
     

 

 

 

VARIANCE 

Case Number: #VAR2026-00010 

 

APPLICANT: Tom Basham  OWNER: Thomas R. & Erin N. Liljenquist 

PROPERTY ADDRESS: 11874 Mandy Lane, Manassas, VA  20112  

MAGISTERIAL DISTRICT: Coles  LOT SIZE: 0.3959-acre 

G.P.I.N.: 7893-08-6789 ZONING DISTRICT: A-1, Agricultural 

SUBJECT OF VARIANCE: A request for a 15-foot setback variance from the requirements of Section 

32-301.06(1) of the Prince William County Zoning Ordinance, reducing the required setback between 

a structure and a private right-of-way (Pearl Street) from 35 feet to 20 feet to construct a single-

family detached dwelling.  
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STAFF REPORT 

                         Variance Case #VAR2026-00010 

Board of Zoning Appeals Public Hearing Date: July 20, 2026 

Dispatch Date: July 6, 2026 

REQUEST 

To consider a variance of Section 32-301.06(1) of the Prince William County Zoning Ordinance in the 

A-1, Agricultural zoning district, for a 15-foot setback variance from the required 35-foot setback 

from a private right-of-way, to allow for the construction of a residential single-family detached 

dwelling unit with a 20-foot setback from Pearl Street (Attachment 1).  

 

 

CODE OF VIRGINIA – SECTION 15.2-2201 

 

Variance means, in the application of a zoning ordinance, a reasonable deviation from those provisions 

regulating the size or area of a lot or parcel of land, or the size, area, bulk or location of a building or 

structure when the strict application of the ordinance would result in unnecessary or unreasonable 

hardship to the property owner, and such need for a variance would not be shared generally by other 

properties, and provided such variance is not contrary to the purpose of the ordinance. It shall not include 

a change in use which change shall be accomplished by a rezoning or by a conditional use. 

 

 

PART 301 - APPLICABLE A-1, AGRICULTURAL ZONING DISTRICT REGULATIONS 

 

Section 32-301.06, “Setbacks,” states the following: 

 

1. All buildings, including accessory structures, shall be set back at least 35 feet from the front lot 

line, all streets, and all private access easements or rights-of-way. 

 

2. The minimum rear setback shall be 25 feet. 

 

3. The minimum side setback shall be 15 feet, except the side setback may be reduced to ten feet 

when properties of similar acreage within the vicinity have a ten-foot side yard setback. 
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BACKGROUND 

 

The subject property is identified as 11874 Mandy Lane, Manassas, VA  20112 (the “Property”). The 

Property is a 0.3959-acre lot zoned A-1, Agricultural, and the surrounding properties are also zoned 

A-1 and contain residential uses or are vacant. Tom Basham (the “Applicant”), on behalf of the 

property owners, is requesting relief from the requirement of the A-1 zoning district that requires a 

35-foot setback from all streets and private access easements or rights-of-way. According to the 

Applicant’s justification, development on the Property is severely restricted as it is surrounded by 

private rights-of-way, and there is a 30-foot elevation change across the Property. Therefore, the 

Applicant requests a variance from the 35-foot setback requirement to 20 feet from Pearl Street 

along the eastern portion of the Property in order to build a single-family detached dwelling unit 

only. The 35-foot setback requirement from Fleming Drive to the west and Mandy Lane to the north 

would still apply for the proposed dwelling. For any other proposed structure on the Property, all 

applicable Zoning Ordinance development standards would still apply. The Applicant has provided 

an exhibit (Attachment 2) showing the proposed location of a single-family detached dwelling on the 

Property with a 20-foot setback from Pearl Street.  

 

The land area comprising the existing 0.3959-acre lot was originally made up of four (4) smaller lots 

that received lawful nonconforming status for lots less than 10 acres in the A-1 zoning district, as 

such lots were created prior to the adoption of the County’s first Zoning Ordinance in 1958. The four 

lawfully nonconforming lots were recently consolidated to create the existing 0.3959-acre lot, 

pursuant to boundary line adjustment and lot consolidation case #PLT2026-00030, approved on 

January 13, 2026.  

 

According to the Applicant, the owners of the Property made an effort to work with the Lake Jackson 

Citizens Association (LJCA) and a nearby property owner who owns the lots identified as 11881 

Manning Road and 11877 Pearl Street, in an effort to vacate a portion of Pearl Street to consolidate 

with the subject Property and thereby eliminate the need for a 35-foot setback along the eastern 

edge of the Property. However, the Applicant has stated that the property owner of 11881 Manning 

Road and 11877 Pearl Street was unable to reach an agreement with the LJCA to consolidate their 

two lots together (11881 Manning Road and 11877 Pearl Street) to allow for the vacation of Pearl 

Street. Furthermore, a similar effort to vacate Fleming Drive along the western edge of the Property 

would potentially involve the purchase and consolidation of multiple lots from several different 

property owners and may not be a viable option for the Applicant.  
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ZONING ORDINANCE SECTION 32-900.11. VARIANCES 

 

1. No variance shall be considered except after notice and hearing as required by section 32.700.60 

of this chapter. The Zoning Administrator shall also transmit a copy of the application to the 

Planning Commission, which may send a recommendation to the Board of Zoning Appeals or 

appear as a party at the hearing.  

2. No variance shall be authorized for a change in use which change shall be accomplished by a 

rezoning.  

3. In granting a variance, the Board of Zoning Appeals may impose such conditions regarding the 

location, character and other features of the proposed structure or use as it may deem necessary 

in the public interest and may require a guarantee or bond to ensure that the conditions imposed 

are being and will continue to be complied with. Notwithstanding any other provisions of this 

ordinance, the property upon which a property owner has been granted a variance shall be 

treated as conforming; however, the structure permitted by the variance may not be expanded 

unless the expansion is within an area of the site or part of the structure for which no variance is 

required under this ordinance. Where the expansion is proposed within an area of the site or part 

of the structure for which a variance is required, the approval of an additional variance shall be 

required.  

4. The concurring vote of four members of the Board of Zoning Appeals shall be necessary to grant a 

variance to the provisions of this chapter. The conduct of the hearing on a variance application 

shall be in accordance with the rules, regulations or bylaws adopted by the Board of Zoning 

Appeals. The Chairman of the Board of Zoning Appeals, or in his absence the acting chairman, 

may administer oaths and compel the attendance of witnesses. 

 

STAFF ANALYSIS  

The key aspect of this case is whether the BZA has the power to grant this variance. In this case the 

answer may be yes, based on the definition of a variance provided in Section 15.2-2201 of the Code 

of Virginia, the powers and duties given to the BZA and the criteria for granting a variance under  

Sec. 32-900.10 and Sec. 32-900.11 of the Zoning Ordinance. 

 

Sec. 32-900.10.4. of the Zoning Ordinance states that a variance shall be granted if the following 

criteria for a given property are met: 

 

The evidence shows that the strict application of the terms of the ordinance would unreasonably 

restrict the utilization of the property or that the granting of the variance would alleviate a 

hardship due to a physical condition relating to the property or improvements thereon at the time 

of the effective date of the ordinance, or alleviate a hardship by granting a reasonable 

modification to a property or improvements thereon requested by, or on behalf of, a person with 

a disability:  
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o Given the unique location of the Property between three private rights-of-way and 

the 35-foot setback requirement that only applies in the A-1 zoning district, any 

development on the Property under current development standards would be very 

difficult. As shown on Exhibit 1, this requirement would limit development on the 

Property to only a very small and narrow area that would likely not be viable for a 

residential single-family detached dwelling. 

 

 

(i) The property interest for which the variance is being requested was acquired in good faith and 

whereby reason of the exceptional and any hardship was not created by the applicant for the 

variance:  

 

o As stated in the above Background section, the Property owners acquired the 

original four (4) lots that made up the existing lot and went through the County’s 

approval process to obtain lawfully nonconforming status for the lots prior to 

consolidating them into the largest lot possible, given the constraints of the existing 

rights-of-way. Furthermore, the Applicant and Property owners attempted to work 

with the LJCA and nearby property owners to vacate and consolidate a portion of the 

Pearl Street right-of-way with the Property to eliminate the need for the 35-foot 

setback from that street, but a mutual agreement was unable to be reached. As 

such, the Property owners did not create any hardship and made a diligent effort to 

resolve it without pursuing a variance.  

 

(ii) The granting of the variance will not be of substantial detriment to adjacent property and 

nearby properties in the proximity of that geographical area:  

 

o Since the Applicant is only requesting a setback reduction from the eastern property 

line along the Pearl Street right-of-way, the only potential impact would be on the 

property to the east located at 11859 Pearl Street. However, the Property owners 

also own that lot at 11859 Pearl Street, which currently contains a residential single-

family detached dwelling unit. Furthermore, the existing Pearl Street right-of-way 

between the two properties is mostly unconstructed and does not currently serve 

any other properties so any impacts from a reduced setback would be minimal.  

 

(iii) The condition or situation of the property concerned is not of so general or recurring a nature 

as to make reasonably practicable the formulation of a general regulation to be adopted as an 

amendment to the ordinance:  

 

o While there are many small and narrow A-1 zoned lots in the Lake Jackson area of 

the County that would require a 35-foot setback from a right-of-way, the subject 

Property is very unique in that it is almost entirely surrounded by private rights-of-

way, and therefore a 35-foot setback from each property line would be required for 

any structure under existing development standards.  

 

(iv) The granting of the variance does not result in a use that is not otherwise permitted on such 

property or a change in the zoning classification of the property:  
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o This variance request is for a reduced setback from Pearl Street for the construction 

of a residential single-family detached dwelling unit and would not permit a reduced 

setback for other structures on the Property. The Applicant could pursue a rezoning 

of the Property from A-1 to R-4, Suburban Residential. However the R-4 zoning 

district requires a 30-foot front setback and a 20-foot side yard setback from side 

streets, which would still result in a challenge not offering much more benefit than 

granting the requested setback variance.   

(v) The relief or remedy sought by the variance application is not available through a special 

exception process that is authorized in the ordinance pursuant to subdivision 6 of § 15.2-2309 of 

the Code of Virginia or the process for modification of a zoning ordinance pursuant to subdivision 

A4 of § 15.2-2286 of the Code of Virginia at the time of the filing of the variance application: 

 

o Correct.  

 

 

Pursuant to Sec. 32-900.11.1. of the Zoning Ordinance: 

 

• The Applicant has satisfied the public hearing notice requirements as required by section 

32.-700.60 of the Zoning Ordinance. 

 

• A copy of the application has been transmitted to the Planning Commission. However, as of 

today the Zoning Administrator has not received any recommendation from the Planning 

Commission to the Board of Zoning Appeals or desire to appear as a party at the hearing. 

 

 

RECOMMENDATION 

 

Based on the background information outlined above, Zoning Administration staff does not object 

to the proposed variance being granted. 

 

ATTACHMENTS 

 

Attachment 1: Application for Variance, dated April 30, 2026 

Attachment 2: Conceptual plan for the Property developed with a 20-foot setback from Pearl Street 
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