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The MPDU program provides optional incentives to offset the cost of providing additional MPDUs. 
1. Bonus Density: The most commonly used incentive is bonus density. Chapter 59 (the Zoning Code) has a three-tiered bonus density system that reads:
a. Except in the Bethesda Overlay zone, residential density may be increased above the mapped residential FAR by:
i. 0.88 percent for each 0.1 percent increase in MPDUs above 12.5 percent, up to and including 15 percent.
ii. 22 percent plus 0.16 percent for each 0.1 percent increase in MPDUs above 15 percent, up to and including 20 percent; or
iii. 30 percent plus 0.1 percent for each 0.1 percent increase in MPDUs above 20 percent.
iv. Link to revised bonus density chart for each tier
b. There is no cap on bonus density. 
c. Here’s an example from a real project in the North Bethesda area to illustrate how bonus density is calculated: 
i. Initial residential density equals 1,726,451sf, project provides 15 percent MPDUs. 
ii. 15 percent MPDUs allows a 22 percent bonus density
iii. Bonus density = 384,219sf (1,726,451 x .22)
iv. Total residential density (including bonus density) = 2,130,670sf
2. Additional Height: If a project exceeds 12.5 percent MPDUs, the height limit of the applicable zone and master plan does not apply to the extent required to provide the MPDUs. 
a. The additional height is calculated as the floor area provided for MPDUs above 12.5 percent divided by the average residential floor plate area, where each whole number and each remaining fraction allows an increase of 12 feet.
i. Here is an example from a project in the Chevy Chase Lake area that provided additional MPDUs to receive additional height. 
1. Average residential floor plate of the project is 20,000sf
2. 14,700sf of gross floor area for additional MPDUs over 12.5 percent. 
3. 14,700/20,000 = 0.735
4. Increase of 1 extra floor (12 feet) 
3. Public Benefit Points[footnoteRef:1]:  Projects are permitted to earn 12 points for every 1 percent of MPDUs greater than 12.5 percent.  [1:  The Optional Method of Development is a zoning process used in some Commercial/ Residential (C/R) and Employment zones that encourages comprehensive planning and mixed-use development. Under the optional method, higher densities are allowed in exchange for significant public amenities and facilities to support that additional density. Optional method applications must provide public benefits from at least the number of benefit categories and for at least the minimum number of points indicated in the Zoning Ordinance tables
(Section 4.5.4.A.2 and Section 4.6.4.A.2), regardless of whether the full density allowed by the zone is
realized. No proportional allocation of density and public benefits is allowed.] 

a. If you provide 20 percent MPDUs, you are not required to provide any other category of public benefit points for optional method projects in the C/R and employment zones.
b. For projects that have a requirement to provide 15 percent MPDUs, projects are still permitted to earn public benefit points for providing more than 12.5 percent, even though it is required. As Section 4.7.1.B states, “Except for providing MPDUs exceeding 12.5 percent of a project's dwelling units, granting points as a public benefit for any amenity or project feature otherwise required by law is prohibited.”
4. Impact Tax Waivers (for more than 25 percent MPDUs)
a. If you provide 25 percent MPDUs, development projects are exempt from impact taxes equal to the lowest standard impact tax in the county for the applicable dwelling type. 
i. As an example, impact taxes are generally the lowest in the infill impact areas (schools), and red policy areas (transportation). Projects with 25 percent MPDUs built in those areas will have all their impact taxes waived. Projects built in the turnover impact areas (schools) and orange, yellow, and green policy areas (transportation) would have the amount of impact taxes charged in infill impact areas and red policy areas waived from the total impact taxes charged, but it would not be a full waiver.
b. Recent changes made through the 2020 update of the Growth and Infrastructure Policy ensured that any affordable housing project that had affordable units outside the MPDU program would have to put their affordable units into the MPDU program to receive the waiver. The reasons for this are that the MPDU program generally has a longer a control period than many state and federal affordable programs, like the Low-Income Housing Tax Credit (LIHTC). 

