
Docket Item #2 
BZA #2025-00013 
Board of Zoning Appeals 
February 9, 2026 

ADDRESS:  409 EAST CUSTIS AVENUE 
ZONE:  R-2-5/ RESIDENTIAL ZONE
APPLICANT: GIAN MACONE

ISSUE: Special exception to construct a front porch less than 10.00 feet from the 
front property line. 

===================================================================== 
CODE                                                 CODE               APPLICANT            REQUESTED 
SECTION              SUBJECT                REQMT             PROPOSES              EXCEPTION 
-------------------------------------------------------------------------------------------------------------------- 
7-202(E)        Porch, Permitted 

Obstruction 
10.00 feet 8.18 feet 1.82 feet 

The staff recommends approval of the requested special exception because the request meets 
the criteria for a special exception. 

If the Board decides to grant the requested special exception it is subject to compliance with all 
applicable code requirements, ordinances, and recommended conditions found in the department 
comments. The applicant must submit a survey plat prepared by a licensed surveyor confirming 
porch footprint and setbacks prior to the final inspection. The special exception must also be 
recorded with the deed of the property in the City’s Land Records Office prior to the release of the 
building permit.   



BZA #2025-00013
409 East Custis Avenue

I. Issue
The applicants propose to construct
an open front porch, which would
reduce the front yard to less than
10.00 feet from the front property
line along East Custis Avenue.

II. Background
The subject property is one lot of
record with 7,475 square feet of lot
area and a total 65.00 feet of frontage
along East Custis Avenue. The lot
complies with lot size, width, and
frontage requirements of the R-2-5
zone.

According to city real estate records,
the dwelling was constructed in
1922. The 1959 Sanborn Fire
Insurance map shows an open porch 
once existed on the front of the
dwelling. At some point between 1959 and 1992 the porch was demolished. There is no
record of the depth of the porch prior to demolition.

Figure 2: Subject property as shown in the 1959 
Sanborn Fire Insurance Map 

Figure 1: Subject property
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BZA #2025-00013 
409 East Custis Avenue 

 

 
 
Section 7-202(E) allows front porches to encroach into the required front yard, however, 
the porch cannot reduce the front yard to less than 10.00 feet. The proposed porch would 
reduce the front yard to 8.18 feet.  
 
The following table provides zoning analysis of the subject property: 
 
Zone Required/Permitted Existing Proposed 
Lot Area 5,000 square feet 7,475 square feet 7,475 square feet 
Lot Frontage  40.00 feet 65.00 feet 65.00 feet 
Lot Width  50.00 feet 65.00 feet 65.00 feet 
Front Yard  14.60 feet – 20.00 

feet 
14.60 feet 8.18 feet* 

Side Yard, east (1:3, 
min. 7 feet) 

7.00 feet 10.30 feet 10.30 feet 

Side Yard, west (1:3, 
min. 7 feet) 

7.00 feet 12.84 feet 12.84 feet 

Rear Yard (1:1, min. 7 
feet) 

22.00 feet >25.00 feet >25.00 feet 

Floor Area Ratio  
(FAR 0.45) 

3,363.75 square feet 2,680 square feet 2,680 square feet 

*Measured from the front property line to the proposed front porch 
 
On December 21, 2005, a façade easement was recorded for the property, requiring any 
changes to be approved by the Alexandria Historical Restoration and Preservation 
Commission. On October 9, 2024, Alexandria Historical Restoration and Preservation 
Commission unanimously approved a variance to this easement to make changes to the 
façade to construct an open porch. 

 
III. Description  

The applicants propose to construct an open front porch to be located 8.18 feet from the 
front property line along East Custis Avenue.  Per Section 7-202(E), a front porch with a 
maximum depth of 10.00 feet may be located within a required front yard as long as the 
front yard is not reduced to less than 10.00 feet. The proposed open porch would be 6.42 
feet deep and would extend 18.20 feet along the front of the dwelling. Because the open 
porch does not meet the required front yard setback of 10.00 feet, its construction requires 
special exception approval.  
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BZA #2025-00013
409 East Custis Avenue

Figure 3: Site plan of proposed porch

Figure 4: Front elevation of proposed porch 
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BZA #2025-00013
409 East Custis Avenue

Figure 5: Side elevation of proposed porch 

Upon completion of the work, the proposed renovations will continue to comply with the 
floor area requirements. (Refer to floor area calculations.)

There have been no variances or special exceptions previously granted for the subject 
property.

IV. Master Plan/Zoning
The subject property is zoned R-2-5 and has been so zoned since adoption of the Third
Revised Zoning Map in 1951, and is identified for residential use in the Potomac West
Small Area Plan.

V. Requested Special Exception:
7-202(E) Yard and setback requirements for a front porch
The applicants request a special exception of 1.82 feet from the required 10.00-foot front 
yard setback to construct a portion of the porch 8.18 feet from the front property line along 
East Custis Avenue.

VI. Special Exceptions Standards
To grant a special exception, the Board of Zoning Appeals must find that the strict
application of the zoning ordinance creates an unreasonable burden on the use and
enjoyment of the property. Section 11-1304 of the zoning ordinance lists standards that an
applicant must address and that the Board believes exists and thus warrants granting a
special exception of the zoning regulations.
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BZA #2025-00013 
409 East Custis Avenue 

 

 
1) Whether approval of the special exception will be detrimental to the public welfare, 

to the neighborhood or to the adjacent properties. 
 
The front porch will not be detrimental to the public welfare. The proposed 
front porch will be located at a reasonable distance from the adjacent 
residence and will not infringe on or affect other properties. There are other 
dwellings on the block which have existing noncomplying porches located at a 
similar distance to the proposed porch.   
 

2) Whether approval of the special exception will impair an adequate supply of light 
and air to the adjacent property, or cause or substantially increase traffic congestion 
or increase the danger of fire or the spread of fire, or endanger the public safety. 
 
The proposed one-story front porch will remain open and is unlikely to reduce 
light or air to any other property. It would be 8.18 feet from the front property 
line. The porch would comply with the side yard setbacks, and the closest 
dwelling on the other side of the street is located over 50 feet on the other side 
of East Custis Avenue. 
 

3) Whether approval of the special exception will alter the essential character of the 
area or zone. 
 
The proposed open porch will not alter the essential character of this area. The 
property historically had an open porch approximately the same size and 
location. Many dwellings in this neighborhood have porches, and both 403 and 
413 East Custis Avenue have porches of similar distance to the front property 
line as the proposed porch. Additionally, the open porch softens the bulk of 
the dwelling and would complement the view of the dwelling from East Custis 
Avenue.  

 
4) Whether the proposal will be compatible with the development in the surrounding 

neighborhood. 
 

The proposal is compatible with dwellings in the surrounding neighborhood. 
Several dwellings along East Custis Avenue feature open porches.  

 
5) Whether the proposed development represents the only reasonable means and 

location on the lot to accommodate the proposed structure given the natural 
constraints of the lot or the existing development of the lot. 
 
Due to the position of the existing dwelling, this is the only location for a front 
porch. While the applicant could reduce the depth, the current proposal is 
already modest and still allows the owners to have functional use of the porch.  
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BZA #2025-00013 
409 East Custis Avenue 

VII. Staff Conclusion
In conclusion, staff recommends approval of the requested special exception because the
applicant’s request meets all the standards for a special exception as outlined above.

Staff 
Rachel Drescher, Urban Planner, Land Use + Preservation Division, 
rachel.drescher@alexandriava.gov 
Mary Christesen, Principal Planner, Land Use + Preservation Division, 
mary.christesen@alexandriava.gov 
Tony LaColla, AICP, Division Chief, Land Use + Preservation Division, 
anthony.lacolla@alexandriava.gov  
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BZA #2025-00013 
409 East Custis Avenue 

DEPARTMENTAL COMMENTS 
Legend: C - code requirement R - recommendation S - suggestion F - finding 

* The applicant is advised that if the special exception is approved the following additional
comments apply. 

Transportation and Environmental Services (Stormwater) 
F-1 At the time of the building permit, please clearly note the limit of disturbance area on the

plans set. (SWM) 

If less than 2500 sq feet 
a. Provide ‘Drainage Certification’ and ‘Disturbed Area Certification’ in the site

plan from the Memoranda to Industry 02-08 dated April 28, 2008 on Grading
Plan Requirements and Waiver Provisions, which is available at the following
web address of the City of Alexandria:

http://www.alexandriava.gov/uploadedFiles/tes/info/gradingPlanRequirements.pdf 

If more than 2500 sq feet 
b. To satisfy the Alexandria Water Quality Volume Default, 100% of the new

impervious surface must be treated using BMPs or paying into the Water
Quality Improvement Fund at $2 per square foot. Please provide additional
treatment or, submit a letter of request to pay a fee in lieu of additional
treatments on grading plan.

Development Engineering (Planning and Zoning) 
R-1  The building permit must be approved and issued prior to the issuance of any permit for

demolition, if a separate demolition permit is required. (T&ES) 

R-2 Applicant shall be responsible for repairs to the adjacent city right-of-way if damaged
during construction activity. (T&ES) 

R-3 No permanent structure may be constructed over any existing private and/or public utility
easements.  It is the responsibility of the applicant to identify any and all existing 
easements on the plan. (T&ES) 

F-1 After review of the information provided, an approved grading plan is not required at this
time.  Please note that if any changes are made to the plan it is suggested that T&ES be 
included in the review. (T&ES) 

C-1 The applicant shall comply with the City of Alexandria’s Solid Waste Control, Title 5,
Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99). 
(T&ES) 

C-2 The applicant shall comply with the City of Alexandria's Noise Control Code, Title 11,
Chapter 5, which sets the maximum permissible noise level as measured at the property 
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BZA #2025-00013 
409 East Custis Avenue 

line. (T&ES) 

C-3 Roof, surface and sub-surface drains be connected to the public storm sewer system, if
available, by continuous underground pipe.  Where storm sewer is not available applicant 
must provide a design to mitigate impact of stormwater drainage onto adjacent properties 
and to the satisfaction of the Director of Transportation & Environmental Services.  (Sec.5-
6-224) (T&ES)

C-4 All secondary utilities serving this site shall be placed underground. (Sec. 5-3-3) (T&ES)

C-5 Any work within the right-of-way requires a separate permit from T&ES. (Sec. 5-2)
(T&ES) 

C-6 All improvements to the city right-of-way such as curbing, sidewalk, driveway aprons,
etc. must be city standard design. (Sec. 5-2-1) (T&ES) 

Code Administration: 
F-1 A new porch will require a building permit and plan review.

Recreation (Arborist): 
No comments 

Historic Alexandria (Archaeology): 
No archaeology comments.  
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MACONE RESIDENCE
409 E. CUSTIS AVE., ALEXANDRIA, VA 22301
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MACONE RESIDENCE
409 E. CUSTIS AVE., ALEXANDRIA, VA 22301
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Scale: 1/4"=1'-0"
SECOND FLOOR PLANB

Scale: 1/4"=1'-0"
FIRST FLOOR PLANA
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W1W1
W2W2W2W2

D2

W3W4

DOOR DETAILS
SCALE 1/4"=1'

DOOR  SCHEDULE

5'-0'' X 6'-8''

ENTRY, TEMPERED GLASS6'-8"2'-8'' X 6'-8''

SLIDING, TEMPERED GLASS6'-8"

D1

D2

D3

D4

D4a

SIZEMARK HEADER REMARKS

2'-6'' X 6'-4''
D1 D2 D3 D4

D5

SINGLE SWING DOOR6'-4"

2'-6'' X 6'-8'' SINGLE POCKET DOOR6'-8"

D5

SINGLE POCKET DOOR

DOUBLE SWING DOOR

D4a D5a D5b

DOUBLE SWING DOOR

DOUBLE SWING DOOR

D5a

D5b

2'-6'' X 6'-8''

3'-0'' X 6'-4''

4'-0'' X 6'-4''

6'-8"

6'-4"

6'-4"

2'-4'' X 6'-8'' 6'-8"

WINDOW DETAILS
SCALE 1/4"=1'

SIZE

WINDOW SCHEDULE

MARK HEADER REMARKS

2'-8'' X 5'-6''

SINGLE HUNG, TEMP. GLASS8'-2"2'-4'' X 4'-9''

SINGLE HUNG, RELOCATED8'-5"

AWNING, TEMPERED GLASS6'-2''2'-6'' X 2'-4''

W1 W2
W4

W1

W2

W3

W4

2'-0'' X 5'-8'' 8'-8 1/2"

W3

SINGLE HUNG, TEMP. GLASS

Scale: 1/4"=1'-0"
NORTH ELEVATIONA

Scale: 1/4"=1'-0"
SOUTH ELEVATIONC

Scale: 1/4"=1'-0"
WEST ELEVATIONB
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Scale: 1/4"=1'-0"
SECTION AT ADDITIONA

Scale: 1/4"=1'-0"
LONGITUDINAL SECTIONB
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Scale: 1/4"=1'-0"
SECOND FLOOR PLANB

Scale: 1/4"=1'-0"
FIRST FLOOR PLANA
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STRUCTURAL NOTES

GENERAL STRUCTURAL:

Division 1- General Requirements

Any Federal, State or Municipal laws, codes, rules or regulations as may be applicable shall be complied with, whether or not indicated and/or
specified herein. This building is designed in conformance with the 2021 Edition of the International Residential Code (IRC) and the 2021 edition
of the International Building Code (IBC) along with any adopted amendments from local agencies. All work shall be performed in a workman like
fashion in conformance with rules of accepted good practice.

Division 2- Structural Requirements

Foundation

1.Soil bearing value at the bottom of all footings is assumed for design purposes to be 2000 psi in VA and MD, 1500 in Washington, DC. Notify
the Engineer immediately about any changes in excavation work, unexpected soil or ground water conditions etc.
2.Bottom of all exterior footings shall bear a minimum of 1’-0” into original undisturbed soil, and be a minimum of 30” below finish exterior grade
at the lowest point of the foundation hole.  Where required, step footings in a ratio of two horizontal to one vertical.
3.Foundation walls are designed for lateral earth pressure of 40 PCF assuming a free draining material or draining board behind the wall with a
perimeter drain tile system. Notify the Engineer if soil conditions differ.

Concrete

1.All concrete to have minimum compressive strength (F° c) = 3000 psi in 28 days, with a maximum slump of 4”.  Extended slabs, including
garage floor slabs, shall have a minimum strength of 4000 psi.  All concrete shall be poured in accordance with ACI 301 specification.  Concrete
exposed to weather to be air entrained.
2.All reinforcing steel to meet ASTM-A-615 Grade 60. Detailing, fabricating and placing of reinforcement shall be in accordance with ACI-315
“Manual of Standard Practice for Detailing Reinforced Concrete Structures.” Furnish support bars and all required accessories in accordance
with C.R.S.I. Standards. All reinforcing to be spliced a minimum of 40 bar diameters. Welded wire fabric shall conform to ASTM A-165.
3.All reinforcing bars that intercept perpendicular elements shall terminate in hooks, place two (2) inches clear from outer face of element.
4.No concrete shall be placed until the Contractor has installed all reinforcing and had it inspected by the building official.  Protective cover for
reinforcing steel shall be as follows:

a.Footings- 3” from bottom
b.Beams and columns- 2” – exposed to weather
c.Slab- mid-depth (UNO)
d.Walls – 1 ½” at interior face, 3” at exterior face.
e.Wire mesh to be placed at mid-depth of slab.

5.Concrete slabs-on-grade to be 4” thick, reinforced with 6x6 W1.4 x W1.4 and shall be placed on 6 mil vapor barrier over 4” of compacted
gravel. If additional reinforcing is required, it will be showing in the Drawings.

Masonry

1.All concrete masonry units to conform to ASTM Spec. C-90 for load-bearing masonry.  All masonry to be reinforced at 16” o.c. horizontally with
ladder-type reinforcing. Mortar to be ASTM C-270 Type N for brick veneer, and Type M for all other conditions.
2.All vertical reinforcing shall be grouted in place with mortar of pea gravel concrete (min 1,500 psi). Provide dowels from all footings to masonry
walls to match size and spacing of vertical reinforcing.
3.Unless noted otherwise, provide a 16” long by 24” deep solid block or grouted block under bearing ends of beams. Provide 16” long by 8”
deep solid masonry at joist bearing.
4.The top of all foundation walls to be a one-course bond beam, with (2) #4s and min 1,500 psi grout.  All expansion bolts or sleeve anchors in
masonry walls shall be placed in grouted solid masonry.
5.Reinforcing steel to be ASTM A615 Grade 60 and placed in accordance with ACI Code.
6.All masonry lintels to have a minimum bearing of 4” on both ends.
7.Concrete block manufacture to conform to ASTM C90 with a minimum prism strength of 1000 psi.
8.Brick manufacture to conform to ASTM C62.
9.Masonry grout to conform to ASTM C476
10.Epoxy is AC Powers 100+ or equivalent

DESIGN LIVE LOADS

1.Roof (snow)    - 30 psf
2.Floors - 40 psf  Living areas

- 30 psf  Sleeping areas
3.Wind - 115mph, 3 second gust
4.Wall bracing for wind and seismic loads has been specified as per the IRC 2018, sections in 602.10 for wall bracing requirements, or designed
for the wind loading, as stated above.
5.Seismic design category B
6.Equivalent fluid pressure: 40 psf
7.All footings to bear on solid, undisturbed soil, and a minimum of 30 inches below finished grade

LUMBER

1.Lumber to be minimum-  No.2 SPF with fb = 1000 psi and E = 1,200,000 psi
2.Window and door headers to be minimum (2) 2x8s, unless noted otherwise.
3.Posts supporting sawn lumber beams and headers to be a minimum of (2) 2x4’s.
4.Posts supporting manufactured lumber beams and headers to be a minimum of (3)  2x4’s.
5.Posts free-standing, posts at porches or decks to use Simpson PC caps, and the ABU bases, unless otherwise specified.
6.All rafter ends to be secured to tops of walls with hurricane clips (Simpson H2.5A or approved equal).
7.Manufactured lumber design values:  fb = 2000 psi   E=2,000,000 psi
8.Prefabricated truss manufacture and design to conform to ANSI/TPI 1 and WTCA standards
9.Minimum half sheets of sheathing  to join the rim board to the wall framing system
10.All hardware noted is ‘Simpson Strong Tie,’ or equivalent

STEEL

1.Reinforcing steel to be ASTM A615 Grade 60, and placed in accordance with ACI Code.
2.Structural steel to be ASTM A 36 fabricated in accordance with AISC Standards, supplied and installed with one coat of red-oxide primer.
3.Welding of structural steel to be performed by an AWS certified welder in accordance with AWS D1.1 Code using E70XX rod.
4.All field welds must be cleaned and painted with red-oxide primer.
5.The use of adjustable, screw-type steel columns is NOT permitted, unless the screw end is embedded in concrete.
6.Tubular steel to conform to ASTM A501. Unless noted otherwise, the following column caps and bases are to be used. Column cap for steel
beam connections to be 4x8x1/2” plate with (2) A325, ¾” diameter, thru-bolts into each beam. Column base secured with (2) ½” dia. all-thread,
epoxy-set , min 4” depth

MISC

1.Handrail assemblies shall conform to  IRC, section 311.8.3, and the load requirements of  IBC section 1607.7

Structural Specifications & Drawing Index
Foundation/First, Second, and Roof Framing Plans
First & Second Floor Wind Bracing Plans

SHEET NAME

S1
S2
S3

SHEET NO.

DRAWING INDEX
IRC 2021
IBC 2021
IMC 2021
IPC 2021
IFC 2021
NEC 2021
NFPA 13D 2021
VRC 2021

APPLICABLE CODES
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#4S @ 24" OC
EPOXY-SET MIN 4" EMB
INTO EX. SLAB

4" STONE

2" INSULATION

(2) #4S

EXISTING FTNG
& SLAB

* ALL EXISTING MEMBER SIZE, ORIENTATION, AND CONDITION
  ASSUMED BY THE ENGINEER. VERIFY IN FIELD. NOTIFY ENGINEER IF
  DIFFERING CONDITIONS ARE PRESENT.
* ALL TRUSSES AND TRUSS CONNECTIONS TO BE DESIGNED AND
  ENGINEERED BY THE TRUSS MANUFACTURER.
* ALL NEW HEADERS TO BE MINIMUM (3) 2X6S LUMBER WITH (1) JACK
  AND (1) KING STUD AT EACH END, UNO.
* SOLID BLOCK BETWEEN JOISTS BELOW ALL POINT LOADS.
* MINIMUM (2) STUDS IN WALL BELOW ALL POINT LOADS FROM ABOVE.

GENERAL NOTES

Scale: 1/4"=1'-0"1 FOUNDATION/FIRST FLOOR PLAN

Scale: 1/4"=1'-0"2 SECOND FLOOR FRAMING PLAN

Scale: 1/4"=1'-0"3 ROOF FRAMING PLAN

Scale: 1"=1'-0"4 DETAIL: SLAB EXTENSION

5 BEAM/KITCHEN CALCULATIONS
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3 WIND BRACING SCHEDULE
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Request for Special Exception For 
Front Porch:

409 E. Custis Ave.
Alexandria, VA  (Del Ray)

Year Built:  ~1895
Style:  Folk Victorian 1

Owners:  Gian & Laura Macone

1 Field Guide to American Houses, MacAlester, 1984-2013,
  Knopf Publishing, Pgs 396-405
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Original Footprint 
409 E. Custis Ave.

(Previously 309 E. Lloyd Ave.)

Source: Sanborn Fire Insurance Map (August 1921)

Current Footprint
2024

2004
Addition

c 1980s
Addition

---------------Street---------------

Main Building

Front Porch

Garages

John Calhoun, purchased two lots in the new subdivision of Del Ray in October I894 and 
built this house for his wife Isabella and his one-year-old daughter Clara.  However, he 
only lived there for less than five years before passing away.  By the time of the 1900 
census, his widow Isabella and Clara were living there with a boarder. The 1907 county 
tax records still listed John Calhoun as the owner, but the 1910 census showed a different 
family renting the property.  For the first quarter century of this house's existence, it was 
one of only two on the block.  Source: Potomac Information Services Collection Report – 409 E. Custis Ave.

Property History

Key
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Source: Sanborn Fire Insurance Map (August 1921)

Original Front Porch Footprint – 409 E. Custis Ave.

Key

Same Setback

• A front porch with the same
specifications current requested
in this package originally existed
at this property as late as 1941.

• It had a setback aligned with the
only other existing home on the
block of the same period as well
several other houses in the
immediate neighborhood.
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Proposed Front Porch Footprint

Side View

The proposed front porch will 
occupy the same footprint as the 
original porch that existed in 1921.  
It is part of a larger renovation 
project to repair structural 
components and restore the 
property more closely to its early 
20th Century appearance.

Top View

Front View

August 1921
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Proposed Front Porch Footprint

Porch Deck: 6’ – 5”
Porch Overhang: 7’– 0”
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Source: Del Ray Neighborhood Residential Pattern Book

Proposed Front Porch Style

The style of the proposed front porch is intended to match similar-aged houses in the Del Ray neighborhood. 
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Owner Notes:
409 E. Custis Ave. is currently the only 
house in the Del Ray neighborhood with a 
Historic Façade Easement held by the 
Alexandria Historical Restoration and 
Preservation Commission (AHRPC).

On October 9th, 2024, the current owner 
presented a restoration plan, including the 
proposed reconstruction of the previous 
front porch, to the Commission seeking a 
variance to correct structural deficiencies 
and restore the house more closely to its 
original early 20th century appearance. The 
request was unanimously approved.

Link to Meeting Minutes (See Item 8.)

Approval of the Larger Historic Home Restoration Plan
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