


MOUNT PLEASANT, UTAH
ORDINANCE 2025-10
MEDIUM-HIGH DENSITY RESIDENTIAL OVERLAY ZONE

AN ORDINANCE AMENDING CHAPTER 16 OF TITLE 10 OF THE MOUNT PLEASANT MUNICIPAL CODE TO ESTABLISH A MEDIUM-HIGH DENSITY RESIDENTIAL OVERLAY ZONE.

RECITALS
WHEREAS, pursuant to Utah Code Ann. § 10-1-201 Mount Pleasant City (“the City”) is a Utah municipal corporation and political subdivision of the State of Utah;
WHEREAS, pursuant to Utah Code Ann. § 10-3b-401 the Mount Pleasant City Council (“the City Council”) is the legislative and governing body of the City;
WHEREAS, pursuant to Utah Code Ann. § 10-9a-103(31) the City Council, in addition to being the legislative and governing body of the City, is also the Land Use Authority vested with the power to enact all Land Use Regulations and make all Land Use Decisions within the City unless the latter administrative power is delegated to another body or person;
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The Medium-High Density Residential Overlay Zone is established to encourage the development of a variety of housing types at moderately high densities in appropriate locations within the community. The purpose of this overlay is to expand housing options, support efficient land use, and promote livable neighborhoods while maintaining compatibility with existing development patterns. This overlay is intended to:
A. Encourage infill development and redevelopment on underutilized parcels with adequate infrastructure.
B. Support the availability of diverse housing choices, including single-family dwellings, townhomes, multiplexes, and small-scale multi-family.
C. Ensure new development complements the character of surrounding neighborhoods through site design, building scale, and landscaping.
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The requirements of this section shall apply to any Medium-High Density Residential Overlay within the City. Such requirements shall not be construed to prohibit or limit other applicable provisions of this Title, this Code, or other laws, except to the extent the requirements of this section alter such provisions.
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The Medium-High Density Residential Overlay may be used in combination with the R-S or R-A zone, subject to the requirements of this section.
A. Provisions Supplementary: The provisions of the Medium-High Density Residential Overlay shall be supplementary to the provisions of the zone with which it is combined and shall not be applied to any land area as an independent zone.
B. Zone Designation: The MHDR Overlay designation shall be shown on the official zoning map in parentheses as a suffix to the zone designation with which it is combined. For example, if the MHDR Overlay is combined with the R-S Single-Family Residential Zone, it would be designated on the official zoning map as “R-S (MHDR).”
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A. Minimum Area: The MHDR shall require a minimum of one-half (.5) acres.
B. Maximum Overlay Area: The MHDR Overlay shall not apply to an area greater than five (5) contiguous acres.
C. Contiguous Property Under Common Control: For purposes of this section, all contiguous parcels under common ownership or control, whether or not divided by a street, shall be considered a single parcel when determining compliance with the maximum acreage limitation.
D. Lookback Provision: Any MHDR Overlay application submitted within five (5) years of a prior MHDR Overlay approval for property under common ownership or control, and located within one thousand feet (1.000’) of such property, shall be considered part of the same overlay area for purposes of calculating the maximum acreage.
E. Intent: The acreage limitation in this section is intended to ensure that the MHDR Overlay functions as an infill and transitional zoning tool and is not applied to large-scale development areas more appropriately reviewed under the Planned Unit Development Overlay Zone.
F. Maximum Density: The maximum density in the MHDR Overlay shall not exceed twelve (12) units per acre, except as provided for Tiny Home Developments under Section 10.16.040.8. Overlay density shall be calculated based on the gross acreage of the property, including all land within the boundaries of the project, but excluding existing public rights-of-way.
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Within the boundaries of an approved Medium-High Density Overlay Zone, only the following uses from the underlying residential zone shall be allowed. All other uses permitted or conditional in the underlying zone are prohibited unless explicitly listed in this section or in Section 10.16.040.6.
A. Permitted Uses:
1. Single-family dwelling, detached.
2. Utilities (line and rights of way only).
B. Conditional Uses:
1. Parks.
2. Two-family dwellings
3. Utilities (except lines and rights of way).
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In addition to the modified uses from the underlying zone, the Medium-High Density Residential Overlay Zone shall permit a range of “missing middle” housing types. These include the following:
A. Duplex: A residential structure containing two separate dwelling units in a side-by-side or stacked arrangement.
B. Triplex/Fourplex: A single building containing three (triplex) or four (fourplex) dwelling units, each with its own entrance and kitchen.
C. Cottage Court: A group of small, detached or semi-detached dwellings arranged around a shared courtyard or green space, typically under common management or on a single parcel.
D. Single-Family Attached (Townhomes): A single-family dwelling unit sharing one or more common walls with another unit. Each unit is situated on a separate lot and features its own entrance.
E. Tiny Home Developments: A development of small footprint homes, typically less than 400-600 square feet, clustered in a compact layout with common amenities.
F. Prohibited Uses: Mobile homes, manufactured homes built to HUD standards, single-wide or double-wide trailers, recreational vehicles (RVs), or park model trailers shall not be considered “tiny homes” for the purposes of this overlay and are prohibited within the Medium-High Density Residential Overlay Zone.
Projects may include any combination of the housing types listed in this section, provided all applicable physical standards are met and the overall project complies with Section 10.16.040.4(F), except as modified for Tiny Home Developments in Section 10.16.040.8(A)(3).
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	Use Type
	Min Lot Area
	Min Lot Width
	Setbacks (Front/Side/Rear)
	Max Building Height
	Max Building Coverage

	Single-Family Detached
	3,500 sq ft per unit
	35 ft
	15ft / 5ft / 10ft
	28ft (2 stories)
	50%

	Duplex
	7,000 sq ft total lot
	50ft
	15ft / 6ft / 10ft
	30ft (2 stories)
	55%

	Triplex/Fourplex
	10,500 sq ft / 14,000 sq ft
	60ft
	15ft / 8ft / 10ft
	35ft (2.5 stories)
	60%

	Cottage Court
	10,000-14,000 sq ft per cluster (3-4 units)
	60ft (shared court)
	10ft (perimeter) / 5ft (unit separation)
	20ft (1.5 stories)
	40% per unit (court-wide max 60%)

	Single-Family Attached (Townhome)
	3,200-3,600 sq ft per unit lot
	20ft per unit
	10ft / 0ft (shared wall) / 10ft
	35ft (2.5 stories)
	65%

	Tiny Home Development
	See Section 10.16.040.8 (Tiny Home Development Standards)
	20ft (may be reduced to 16ft for clustered court layouts meeting 10.16.040.8(A)(2))
	5ft / 5ft / 5ft
	18-20ft (1 story + loft)
	50% per unit (max site coverage 60%)
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The following standards apply to any development utilizing the Tiny Home Development option identified in Section 10.16.040.7. These standards are intended to ensure that tiny home communities are well-designed, compatible with surrounding neighborhoods, and provide long-term livability.
A. Lot and Density Standards:
1. Standard Minimum Lot Area: Each tiny home shall be located on a lot or unit pad of not less than 2,500 square feet.
2. Alternative Minimum Lot Area: The minimum lot or unit pad area may be reduced to 1,500 square feet if all of the following are provided:
a. At least twenty percent (20%) of the gross project area shall be dedicated as common open space.
b. A shared courtyard, green, or amenity area shall be centrally located and accessible to all residents.
c. A legally binding maintenance mechanism, such as a homeowners’ association (HOA), property owners’ association (POA), or provisions within a development agreement approved under Section 10.16.040.13, shall be established to ensure ongoing upkeep of shared facilities and open space.
3. Density Exception: 
a. Tiny Home Developments may exceed the maximum density of twelve (12) units per acre, up to a maximum of eighteen (18) units per acre, provided the project complies with the requirements of subsection 2 (Alternative Minimum Lot Area).
b. Projects utilizing this density exception must also provide a minimum of one shared community amenity (e.g., community building, pavilion, garden, or playground) for every ten (10) dwelling units.
B. Setbacks and Building Standards
1. Tiny homes shall comply with the setbacks in Section 10.16.040.7, except that:
a. Interior unit-to-unit separation may be reduced to three feet (3’) if fire code compliance is maintained.
b. Unenclosed porches, decks, or stoops may encroach up to five feet (5’) into required front or rear setbacks and up to two feet (2’) into side setbacks, provided fire code clearances are maintained.
2. Maximum building height shall not exceed twenty feet (20’), except architectural elements (e.g., dormers, cupolas) may extend up to twenty-two feet (22’).
C. Architectural and Design Standards
1. No more than three adjacent units shall have substantially identical exterior designs.
2. Variation in color, roof pitch, or materials shall be provided to create visual diversity.
3. Skirting of tiny homes on wheels is required using durable, architectural materials.
4. Roofing materials shall be non-reflective and compatible with the residential character.
D. Landscaping and Open Space
1. At least fifteen percent (15%) of the gross project area shall be landscaped open space (in addition to private yards).
2. Perimeter landscape buffers of at least ten feet (10’) shall be provided adjacent to existing residential zones.
3. Shared open space shall be improved with grass, native plants, hardscape, or amenities – not left unimproved.
E. Parking and Access
1. Off-street parking shall be provided at a ratio of 1.5 spaces per dwelling unit. The City may approve a reduction to 1.0 spaces per dwelling unit where on-street supply, shared parking, or proximity to services is demonstrated.
2. Parking shall be clustered in courts or located behind units; individual front-yard driveways are discouraged.
3. Parking areas shall be screened from public rights-of-way and adjoining residential lots by buildings, landscaping, or fencing at least four feet (4’) in height.
4. Pedestrian circulation shall connect all dwellings, shared open spaces, parking courts, and public streets with accessible paths.
F. Community Amenities and Management
1. Tiny Home Developments of ten (10) or more units shall provide at least one shared amenity (community building, pavilion, garden, or playground).
2. A homeowners’ association, property owners’ association, or similar entity shall be established to maintain common open space, shared facilities, and private drives.
3. A development agreement or CC&Rs shall be recorded prior to final plat approval to ensure long-term maintenance obligations.
G. Clarification on Tiny Homes: For purposes of this section, a “tiny home” shall mean a small dwelling unit constructed in compliance with the International Residential Code (IRC) or other applicable building code adopted by the City. Tiny homes on wheels may be permitted only if built to ANSI or NFPA standards and placed on a permanent foundation with appropriate skirting as required in Subsection C. Mobile homes, HUD-code manufactured housing, single-wide or double-wide trailers, and recreational vehicles are expressly prohibited.
10.16.040.9	APPLICATION REQUIREMENTS
Each application for a Medium-High Density Residential Overlay shall include the following:
A. Application Form and Fee:
1. A completed application signed by the property owner or authorized agent.
2. Payment of applicable fees.
B. Written Narrative:
1. A statement of intent describing the proposed development, including:
a. Housing types proposed.
b. Targeted density (units per acres).
c. Explanation of how the proposal meets the intent of the MHDR Overlay.
d. General compatibility with surrounding development.
C. Conceptual Site Plan:
1. A scaled diagram showing:
a. General lot layout and building types.
b. Proposed access points and internal circulation.
c. All proposed public or private roadways.
d. General location of parking and open space areas.
e. Approximate building footprints and setbacks.
f. Locations of anticipated utility easements or service corridors.
D. Development Summary Table:
1. Summary of:
a. Proposed number and type of dwelling units.
b. Approximate density.
c. Estimated land area for buildings, open space, landscaping, and parking.
d. Phasing plan (if applicable).
E. Topographic Map:
1. Existing topography at two-foot (2’) contour intervals, or as otherwise determined sufficient by the Zoning Administrator.
F. Preliminary Utility and Infrastructure Concept:
1. General explanation of how the site will be served by water, sewer, and storm drainage.
2. Identification of any major off-site improvements anticipated.
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The City staff shall receive and check the MHDR application for general compliance with this section and required submissions. If the MHDR application is not complete or not in general compliance, the City staff shall notify the applicant and specify the deficiencies in the application. If the submission is complete and in general compliance, the application shall be forwarded to the Planning Commission for their review and possible recommendation.
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Once the staff review of the application has been completed, the City staff shall forward the MHDR Overlay application to the Planning Commission for review and possible recommendation.
A. The Planning Commission shall hold a public hearing on the MHDR Overlay and shall provide adequate public notice as required by Utah State Code.
B. The Planning Commission shall review the application and shall forward a recommendation to the City Council to approve, approve with conditions, or deny the application. In making its recommendation, the Planning Commission shall consider whether the proposed overlay fulfills the intent and goals outlined in the Purpose section and meets the following standards:
1. General Plan Consistency: The proposed overlay supports the goals, policies, and future land use designations of the City’s adopted General Plan.
2. Site Suitability: The subject property is appropriate for the proposed housing types in terms of location, access, topography, and surrounding land uses.
3. Availability of Infrastructure: Adequate public services and infrastructure – including but not limited to water, sewer, storm drainage, and roadways – are available to serve the proposed development, or will be made available as a condition of development.
4. Purpose and Intent of Overlay: The proposal is consistent with the purpose and intent of the MHDR Overlay Zone and provides a clear community benefit through expanded housing options and efficient land use.
5. Neighborhood Compatibility: The proposed housing types, layout, building scale, and site design are compatible with adjacent land uses and zoning, or appropriate transitions, buffering, or mitigation measures are provided.
6. Site Design Feasibility: The conceptual site plan demonstrates that the proposed development can be accommodated on the site in compliance with applicable physical standards and without excessive reliance on variances or modifications.
7. Traffic and Access: The proposed development will not result in unreasonable traffic congestion or safety hazards, and provides for safe and adequate access to public roads.
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After reviewing the MHDR Overlay application, the Planning Commission shall forward its recommendation to the City Council for review and possible approval.
A. Final Action: The City Council shall take final action on the MHDR Overlay application. The City Council shall review the application for compliance with this section and shall approve, approve with conditions, or deny the MHDR application.
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The City Council may require a development agreement as a condition of approval for projects involving multiple phases, parcels, or public infrastructure improvements. The agreement may address the timing of construction, delivery of amenities, architectural standards, or other commitments necessary to ensure consistency with the approved overlay. The development agreement shall be recorded against the property prior to final plat approval, if applicable.
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Compliance with this section does not exempt any applicant from meeting the subdivision requirements outlined in Title 11 of this Code.


Severability Clause: Should any part or provision of this ORDINANCE be declared by the courts to be unconstitutional or invalid, such decision shall not affect the validity of the ORDINANCE as a whole or any part thereof other than the part so declared to be unconstitutional or invalid.
Effective Date: This Ordinance shall be in full force and take effect on _______________, 2025
Repealer Clause: All Mount Pleasant City ordinances or resolutions or parts thereof, which are in conflict herewith, are hereby repealed.
PASSED AND APPROVED this _____ day of ________________, 2025.


							Attest:

___________________________________		____________________________________
Michael Olsen, Mayor			 	Natalie Crosby, Recorder


City Council Member Russell Keisel			Yea____ Nay____ Absent____
City Council Member Paul Madsen			Yea____ Nay____ Absent____
City Council Member Rondy Black 			Yea____ Nay____ Absent____
City Council Member Lynn Beesley			Yea____ Nay____ Absent____
City Council Member Cade Beck			Yea____ Nay____ Absent____

RECORDED this ____ day of _________________, 2025.
PUBLISHED OR POSTED  this ____ day of _________________, 2025. 







