in mind these important elements. 
It's important to note the act of purchasing land and the act of settling on the purchase are two different things. When you purchase you're committing yourself to the potential ownership of the land. Nevertheless, once you sign the contract, you have a certain amount of time to button down your decisions. This can be a decidedly helpful grace period, especially if you are waiting for you financing to be approved. But this can also be tremendously stressful for some people. 
One way to be sure of your purchase is to know what to look for when buying property. If you've already purchased your land read this carefully; you'll rest easier if these factors have been considered. 
We've found that people who are actively involved in the building of their own home end up adding more value in the final product than those people who hire general contractors to do it. The home is worth more because it is better made. It is better made because the builder is the ultimate owner; if it's your home, you'll put more tender loving care into it. Owners who are involved in their homes have a tendency to pick and choose better materials, turn away marginal lumber, and redo a wall, a cabinet, or a window if it is not just right. 
Value 
The value of a piece of property varies according to who is looking at it. You will put a value on it, the market puts a value on it, the appraiser (who also considers the market value) puts a value on it, and your lender will have his ideas about the value. Rarely will all these values be the same. It is imperative that you understand this, and be prepared for these disparities of views. But the most important measure is the value to you. 
Assume you paid $150,000 for a piece of property and an appraiser puts a value of $155,000 on it. Does it bother you? Certainly not. You knew it had to be worth more than $150,000. But assume he tells the lender that it is worth $145,000. The value of variance is still only $5,000, but suddenly you decide that either the appraiser was an idiot, or you were a fool for having purchased the property. Do not despair. The appraiser has only been paid somewhere between $200 to $400 for his appraisal. You've spent weeks, months, perhaps years making a decision about the property. So in the final analysis your determination of value is not only the correct one, it's the most important one to you. Keep in mind that the whole appraisal process, despite the fact that it is referred to as an objective process, is really quite subjective. Don't be too excited if the appraisal comes in too high or upset if it comes in too low. The important thing in building a custom home, which is a very creative operation, is the value of the land and project to you. 

Zoning 

Your land must be properly zoned and there are many different kinds of zoning. So it is crucial that you know the zoning regulations before you buy it. The five zoning classifications we most often hear about are agricultural, residential, commercial, industrial, and environmental. 
Restrictions on Land Use 
When you take title to a piece of property, you do so by an instrument called a deed. A deed is evidence of fee-simple ownership in a piece of property, but that instrument does not give you unrestricted and unfettered use of your property. There are three restriction to the use of your property: constitutional, zoning, and private covenants. The first two will be discussed here. 
1. Constitutional - Both federal and state constitutions will dictate some of the land use of your property and control some of the activities that take place on your property. An obvious control is that which deals with discrimination. 
A frequently misunderstood one is the government's ultimate power to take or use all or part of your property through its power of eminent domain. 
Keep in mind that the constitution also affords you many more rights than it denies. An example would be the striking of a covenant or zoning law because it was unconstitutional. 
2. Local (Zoning) - The zoning restrictions are imposed by a local government authority that has jurisdiction over your particular piece of property. And is most cases, when we refer to the government we mean the country or the city, not the state. The state will have very little say on the use of your property. But the country or city will, and these restrictions are known as zoning ordinances.
Zoning laws are very important. These laws control what can be built where.  You need to determine if you can build exactly what you want.  You should be aware how close a neighbor can build to your lot line.  If you are buying an existing home, will the current zoning allow you to add a room addition if necessary?  Check to see if the zoning permits you to park your boat or motor home outside.  Some zoning codes (protective covenants that run with the land) prohibit this.

It is important to remember that the county can change the zoning on a piece of property after you have bought it. Sometimes, if there is a change, it may go from a lower zoning classification to a higher, more valuable one, as for example, from residential to commercial - in which case, your property will be more valuable, although you will not be able to build your home on it. 
Recently, the Supreme Court ruled that when a jurisdiction downzones a piece of property it amounts to taking somebody's property rights. It was always understood that if the government took physical possession of your property - such as your land, your house, or your leasehold - they had to give you a hearing, and pay you fair market value. Until recently, however, a rezoning of your property, although it restricted the use of your property and ultimately the value, was not deemed to be a taking of your property, and as such you were just out of luck. However, recent Supreme Court rulings hold that downzoning and building restrictions may constitute the taking of property. Hence, you have the same constitutional rights as if the state had taken your land directly - that is, you must be given a hearing and a fair market value price must be paid if the restrictions of downzoning have resulted in an economic loss. 
The government (state or federal) that obtains the property through condemnation must pay you the fair market value (FMV) as determined by the court. When the government wants your property it will first try to buy it. If you elect not to sell at any price, then the property can be taken by condemnation. 
When it is taken by condemnation, the court takes testimony as to value and then conveys the property to the government and requires the government to pay you the fair market value as determined by the court. The FMV, as determined by the court, may be more or less than that which was originally offered to you by the government. 
The county can also impose restrictions on your land for reasons other than building and use classification. For example, it can prevent you from keeping animals on it or, as is often the case, require that you have at least two acres if you want to keep horses, more if you want to keep chickens, etc. 
You should obtain a copy of the county's zoning ordinances either prior to the purchasing of your property or prior to settlement. Be familiar with them before you commit yourself to that particular piece of property. Copies of county zoning ordinances are readily available and can be purchased from the county administrator for a nominal charge.
a.) Zoning Variance. A variance is a relaxation of the terms of the zoning ordinance where such variance will not be contrary to the public interest and where, owing to conditions peculiar to the property and not the result of the actions of the applicant, a literal enforcement of the ordinance would result in unnecessary and undue hardship. You need to make application for same before the Zoning Board or Planning Commission. Be cautious: zoning variances are not automatically granted.  Most commonly, a variance is sought only for height, area, and size of structure, size of lot and size of yards and open spaces; establishment or expansion of a use otherwise prohibited shall not be allowed by variance, nor shall a variance be granted because of the presence of nonconformities in the zoning district or uses in an adjoining zoning district. You will be required, among other things, to show the owner is unable to make reasonable use of the affected property, and the hardship you will suffer if the Board does not grant a variance. Check if there have been any such applications made within the last year for a Zoning Variance, Zoning Exception, or Rezoning of this property and the final disposition. Bear in mind the owners of nearby properties will be notified and may oppose your request. Do not purchase a property on the assumption that you will be able to obtain a variance. You may be wrong! Seek legal advice before initiating such a proceeding. 

Physical Aspects of Your Land 
1. Topography - When you're looking at a piece of property, consider the usable area. A two-acre piece of property is frequently as valuable as a five-acre piece of property, especially if the five acres has only two acres which are usable. Also, look at the drainage. Drainage can be a serious problem. Observe the landscape surrounding the lot.  In periods of heavy rain, will runoff from higher ground overwhelm and flood portions of your lot or house?  Is the lot adjacent to or traversed by a creek or storm sewer pipe which can overflow during flash floods?  Is the lot in a flood plain of any type? Most states now require that the surveyor delineate a hundred-year floodplain. There are special exceptions, but in most cases you cannot build on a floodplain. You can check with your local planning department or the US Army Corps of Engineers for this type of information.   Talk with adjacent property owners if possible.  Ask them if there have been any instances of high water or excessive runoff in periods of extended rainfall.

A topographic study of your property is invaluable, not only in terms of ingress and egress, but in terms of location of the well, location of the septic system, drainage, and the proper positioning of your home. If you have a large piece of property, a topographic survey may show you that if you just go a little bit further in one direction, you may have a better site plan for your house. 
2. Soil Conditions - There are a number of aspects of the physical condition of your land which must be considered in addition to the availability of water and whether the land will percolate. A large majority of houses are built on soil instead of solid rock.  Soil characteristics vary from region to region.  In fact, they can vary drastically within a 5 acre tract.  You need to investigate if the soil is stable, especially if the lot you are contemplating is located on a hillside.  Some soils do not absorb water very well.  This could be a significant problem if your lot requires you to use a septic system.  A tremendous amount of information can be obtained from soil maps.  These can often be obtained from county authorities. If there are any questions about the physical conditions of your property, you should have a soil scientist. For a few hundred dollars he will tell you everything you need to know about your soil.

3. Trees - Most people seem to like trees, and they do add a nice setting to your property. But they are very expensive to remove. A piece of property that has trees on it is lovely, but you'll have to clear trees from the building site. When you clear the area, do not cut a tree off at ground level because it is more difficult to remove a stump once the trunk of the tree has been cut off. When you clear the site, include an area approximately ten feet away from your house to permit room for heavy equipment around the house. Trees that are within ten feet of the house are going to be a problem anyway - either the roots are going to affect the house or the house is going to be a problem for the trees. A frequently underestimated building cost is site preparation and tree removal. 
4. Compass Orientation - Pay attention to the compass orientation of the lot.  Perhaps you want to incorporate solar heating into your new home.  If so and if you live in the Northern Hemisphere, the side of your house with the most glass should face south.  Perhaps you want the morning sun to flood your breakfast 
nook.  If so, you better make sure that the lot will allow this to occur.

5. Prevailing winds - Certain areas of the nation are subject to prevailing winds. These winds can blow dust or foul odors into your house if you build or buy in the wrong location.  Don't build or buy downwind from a large landfill or other potential source of foul odors.  The local National Weather Service office can often provide you with prevailing wind information.

6. Site survey - Last but not least, I would insist upon a site survey by a registered surveyor.  You should absolutely know what you are or are not buying. An accurate survey will enable you to determine if there is an encroachment problem with your lot or an adjacent lot. If you proceed with a survey, always protect and preserve the corner pins.  They may come in handy when you decide to build a fence or settle some other dispute in the future.

Clarizio Properties LLC - Lot Considerations

It's easy to appreciate the beauty of a brand new home, but for a lot of people, it's hard to picture how that home's going to look when you start with just a bare lot. When you look at available home sites in a new development, it can be difficult to see much difference between one lot and another. They look pretty much the same. But there are differences that will have an impact on the way you build and the way you live. You should put a lot of thought and planning into choosing the right home site to fit your budget and lifestyle. Of course, price is a major factor. All lots are priced by the square foot, but a more expensive lot doesn't mean you're buying a better lot. The key to choosing the right lot is deciding what's important for you and your family and finding the home site that best fits your needs. Here are some of the factors to consider. 

Select a Location that Compliments Your Lifestyle
1. Is the location compatible with your lifestyle? 

2. Is your location convenient to your work? 

3. Is shopping convenient to your location? 

4. Are there quality schools in the area? 

5. Are there traffic problems in the area? 

6. Are municipal services available? 

7. Is there good police and fire protection? 

8. Is there a good medical facility in the area? 

9. Are religious services convenient to the area? 

10. Are parks and recreational facilities available? 

11. Are there cultural activities in the area? 

Property Value Consideration

1. Are property values appreciating? 

2. Is the neighborhood well maintained? 

3. Is your home compatible with the neighborhood? 

4. Is the neighborhood safe? 

5. Is the area growing? 

6. Is the area mostly zoned for single family homes? 

7. Did you check into local tax assessments? 

8. Did you weigh all the tax advantages and disadvantages? 

9. Are roads well maintained? 

10. Is the local economy stable? 

Adverse Conditions
1. Is the area zoned for heavy commercial? 

2. Are there noises from highways, airports, or railroads? 

3. Is there heavy traffic in the area? 

4. Are future highways or developments planned? 

5. Is the area in a hazard zone (e.g., flood, earthquake, etc.)? 

6. Is your land historically significant? 

7. Are there wastewater plants or landfills in the area? 

Additional Considerations
1. Does your lot offer you privacy? 

2. Is your lot in an active community? 

3. Will your children have playmates in the neighborhood? 

4. Have you checked for activity and noise levels at different times of day? 

5. Did you consider your lot views? 

6. Is the sun's orientation a consideration? 

7. Is there ample room for parking? 

8. Did you check the topography of the property? 

9. Is there room for expansion? 

10. Are there open spaces or common land nearby? 

11. Are there wetlands, ponds or streams on the property? 

12. Do you need approvals from state or federal agencies? 

13. Do coastal restrictions apply? 

14. Is there convenient access to your lot? 

15. Do you need an easement? 

16. Did you check local restrictions? 

Legal/Zoning Issues
1. Are there encroachments on the property? 

2. Are there any easements or right of ways? 

3. Are easements required for utilities or roads? 

4. Is your property free from seizure (Eminent Domain)? 

5. Is there clear title to the property? 

6. Did you consider title insurance? 

7. Are there liens or judgments on the property? 

8. Are there setback requirements? 

9. Are zoning variances required to build? 

10. Does the property meet all size requirements? 

11. Are there height restrictions? 

12. Are curb cuts or sidewalks mandated by local ordinances? 

13. Are animals or pets allowed? 

14. Do impact fees apply? 

15. Are there restrictive covenants? 
16. Can you get a building permit soon or are does the Town have growth restrictions that considerably increase the time it takes to get a building permit?

17. Are there drainage problems with the land?

18. Any areas of wetlands?  
Site Cost Considerations
1. Did you get a land survey? 

2. Did you do a visual inspection of the property? 

3. Did you check if sewer and water lines are available? 

4. Will you need to install a septic system? If so, has a septic design been done?
5. Did you check for utility lines? 

6. Have you had the soil tested? 

7. Did you determine how much fill removal or fill replacement is necessary? 

8. Did you determine the cost of removing all the large rocks and boulders?
9. Is there ledge that may require expansive blasting to remove? 

10. Did you get a soil survey? 

11. Is there proper drainage on the lot? 

12. Is the soil suitable for construction? 
At a minimum, a land survey should be ordered showing exactly where the land you are buying is located and if there are any encroachments. A title report should be ordered and you should check with utility companies to confirm that connections will be present on your land. A soil report by a soil scientist should also be ordered.
