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Background

RA-1 - Residential Apartment zone intended to
permit flexibility by allowing low- to moderate-
density residential development, including
detached houses, row houses, and low-rise
apartments.

A new one-family detached and semi-detached
dwelling is allowed by-right.

A new rowhouse, flat (a building with two
principal units) or multi-family building requires
special exception review, subject to conditions
by the Board of Zoning Adjustment (BZA).

Additions to existing multi-family buildings also
require review by the BZA.
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RA-1Zone Goals

Analysis of RA-1 purpose and intent
Identify ANC and community concerns
Refinement of development standards

Add clarity and certainty to reviews

Allow rowhouses and flats by-right

Promote flexibility for new, diverse
development

Allow limited expansions of
apartment buildings by-right

No rezoning of property




RA-1Development Standards
S - R

F 8201 0.9 (Max. By-Right) VotuntaryZ devetopmentstrequire

Density (Floor Area Ratio - 1.08 (Max. for 12) spectatexception
FAR) Voluntary IZ developments require

special exception

F §202 * As determined by BZA for all For new record lots/development:
Lot Dimensions buildings (special exception) Min. lot width: 18 ft.
* Lot area: 1,800 sq. ft. min. (Row Min. lot area: 1,800 sq. ft.
homes only) Min. lot width (1Z): 16 ft.
Min. lot area: 1,500 sq. ft.

F 8§ 203 40 ft./3 stories None Anticipated
Height

F § 205 12 ft./1 story (for 3 or more units) None anticipated
Penthouse and Rooftop
Structure

F § 207 20 ft. min. None anticipated
Rear Yard




RA-1Development Standards

F 8208 » 8 ft. for detached or semi- 4 or less units (conforming)

Side Yard detached single- or two-family * Detached: Two 8 ft. side yards;
dwellings * Semi-detached: One 8 ft. side yard
One side yard of not less than 8
feet, except for an apartment 5 or more units
buildings with 3 or more dwelling Two 8 ft. side yards (Must be detached or

units per floor, in which case Spec. ex.)
2 side yards shall be provided.
* No side yard for row dwellings. AlLRA-1 Development

For existing non-conforming side yard(s), an
addition may be made to the building;
provided, that the width of the existing side
yard shall not be reduced and the width of
the side yard adjacent to the addition shall
be a min. of 5 ft. (All other RA zones currently
require a min. 3 ft. side yard for additions)




RA-1Development Standards

Existing Regulations

§210 * 40% (Matter of right)
Lot Occupancy * 70% (By special exception)

§211 0.4 GAR minimum
Green Area Ratio
(GAR)

C 8701 Min. * 1 perprincipal dwelling
Vehicle Parking Req. * 1 per 2 dwelling units
* 1 per 3 dwelling units in excess of 4
units

Potential Changes

None anticipated

None anticipated

None anticipated




RA-1Use Permissions

Matter-of right uses U § 401 — New Residential Developments

Currently:

Detached and semi-detached dwellings are permitted by-right.

New row dwellings and new, or expansion of existing, apartment houses
require approval by the BZA.

Proposed Change:

Detached, semi detached and row dwellings would be permitted by-right.

Apartment buildings of 4 units or less would be permitted by-right.

New Apartment buildings of more than 4 units would require BZA approval.



RA-1Use Permissions

Matter-of right uses U § 401 — Renovations & Limited Expansions

Currently:

Renovation of an existing apartment building that increases the number
of dwelling units requires approval by the BZA.

Proposed Change:

Multiple Dwelling developments may:
Be repaired and renovated,;

Expand structurally only to add or expand habitable rooms to existing units;
and

Increase the number of unit in space previous not used for habitable rooms.



RA-1 New Residential Development BZA Review U S 421

Current Special Exception Filing Requirements:

Applicants submittheir proposals for new Row or
Apartment houses to the BZA for review. ANCs,
neighbors, OP and other disctrict agencies provide
comments and feedback.

Site plan and set of typical floor plans and elevations;
Grading plan (existing and final);

Landscaping plan; and

Plans for all new rights-of-way and easements.

Proposed Special Exception Filing Requirements:

Existing and proposed site plans of the property;
Architectural plans including:

. Floor plans of each level and roof;

* Elevations;

e Sectionaldrawings

Streetscape/alleyway photos;

Sun/shadow study; and

Plans orillustrations showing the proposal in relation to
adjacent properties including the alignment of windows

and building entrances in relation to adjacent residential
buildings.

For developments on property 20,000 SF or greater:

Existing and final grading plans;
Plans for all new rights-of-way and easements; and

A statement of justification which examines the proposed
development in relation to adjacent properties and the
surrounding neighborhood context.




Timeline and Process
(Proposed)

Public Zoning Zoning
Outreach/

c Zon_lng_ Commission Commission
Application ommission Public Final
Setdown

Submitted Hearing Decision

January 5, 2026

. (rescheduled from
2025 2025 2025)

il EIaLel Zoning Commission
to amend RA-1 text 9

on June 3. 2025. will take a vote. to take
’ proposed action on
the petition. Notice of
Public Hearing
distributed August 8,
2025. Hearing open
for public comment.

Virtual open houses
for all ANC
commissioners;
Public comments

The Zoning
Commission will

The Zoning Second round of take final action

Commission voted two virtual ANC
to setdown the meetings.
proposed
amendments

submitted via email:
raltextamendment

@dc.gov; Social
Media; RA-1

webpage

during a public
meeting. (No
public comment)

for a public hearing
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Amend Alley Lot Regulations

. Subdivision
- Reduce alley width requirement
- Special Exception process

. Uses
- Residential in low density zones
. Second unit based on lot size

- Development Standards

- Reduce maximum lot occupancy
in R-1 and R-2
- Larger yards in R-1 and R-2




Zoning Commission, BZA, and Comp Plan Direction

- Previous alley lots text amendment - ZC #19-13
- Zoning Commission asked OP to further study alley lots

- BZA, property owner, and agency feedback to date

Development costs unique to alley lots
Residential uses in low density zones
DC Water — safer to have more than 1 uniton a line

- Comprehensive Plan Consistency
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What is an Alley Lot?

An alley lot is a lot that has no frontage
on a street, only frontage on an alley.

What is not an Alley Lot?

A lot that has frontage on a street is
not an alley lot.
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Where are the District's
Alley Lots?

Capitol Hill and Georgetown
Older neighborhoods north of downtown
Many ANCs have very few

Total

1,897

Most

ANC 6B — 198, ANC 2E — 180

Fewest

ANC 8D — 1, ANC 8E -1




Subdivision Regulations

[ b | Poposed

New Alley Record Lots
Alley Width Min. 24 ft. 15 ft.

Lot Area Min. Same as street facing lots, or No change
1,800 sq. ft. if there is no standard

Alley Frontage Min. 14 ft. No change

Existing Alley Record Record Lots may be combined No change
Lots without meeting above standards

Existing Alley Tax Lots Can be converted to Record Lots No change
as a MOR or by Special Exception

Special Exception N/A The BZA can grant relief to the
above standards




Use Permissions — Residential Zones

| cumem | Proposea

R-1 and R-2 Zones * No residential permitted * One unit per lot
» Accessory unit MOR if the lot meets the

R-3 Zones One unit per lot area minimum
Accessory unit by Spec. Ex. if less than
area minimum

RF Zones One unit per lot Two units MOR if lot > 1,800 sq.ft.

Two units by Spec. Ex. if <1,800 sq.ft.

RA Zones One unit per lot Two units per lot

Residential Use — MOR - 24 ft.-wide alley OR 15 ft.- MOR - 15 ft.-wide alley
Alley Width wide alley within 300 feet of a street

Spec. Ex. — No minimum alley width Spec. Ex. — No change

All Residential Agriculture, Artist Studio, Camping, Add Home Occupations
Zones — Other Uses Community Solar Facility, Vehicle Parking,

Short term rental as an accessory use,

Storage (special exception)




Use Permissions — Commercial Zones

Current Proposed

All non-residential zones + Same uses as the rest of the zone * No change

(for example, MU zones)

90020
G
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Development Standards — R Zones

I = S R R

Lot Occupancy
(based on lot area)

AllR Zones

* <1,800 sqg. ft. - No Maximum
* 1,800 to 2,000 sq. ft. -=90%

* >2,000sqg.ft.-80%

AllR Zones
* 5 ft. from any non-alley lot

R-1 and R-2 Zones

e <3,000 sq.ft.—80%

e 3,000 -5,000 sq. ft. - 60%
* >5,000sq.ft.-40%

R-3 Zones

* No change from existing

R-1 Zones

» 25 ft. from the rearyard of a
street-facing lot; 8 ft. from any
other lot line

R-2 Zones

e 20ft. and 5 ft.

R-3 Zones

* No change (clarification only)

e 22 ft.




Development Standards — RF Zones

Existing Proposed

Lot Occupancy < 1,800 sqg. ft. - No Maximum * Nochange
(based on lot area) 1,800 to 2,000 sqg. ft. —90%
> 2,000 sq. ft. - 80%

Yards 5 ft. from any non-alley lot * No change (clarification only)
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Development Standards — RA Zones

Lot Occupancy
(based on lot area)

Yards

Existing

* None prescribed

* 5ft. from any non-alley lot

Proposed

< 1,800 sf— No Maximum
1,800 to 2,000 sf-90%
> 2,000 sf-80%

No change (clarification only)
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Development Standards — All Residential Zones

Existing Proposed

Section 5201 — Catch-All * Relief available for: * Relief also available for:
Special Exception * Yards * Lot Occupancy

* Alley centerline setback
* Pervious surface
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Development Standards — MU Zones

Lot Occupancy

Yards

Existing

None prescribed

5 ft. from any non-alley lot

MU-6, 8, 9, 10 and 15 - 30 ft.
and 3 stories

All other MU zones - 20 ft. and
2 stories

Proposed

No change

No change (clarification only)

No change

22 ft. and 2 stories
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Next Steps

Continue outreach with owners
Final edits to draft zoning text

Prepare report to the
Zoning Commission

Zoning Commission public
hearing January 12, 2026
(Rescheduled from November
13, 2025)

Further refinements based = =
on feedback during the public 2 50 S
hearing ;




Alley Lot Text Amendment

Comments/Questions

e Experiences with alley lot development?

e Challenges or opportunities for alley lots?

e Website: Alley Lots Zoning Text Amendment

planning.dc.gov >> Zoning Reviews >> Alley Lots

e Email: alleylots@dc.gov

25
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Appendix
Lot Area Minimums — Existing

Zone Minimum Lot Area (MOR)
7,500 sq. ft.
5,000 sq. ft.

3,000 sq. ft. (semi-detached)
2,000 sq. ft. (row)
1,800 sq. ft. (row)
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Appendix
Number of Alley Lots by ANC

Estimated # Estimated # Estimated # Estimated #
of Alley of Alley of Alley of Alley
Lots Lots Lots Lots

34 17 2

64 19 44
14 51 13

11 21 26
26 25
41 19
39
9 20
8 61
59
23 64
53 68




Appendix
Number of Alley Lots by Zone

| OtherRATotal | 8
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