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Background/Analysis 
 
When the Planning, Housing, and Economic Development (PHED) Committee considered Bill 34-17 
(Housing- Moderately-Priced Dwelling Units (MPDUs) - Amendments) on June 11, the Committee 
recommended deleting the bonus density table in Chapter 25A. The Committee recommended placing all 
bonus density provisions in the zoning code. ZTA 18-06 was introduced to implement the Committee-
recommended revisions to Chapter 25A pertaining to the density bonus provisions.  ZTA 18-06 would 
revise or establish Moderately Priced Dwelling Unit (MPDU) bonus density standards for certain 
Residential, Commercial/Residential, Employment, and Overlay zones and would generally amend 
provisions concerning MPDUs in the Zoning Ordinance. ZTA 18-06 uses the standards for bonus density 
currently in Chapter 25A and amends the Zoning Ordinance by allowing a project that includes 15 percent 
of the residential units as MPDUs to have a maximum bonus density of 22 percent. ZTA 18-06 would also 
apply a bonus density provision to optional method development in the R-200, R-90, R-60, R-40, and TLD 
zones (where currently there is not). In addition, bonus density would be calculated as units per acre 
versus units per acre of "usable area" of the site. The Planning Board approved ZTA 18-06 for transmittal 
to the County Council on July 19, 2018. 
 
PHED Committee Chair Nancy Floreen has proposed an amendment to ZTA 18-06 that would remove the 
22 percent cap on bonus density for certain Residential, Commercial/Residential, Employment, and 
Overlay Zones. The proposed amendment would allow three tiers of bonus density, dependent on the 
percentage of Moderately Priced Dwelling Units (MPDUs) provided. 
 

• Projects that provide more than 12.5 percent and up to 15 percent MPDUs are subject to the 
original provisions in ZTA 18-06 which would allow an .88 percent increase in density for every .1 
percent increase in MPDUs, resulting in a maximum 22 percent bonus for providing 15 percent 
MPDUs. 
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Description 

ZTA No. 18-06 amends the Montgomery County Zoning Ordinance to revise or establish Moderately-Priced 
Dwelling Unit (MPDU) density bonus standards for certain Residential, Commercial/Residential, Employment, 
and Overlay zones.  
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• Projects that provide more than 15 percent and up to 20 percent MPDUs will have their bonus 
calculated as .16 percent for every .1 percent increase in MPDUs, with a maximum 30 percent 
bonus density. For example, a development providing 16 percent MPDUs would earn a density 
bonus of 23.6 percent (a 22 percent bonus for 15 percent MPDUs plus a 1.6 percent bonus for the 
1 percent increase in MPDUs over 15 percent).  

• Projects that provide more than 20 percent MPDUs will receive an increase in density equal to 30 
percent plus 1 percent for each additional 1 percent of MPDUs provided in excess of 20 percent.  

 
Staff believes that the three-tiered bonus density system proposed in the amendment to ZTA 18-06 meets 
the County’s goal to further incentivize the production of affordable housing. The three-tiered system 
uses three different methods to calculate bonus density based on the percentage of MPDU provided in a 
manner that incentivizes affordable housing but is also sensitive to the amount of density given.   The 
current C/R and Employment zone rules regarding bonus density present a precedent to allow uncapped 
bonus density. The current C/R zone allows for projects that exceed 15 percent MPDUs to have the gross 
floor area of all MPDUs to be exempt from the calculation of FAR. Currently, Residential zones under 
MPDU development are allowed a modest bonus density in some zones and relief from development 
standards (minimum lot sizes are reduced, and additional unit types are allowed for development with 
MPDUs). While some may be concerned about the new uncapped bonus density in the Residential zones, 
it will be difficult to achieve any significant bonus in the Residential zones due to the various requirements 
of the zones (i.e. setbacks and minimum lot sizes).   
 
The amendment to ZTA 18-06 also includes a provision that allows projects in the C/R to receive public 
benefit points for providing more than 12.5 percent MPDUs, even in areas in which they are required to 
provide 15 percent MPDUs, except for the Bethesda Overlay Zone. Currently, projects are not allowed to 
receive public benefit points for amenities that are legally required.  Effective October 31, 2018, Planning 
Areas where at least 45 percent of the United States Census Tracts have a median income 150 percent of 
Montgomery County’s median income will have a legal requirement to provide 15 percent MPDUs. The 
Planning Areas currently included in this requirement are Goshen, Lower Seneca, Darnestown, Travilah, 
Potomac, North Bethesda, and Bethesda-Chevy Chase. Under the proposed amendment, projects in these 
areas will be allowed to receive public benefit points for providing 15 percent, even though it is legally 
required. Staff believes that this amendment is an important tool in further encouraging the production 
of affordable housing. This amendment is also consistent with the vision set forth in the recent Sector 
Plans that were approved by the Council, including the White Flint 2, Rock Spring, Grosvenor-Strathmore, 
and Westbard Sector Plans. These plans set 15 percent affordable housing as the highest priority public 
benefit for new residential development, which allows projects in these developments to receive their 
bonus density and public benefit points for providing 15 percent affordable housing.  
 
 

Attachments: 

A. Memo Councilmember Floreen 
B. Proposed Amendment Chart 
C. Draft changes to ZTA 18-06 
 

 



ATTACHMENT A





% MPDUs % Bonus Density

.88%, 22% + .16%, and 30% + .1% for 

every .1% increase in MPDUs 

12.5 0.00

12.6 0.88

12.7 1.76

12.8 2.64

12.9 3.52

13.0 4.40

13.1 5.28

13.2 6.16

13.3 7.04

13.4 7.92

13.5 8.80

13.6 9.68

13.7 10.56

13.8 11.44

13.9 12.32

14.0 13.20

14.1 14.08

14.2 14.96

14.3 15.84

14.4 16.72

14.5 17.60

14.6 18.48

14.7 19.36

14.8 20.24

14.9 21.12

15.0 22.00

15.1 22.16

15.2 22.32

15.3 22.48

15.4 22.64

15.5 22.80

15.6 22.96

15.7 23.12

15.8 23.28  

15.9 23.44

16.0 23.60

16.1 23.76

16.2 23.92

16.3 24.08

16.4 24.24

16.5 24.40

16.6 24.56

16.7 24.72

16.8 24.88
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16.9 25.04

17.0 25.20

18.0 26.80

19.0 28.40

20.0 30.00

Over 20.0 30.00 plus 1% for every 1% mpdus above 

20%



ATTACHMENT C
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