Sec. 27-140. Bonus provisions.
(a)

Purpose. The method and calculation ensures that new development will provide and/or contribute to those
amenities that enhance the urban quality of life and that balance or compensate in the form of bonus floor
area to achieve the desired density/intensity in this area. In order to receive consideration for granting of any
bonus in floor area, a property owner and/or developer must demonstrate compliance with the bonus
methodology and calculation, including the process and procedures, as set forth in this section. This section,
however, does not mandate the award of the bonus to the applicant.

(b)

Compliance. All new development, requesting CD-2, PD, PD-A, YC-9, or SH-PD zoning, within the CBD
Periphery, and/or within a future land use category that allows for potential bonus density and/or intensity
("FAR"), shall adhere to the regulations set forth in this section, in order to seek approval for such bonus.
Developments that have been granted bonuses by city council, per the provisions of this section, shall not be
granted any further administrative increase in floor area or unit count through section 27-138(7).

(c)

Review procedure. The developer/property owner(s) shall submit bonus cost incentive estimates to the
zoning administrator for review and evaluation during the rezoning or applicable process. The zoning
administrator shall determine compliance with the provisions set forth in this section and report findings to
city council for consideration. Subsequent to a bonus density/FAR and rezoning approval and prior to the
issuance of the first permit for vertical construction for the project, the developer/property owner(s) shall
submit certified materials and construction cost estimates to the zoning administrator for review of
compliance with the bonus-related rezoning conditions. If the zoning administrator finds that the approved
bonus calculations have not been met (amenities and/or dollars are deficient), the developer/property
owner shall disburse the remaining (deficient) dollar amount to an available city funding source for similar or
related public infrastructure, affordable housing, and/or public parking improvements. The
developer/property owner shall notify the zoning administrator of all disbursements made to the city. Any
disbursements made to a city fund as stated herein, shall not be refundable or reimbursable.

(d)

Bonus provision agreement. The developer shall prepare a draft bonus provision agreement describing the
nature and timing of the amenity or amenities proposed and penalty for noncompliance. The agreement
shall be entered into between the developer and the city prior to, or concurrently with, the second reading
public hearing of the related, proposed rezoning.

(e)

Site plan zoning condition. The developer shall include a zoning condition on the final site plan to be
submitted to the zoning administrator for certification that states the following, "Development shall comply
with the provisions set forth in section 27-140 regarding bonus density/FAR. Refer to the 'Bonus Provision
Agreement' that demonstrates compliance with section 27-140, approved/adopted concurrent with this site
plan zoning."

(f)

List of improvements and amenities to achieve bonus density/FAR. The City of Tampa recognizes the need for
certain improvements and amenities that generally enhance the urban quality of life. The list below
represents those bonus improvements/amenities, from which the developer/property owner may choose
any combination thereof to provide, in order to achieve an equivalent amount of bonus density/FAR, as
calculated pursuant to this section:
(1)

Provision of ten (10) percent of the project's dwelling units as affordable housing. Those units shall be
affordable to those buyers or renters who earn no more than eighty (80) to one hundred twenty (120)
percent of the area median income (AMI) for the City of Tampa, for a minimum of thirty (30) calendar
years from the date of the issuance of the certificate of occupancy for each individual unit deemed
affordable. Financial parameters shall be set forth in the developer's agreement for this provision, as
reviewed and agreed to by housing and community development, land development coordination and
the city attorney for sufficiency.

(2)

Use of unused developments rights, approved through the Transfer of Development Rights Program
procedures, set forth in section 27-141.

(3)

Contribute to or provide an improvement for use by the general public, located within a public
easement, public right-of-way, or on public property, within the same multi-modal transportation
impact fee district as the proposed development project, and which meets at least one (1) of the
following options (developments may use more than one (1) of the options below and achieve the
related bonus density/FAR for any/all improvements that meet the applicable criteria below):
Option 1:
a.

Identified in/on an approved, adopted, or accepted city plan for sidewalk(s), pathway(s), trail(s),
bike lane(s), and/or on-street parking space(s); and

b.

Identified on the city's current capital improvement plan;

Option 2:
a.

A physical connection to an improvement that meets the criteria of Option 1 above; and

b.

Such connection shall meet the minimum applicable standards set forth in the Florida Greenbook
for Pedestrian and/or Bicycle Facilities (most current edition);

Option 3:
a.

A physical connection to an improvement that meets the criteria of Option 1.a. above; and

b.

That connects to an improvement that was constructed as a city capital improvement; and

c.

Such connection shall meet the minimum applicable standards set forth in the Florida Greenbook
for Pedestrian and/or Bicycle Facilities (most current edition);

Option 4:
a.

A physical connection to an improvement that meets the criteria of Option 1.a. above; and

b.

That connects to an improvement that was constructed to achieve bonus density/FAR in
accordance with option in this paragraph; and

c.

Such connection shall meet the minimum applicable standards set forth in the Florida Greenbook
for Pedestrian and/or Bicycle Facilities (most current edition);

Option 5:

(g)

a.

Any proposed landscape and/or streetscape elements ("enhancements") associated with an
improvement that meets the criteria of Option 1 and/or 2 above (bonus achieved only for that
increment of value above the minimum city code standard(s) for such enhancements); and

b.

Such enhancements shall be of a compatible design to those enhancements to which the bonus
enhancements are connecting ("compatible" includes enhancements of an approved design
equivalent, subject to approval of the planning and urban design manager or designee).

(4)

Commitment to secure, and verification of award prior to certificate of occupancy, LEED Certification
for applicable rating system category, at silver or higher rating.

(5)

Provision of public parking (paid-parking is allowed), available and open to the general public, twentyfour (24) hours per day, year-round.

(6)

Transit operational support subsidy, provided in accordance with (g)(1) of this section.

(7)

Relocation and/or installation of all utilities (poles, wires, cables, conduit, and all related equipment)
underground, on-site and within all immediately adjacent rights-of-way. For properties with multiple
right-of-way frontages, bonus can be achieved equivalent to each right-of-way segment completed.

Bonus FAR methodology and calculation. The mathematical calculation, as described in subparagraph (3)
below, hereby establishes the method by which the city and the developer shall determine the amount of
bonus FAR to be considered for approval by city council. Generally, the formula provides a public subsidy to

offset the developer's added cost of including additional public enhancements, by allowing development
intensity beyond the base FAR of the subject "future land use" category. To achieve a "standardized" means
of calculation, the following components shall be used in the bonus FAR calculation:
(1)

The current "per square-foot sum" of the construction cost (see a. below) and the (average) market
land value shall equal the "development cost."
a.

Construction costs shall be based on a standard index and/or cost data. The city shall refer to the
most current publication of the International Code Council (ICC) "Building Valuation Data" or
similar, widely accepted, industry standard publication.

b.

The zoning administrator shall use the most current, average market land value ["AMLV"]
calculated for and within the applicable boundaries, as follows:
1.

The CBD Periphery, as adopted in the Tampa Comprehensive Plan;

2.

The applicable Urban Village boundary as identified in the Tampa Comprehensive Plan;

3.

The applicable special (zoning) district, overlay district, or CRA plan area.

If the subject property is not located within one of the boundaries described in 1.—3. above, the
AMLV shall be calculated by using:
4.

The most current market value, according to the Hillsborough County Property Appraiser's
records; or

5.

The most recent, recorded "sale(s) price" figure, according to the Hillsborough County
Property Appraiser's and/or Clerk of the Circuit Court records.

The final figure to be used as the (average) market land value in calculating the "development
cost" shall be the highest figure from the applicable options 1.—5. above.
(2)

In order to fine-tune the incentive, a cost factor is applied to either increase or decrease the impact. A
"bonus cost ratio" of 100:1 is hereby established, representing for every one dollar ($1.00) contribution
to an approved improvement/amenity from the list set forth in (f) above, the developer/property
owner is granted ten dollars one hundred ($100.00) in equivalent development dollars, which then
translates to bonus unit(s)/FAR, based on the proposed developments overall costs.

(3)

The following sample tables demonstrate the bonus density/FAR method and calculation:

Development Features:
Bonus Cost Ratio (within CBD Periphery)
Subject Site Land Area (in square feet (SF))
Average Market Land Value (AMLV) or Recent Sales
Price (RSP) per SF
Construction Cost (CC) per SF
Development Cost per SF: (DC = AMLV or RSP + CC)
Base FAR #
Potential Maximum FAR w/Bonus

100:1
Amount of Land SF
$ per SF
$ per SF
$ per SF
Refer to Future Land Use Category
Refer to Future Land Use Category

Bonus Incentive Calculation for Specific Development:
Subject Site Land Area (in square feet (SF))
Base FAR # for Subject Site (Subject Site SF × Base FAR)
Proposed FAR # (Subject Site SF × Proposed FAR)
Actual Bonus FAR in Gross Building Area (SF)
(Proposed FAR — Allowable FAR)

Amount of Land SF
Amount of Gross Floor Area SF (per Base FAR)
Amount of GFA SF (per Proposed FAR)
Actual Bonus FAR SF

Bonus Cost Ratio per Bonus SF (Bonus Incentive $)
(Ratio = DC/10)
Development Incentive $ for public
improvement/amenity (Bonus Incentive $ × Actual
Bonus FAR SF)

Bonus Incentive $/SF
Total Development Incentive $

Bonus Amenities ($) Proposed by Developer to be Applied to Bonus Incentive ($):
Total Development Incentive $ (public improvement)
(Bonus Incentive $ × Actual Bonus FAR SF)
Improvement/Amenity (e.g. land area × AMLV or RSP
+ $ expenditure)
Improvement/Amenity (e.g. cost of feature +
installation)
Transit Support Subsidy (e.g. cost/year per rider for 20
yrs. × projected population for project based on COT
P.P.H.)
Public Art (Note: For only development outside of CBD
& CD)
Balance:
(h)

Total Development Incentive $
($)
($)
($)
($)
$0

Miscellaneous formulas. Certain amenities may receive bonus credit for subsidies that the
developer/property owner(s) provides for multiple years. These amenities are calculated based on the
following methods:

Transit support subsidy. To provide transit support subsidy dollars as a bonus amenity, the developer/property
owner(s) shall fund on either an annual basis or as a lump sum payment, the cost per rider based on the projected
population, or fraction thereof, of the subject project. The subsidy shall be provided for a period of no less than
twenty (20) years with the first annual payment made to Hillsborough Area Regional Transit Authority prior to the
issuance of the first certificate of occupancy for the development. To calculate the "total bonus credit" for a transit
support subsidy, follow Steps One (1) through Three (3) below:
Step One
Persons Per Household × # of Units
in Project Projected Population

Step Two
Projected Population × Current
Cost per Rider Bonus Transit
Subsidy

Step Three
Bonus Transit Subsidy × 20 (years)
Total Bonus Credit

Notes:
1. Current cost per rider figure shall be provided by Hillsborough Area Regional Transit Authority.
2. Projected population shall be derived from the City of Tampa's most current "persons per household" figure.
3. If a transit subsidy is being requested in order to provide less than the required rate of parking for a
development, then said subsidy shall be equal to the cost per rider for the projected population for those units
that are not provided the required parking or increment thereof.
(i)

Maintenance. Bonus credit shall be given for expenditures (both labor/operating and capital) related to
maintenance of those amenities used in the bonus calculation. The developer/property owner shall provide
an estimate for the total maintenance expenditures, subject to the following:
(1)

Credit may be given for areas designated for full public access and only for that portion of the feature
that exceeds the minimum standards of city code.

(2)

Said estimate shall be calculated for a period not to exceed twenty (20) years.

(3)

(j)

Said estimate shall include a separate calculation for the labor/operating maintenance expenditures.
These expenditures shall not exceed fifty (50) percent of the total dollars for maintenance and shall be
expressed in present dollars.

Bonus provisions review. The city may review the "bonus improvements/amenities" list and related
requirements to determine any change in community needs/desires and general relevance to current market
conditions. All proposed text amendments shall follow the process as defined in section 27-149. Said review
may include amenity and bonus cost/benefit analyses that consider the following factors:
(1)

Any changes to the bonus cost ratio (multiplier).

(2)

Public benefit derived from bonus improvements/amenities.

(3)

Developer benefits derived from bonus improvements/amenities vs. bonuses received.

(4)

Negative impacts that result from bonus gain(s) (traffic congestion, air quality, visual impacts, etc.).

(5)

Addition, elimination, and prioritization of the items on the bonus improvements/amenities list.
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