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Presentation Outline 
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 Background 

 Rules 

 IZ review process 

 CIZC application 

 General tips 

 Q&A will proceed after both presentations 

have concluded 

 

 



Background 
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 What is IZ? – DC’s Mandatory affordable housing 
program 

 Leverages new private sector residential development to 
generate affordable housing in return for bonus density.  

 Creates a stock of housing affordable to low- and moderate-
income households. 

 IZ units must be maintained for the life of the project.  

 IZ continues to apply even when there is a change of project 
ownership. 

 

 Tip: even if the project does not use the bonus density, the 
affordable housing still must be provided. 

 

 



Background 
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 The Council passed IZ in 2007 

 Chapter 22 entitled “Inclusionary Zoning Implementation” of 

Title 14 (Housing) and new Chapter 26 entitled “Inclusionary 

Zoning” of Title 11 (Zoning).   

 IZ regulations were implemented in 2009. 

 



When Does IZ Apply? 
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1.    Geography 

 The property is mapped within the R-2 through R-5-D, 

C-1 through C-3-C, USN, CR, SP, StE, and W-1 through 

W-3 Zone Districts and 
 

2.    Number of Units 

 The project has ten (10) or more dwelling units 

(including off-site inclusionary units); and 

 

 

 

 

 

 

 



When Does IZ Apply? 
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3.   Is your project either:  

 (1) New multiple-dwellings; 
 

 (2) New one-family dwellings, row dwellings, or flats 
 constructed concurrently or in phases on contiguous lots 
 or lots divided by an alley, if such lots were under 
 common ownership at the time of construction; or 
 

 (3) An existing development described in 
 subparagraph (i) or (ii) for which a new addition will 
 increase the gross floor area of the entire 
 development by fifty percent (50%) or more. 

 

 

 

 

 

 

 

 



When Does IZ Apply? 
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4.    Timing 
 

A new development with less than ten (10) dwelling units 
shall become subject to IZ upon the filing of an 
application for a building permit to add one or more 
dwelling units to the development within a two-year 
period after the issuance of the last certificate of 
occupancy, if the construction for which application has 
been filed would result in the development having ten 
(10) or more dwelling units. 

 

  

 

 

 

 

 



IZ Does Not Apply When… 
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· Timing    

· Geography   

· Use  

· Size 

· Exemption 

Tip: Consult Chapter 26 of the Zoning Regulations 

for additional details 



Overall IZ Roadmap 
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Does IZ 
Apply? 

• If YES, fill out and provide CIZC application to 
DCRA and submit a draft IZ Covenant to DHCD. 

• If NO, what is the basis for the exclusion?  A CIZC 
may still be required for certain exempt projects. 

DRA will review 
the CIZC and 
compare it to 
the building 
permit plans 
and zoning 

data summary 
sheet. 



Overall IZ Roadmap 
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“Categorically” Exempt 

• Examples: the project predates IZ, is fewer then 10 

units, is located in a zone not subject to IZ … part of a 

category that IZ does not apply to. 

• No CIZC is required 

“Affordable Housing” Exempt 

• Federal or District Funding for affordable dwelling 

units.  But for the funding, the project would otherwise 

be subject to IZ. 

• Requires a DHCD letter of exemption. 

• A CIZC is required, but a scaled down version.  Only fill 

out Sections A, C & F. 



Overall IZ Roadmap 
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Does IZ 
Apply? 

• If YES, fill out and provide CIZC application to DCRA 
and submit a draft IZ Covenant to DHCD. 

• If NO, what is the basis for the exclusion?  A CIZC 
may still be required for certain exempt projects. 

DCRA 
Review 

• DCRA will review the CIZC and compare it to the 
building permit plans and zoning data summary sheet. 

• DHCD must communicate to DCRA that the draft IZ 
Covenant is sufficient. 

• If the CIZC is correct, the Zoning Administrator will sign 
the form and the original will be returned to the 
Applicant.  No building permit can be issued until this 
occurs. 

 

 

 If a CIZC is required, then… 
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Does IZ 
Apply? 

• If YES, fill out and provide CIZC application to DCRA 
and submit a draft IZ Covenant to DHCD. 

• If NO, what is the basis for the exclusion?  A CIZC 
may still be required for certain exempt projects. 

DCRA 
Review 

• DCRA will review the CIZC and compare it to the 
building permit plans and zoning data summary sheet. 

• DHCD must communicate to DCRA that the draft IZ 
Covenant is sufficient. 

• If the CIZC is correct, the Zoning Administrator will sign 
the form and the original will be returned to the 
Applicant.  No building permit can be issued until this 
occurs. 

 

 

 If a CIZC is required, then… 
 

 

 

 

 

If no CIZC is required, then the building permit 

process proceeds as normal. 
 

 



Focus on the CIZC Application 
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 Provide a CIZC application along with the building permit. 

 The CIZC is intended to: 

 Provide a roadmap to determine the project’s IZ commitment. 

 Create a record for DCRA, DHCD, and the Applicant.  

 You can find the CIZC application on the DCRA website. 

     

 

 

  

 

 

http://dcra.dc.gov/publication/certificate-inclusionary-zoning-compliance-cizc-application 

Does IZ 
Apply? 

•YES (for purposes of this presentation) 



Other IZ Resources 
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 What other resources do you have to assist 

filling out the form? 

Chapter 26 of the IZ Regulations and Chapter 22 

of the Housing Regulations 
(http://www.dcregs.dc.gov/Search/DCMRSearchByTitle.aspx) 

 

CIZC Instruction Guide (on the DCRA website) 
       (http://dcra.dc.gov/publication/certificate-inclusionary-zoning-compliance-cizc-application) 

 

Zoning Technician 



Let’s Go Through the Form 
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http://dcra.dc.gov/publication/certificate-inclusionary-zoning-compliance-cizc-application 



Let’s Go Through the Form: Section A 
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Let’s Go Through the Form: Section A 
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Gross floor area - the sum of the gross horizontal areas of 

the several floors of all buildings on the lot, measured from 

the exterior faces of exterior walls and from the center line 

of walls separating two (2) buildings. 

  

The term "gross floor area" shall include basements, 

elevator shafts, and stairwells at each story; floor space 

used for mechanical equipment (with structural headroom 

of six feet, six inches (6 ft., 6 in.), or more); penthouses; 

attic space (whether or not a floor has actually been laid, 

providing structural headroom of six feet, six inches (6 ft., 

6 in.), or more); interior balconies; and mezzanines. 

  

The term "gross floor area" shall not include cellars and 

outside balconies that do not exceed a projection of six 

feet (6 ft.) beyond the exterior walls of the building. 



Let’s Go Through the Form: Section A 
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Box 19 + Box 

20 = Box 21 
In multiple dwelling 

developments, include 

when residential units 

are located in the 

cellar 

Also called the 

Efficiency Factor 

Occupiable 

space 



Path to Box 24 
19 



Calculating IZ: An Example 
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ZONE: R-5-B  

CONSTRUCTION TYPE: Stick 

LAND AREA: 10,000 sq. ft. 

TOTAL GROSS FLOOR AREA: 

21,600 sq. ft. or 2.16 FAR 

(the full 20% bonus density 

has been used) 

TOTAL RESIDENTIAL GFA + 

CELLAR & PROJECTION: 

22,100 sq. ft. 

NET RESIDENTIAL FLOOR AREA: 

20,500 sq. ft. 

RATIO (efficiency factor): 0.93 

 

 

 

 



Calculating IZ: An Example 
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ZONE: R-5-B  

CONSTRUCTION TYPE: Stick 

LAND AREA: 10,000 sq. ft. 

TOTAL GROSS FLOOR AREA: 

21,600 sq. ft. or 2.16 FAR 

(the full 20% bonus density 

has been used) 

TOTAL RESIDENTIAL GFA + 

CELLAR & PROJECTION: 

22,100 sq. ft. 

NET RESIDENTIAL FLOOR AREA: 

20,500 sq. ft. 

RATIO (efficiency factor): 0.93 

 

 

 

 

Calculation 1: “Floor Area Calculation” 

Net residential floor area: 20,500 sq. ft. 

20,500 * 10% = 2,050 sq. ft. (net) 

Calculation 2: “Bonus Density Calculation” 

Total Gross Floor Area proposed: 21,600 sq. ft. 

(2.16 FAR) 

Matter of Right in the zone: 18,000 sq. ft. (1.8 

FAR) 

21,600 – 18,000 = 3,600 sq. ft.  

3,600 * 75% = 2,700 sq. ft. (gross) 

2,700 *0.93 (efficiency factor) = 2,511 sq. ft. 

(net) 

RESULT 

The larger number (Calculation 2) = 2,511 sq. 

ft.) is the minimum IZ required.   

Which is Greater? 



Common Mistakes in Filling it Out 
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Common Mistakes in Filling it Out 
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Let’s Go Through the Form: Section B 
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Let’s Go Through the Form: Section B 
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Let’s Go Through the Form: Section B 
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2605.2 The proportion of studio, efficiency, and one-bedroom inclusionary 

units to all inclusionary units shall not exceed the proportion of market-rate 

studio, efficiency, and one-bedroom units to all market-rate units. 



Let’s Go Through the Form: Section B 
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Low-income household – “a household of one or more individuals with a 
total annual income adjusted for household size equal to less than fifty 
percent (50%) of the Metropolitan Statistical Area median as certified by 
the Mayor pursuant to the Act.” 
  

 Moderate-income household – “a household of one or more individuals 
with a total annual income adjusted for household size equal to between 
fifty-one percent (51%) and eighty percent (80%) of the Metropolitan 
Statistical Area median as certified by the Mayor pursuant to the Act.” 



Common Mistakes in Filling it Out 
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Common Mistakes in Filling it Out 
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X 



Let’s Go Through the Form: Section C 
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Let’s Go Through the Form: Section C 
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Common Mistakes in Filling it Out 
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Common Mistakes in Filling it Out 
33 

2605.6  Inclusionary units shall not be overly concentrated on 

any floor of a project. 



Common Mistakes in Filling it Out 
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Common Mistakes in Filling it Out 
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If there are more than 10 IZ units or 

ADUs, use a supplemental sheet. 



Let’s Go Through the Form: Section D 
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Let’s Go Through the Form: Section D 
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Bedroom – a room with immediate access to an exterior window 

and a closet that is designated as a “bedroom” or “sleeping room” 

on construction plans submitted in an application for a building 

permit for an Inclusionary Development. 

This must be applied to all units so that there is an apples to apples 

comparison 



Let’s Go Through the Form: Sections E & F 
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Let’s Go Through the Form: Sections E & F 
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Let’s Go Through the Form: Section G 
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Let’s Go Through the Form: Section G 

(DCRA fills out) 
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Interior Finishes and Fixtures 

• IZ units must be comparably 

outfitted. 

• Provide a chart comparing 

market rate v. IZ units. 

• If all units will be outfitted 

identically, document this for our 

records. 

Make sure to pay the fee 

IZ units must be labeled on the 

floor plans. 



So the CIZC is Signed, Now What? 
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 DCRA’s building permit review will continue until 

completion. 

 Changing the location of IZ units after a CIZC has 

been completed and a building permit issued will 

require a revised building permit. 

 Down the road, the location of the IZ units will be 

listed on the the certificate of occupancy. 

 

 

 



So the CIZC is Signed, Now What? 
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 The Applicant must complete and record the IZ 

Covenant -- with the original CIZC included -- in 

coordination with DHCD. 

 Evidence of a recorded IZ Covenant must be 

presented to DCRA prior to issuing a CofO or the 

final inspection (for single family homes). 

 DCRA will inspect the IZ units for compliance prior to 

the issuance of the CofO. 

 

 



Final Tip 
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Tip: Always check the DCRA website to locate the 

latest versions of the application and instruction 

guide. The current CIZC has a date of 12/18/14. 

 



Contact Information 
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Paul W. Goldstein 

 

Program Analyst 

Office of the Zoning Administrator 

Department of Consumer and Regulatory Affairs 

Government of the District of Columbia 

1100 4th Street SW, Suite E340 

Washington, DC 20024 

Phone: 202-481-3556 

Email: paul.goldstein@dc.gov 

 


