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1. Project Overview and Summary
A. Project Overview
The City of Cedar Hill has begun a project to draft new development regulations for the City
Center area, which is composed of the Uptown Village, Midtown, and Historic Downtown subdistricts. The new City Center Development Code (CCDC) is being prepared to help
implement the newly adopted City Center Development Plan (CCDP).
Most of the City Center area is currently governed by the Local Retail (LR) and Old Town (OT)
base zone districts as well as the Uptown Overlay (UT). Portions of the City Center area also
fall within the Single-Family Residential – 7,000 (SF7) and Neighborhood Service (NS) base
zone districts. Collectively, these districts do not directly align with the boundaries of the subdistricts proposed in the CCDP and are not well-suited to implement the vision set forth in the
CCDP to establish “[a] premier transit-oriented destination, building upon unique local
character, promoting community interaction, and expanding local opportunities for a
sustainable future.” While the UT promotes and encourages a mix of commercial and
noncommercial uses, the OT requires conditional use permit approval for development of
various housing types, and the LR does not permit development of residential uses. These
existing limitations inhibit truly mixed-use development of various scales throughout the City
Center area, which is a critical element of the plan.
This assessment report reviews the existing regulations and recommends a range of new
zoning tools in order to move City Center towards its vision, including but not limited to:
•

New zone districts that better match the policy goals of the CCDP;

•

An expanded list of allowed uses to achieve the plan’s intended diverse use mix;

•

New building and streetscape design standards to enhance existing character and
ensure adequate connections to and through City Center, and

•

An improved organization and format to ensure that the CCDC is user-friendly.

The City retained Clarion Associates to assist with drafting the new CCDC, and to bring our
experience and perspective from working with communities throughout Texas and the nation.
The CCDC process was initiated in April 2016 with an independent analysis of the City’s
existing Zoning Ordinance. We also conducted interviews with stakeholders such as City staff
from Planning, Engineering, Tourism, and the Police Department; elected and appointed
officials, including the Mayor, City Manager, and City Councilors; members of the City Center
Citizen Advisory Committee (CAC); and local residents, developers, and business owners. We
also built on a prior report prepared by our firm, “Mixed-Use Transit-Oriented Development
Zone District Standards: Key Issues and Options,” which was written for the City and the North
Central Texas Council of Governments in association with Smart Growth America in 2014
(2014 Smart Growth Report). Generally, our review looked at:
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•

Ways in which the current regulations work well;

•

Ways in which the current regulations are ineffective or difficult to use;

•

Areas of consistency and inconsistency between existing local policies and practices,
the adopted plans, and the existing ordinance language;

•

Ways to make the existing documents and the new CCDC user-friendly in order to
facilitate the types of development the City would like to see in City Center in the
future; and

•

Ways to streamline the development review process.

B. Assessment Organization
Following this Project Overview and Summary (Part 1), the document is organized into two
parts:
In Part 2, the Key Recommendations for the City Center Development Code identifies
major themes that emerged from our review of the City’s regulations, the stakeholder and
staff interviews, our tour of the City Center area, and our knowledge of best practices in
development regulations used by communities in Texas and across the nation, specifically for
transit-oriented developments (TODs).
The major recommendations are organized in the following categories:
•
•
•
•

Establish New Zone Districts for City Center
Craft New Development Standards
Streamline the Development Review Procedures
Create User-Friendly, Well-Illustrated Code Amendments

Part 3’s Annotated Outline of the City Center Development Code presents a detailed
outline showing what the new CCDC would look like and how it could be integrated into the
City’s existing Zoning Ordinance if the City elects to move forward with the recommendations
in this report. The Annotated Outline provides a general understanding of the structure of the
new CCDC and generally shows the scope and content of each article.
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C. Summary of Recommendations
The table below summarizes all recommendations included in Part 2 of this report.
A: ESTABLISH NEW ZONE DISTRICTS
All Districts







Establish initial boundaries consistent with Map 14 of the CCDP, to be refined based on further
conversations with City officials, property owners, and other stakeholders;
Replace existing districts (detailed in text) with proposed new base zone districts;
Adapt relevant language from existing districts as appropriate;
Repeal existing obsolete districts as appropriate;
Make desired land uses permissible by right in order to reduce administrative barriers; and
Draft new district purpose statements to help in the evaluation of the appropriateness of land uses, site
layout, and building characteristics.

Ensure All New Districts Allow Appropriate Uses



Revise the allowable uses per zoning district to best reflect the intent of each district; and
Add district purpose statements to help in the evaluation of the appropriateness of land uses within each
district.

B: UPGRADE DEVELOPMENT STANDARDS TO IMPROVE DEVELOPMENT QUALITY




Develop a two-tiered set of development standards.
Focus on standards that encourage and are tailored to infill and redevelopment.
Develop a hybrid code approach that integrates both use-based and form-based elements.

C: STREAMLINE THE DEVELOPMENT REVIEW PROCEDURES






Establish major/minor thresholds for site plan review.
Delegate site plan decision-making to P&Z and staff.
Clarify the role of the Development Review Committee.
Draft new site plan review criteria
Provide improved tools for flexibility and creativity:
o Establish an administrative adjustment procedure
o Build flexibility into the new development standards
o Rethink the Responsibilities of the Main Street Committee

D: CREATE USER-FRIENDLY, WELL-ILLUSTRATED CODE AMENDMENTS





Hold further discussion with city officials to confirm preferred organizational approach; organize the code
amendments according to the preferred approach, and containing the elements discussed in the
Annotated Outline in this report.
Introduce graphics and visual aids (summary tables, photographs, flowcharts, illustrations, etc.) to explain
regulations.
If the amendments will be a distinct document, design and implement an improved new page layout.
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2. Key Recommendations for the City Center
Development Code
Several major themes for drafting the new City Center Development Code emerged from the
Clarion team’s interviews and our review of the CCDP and other City regulations and plans.
These themes present an organized way to discuss the strengths and weaknesses of the
current ordinance and the major issues involved in implementing the CCDP. The themes
include:
•
•
•
•

Establish New Zone Districts
Craft New Development Standards
Streamline the Development Review Procedures
Create User-Friendly, Well-Illustrated Code Amendments

Each of these themes is discussed in more detail below. Additional detailed comments appear
later in this report in Parts 3 and 4.

A. Establish New Zone Districts
The zoning districts in any community should accommodate a wide range and mixture of
housing types, commercial and industrial businesses, institutional uses, and recreational
opportunities. When evaluating districts as part of a code update, we typically ask the
following questions:
•
•
•
•
•

Is the intent of each district clear and does the district name match the intent?
Should new districts be added to replace or supplement existing districts?
Are some districts unnecessary or obsolete?
Are the dimensional standards for each district (e.g., setbacks, density, height)
appropriately tailored to the stated purpose of the district?
Do the uses permitted in each district match the district’s intent?

For Cedar Hill, this project involves looking at each of the districts that currently apply in the
City Center area and examining their ability to implement the CCDP. For instance, the plan
makes clear that that encouraging mixed-use development and overall walkability is essential
to the future of the City Center, particularly in the Midtown and Historic Downtown areas.
However, the current zoning districts do not permit such development by right. Where mixeduse development is permitted, it is often at a suburban rather than urban scale, which is
inconsistent with the objective of creating pedestrian-oriented streetscapes.
Further, as a transit-oriented development (TOD) area, the City Center zoning districts should
provide for a concentration of housing, retail, office, and recreation options within close
proximity of the future transit station—ideally no more than ¼ mile to ½ mile (i.e., a
comfortable 15-minute walking distance for many people). Generally, zoning districts in a TOD
area should be designed to encourage a mix of by-right residential and nonresidential uses
that are appropriate, both in use and scale, to support transit and walkability (e.g., compact
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and pedestrian-oriented dining, retail, and personal services vs. large-scale big box stores).
Dimensional standards (e.g., setbacks, density, height) should be be appropriately tailored to
support pedestrian-activity at the street level. The districts should encourage high intensity
and sustainable accessory uses (e.g., accessory dwelling units, elective vehicle charging
stations) and discourage low intensity and less sustainable accessory uses (e.g., drive-through,
large surface parking lots).
A primary task of this project is to craft new zone districts that more appropriately reflect the
existing and future character of the various parts of City Center’s Historic Downtown,
Midtown, and Uptown Village sub-districts, with particular focus on Midtown and Historic
Downtown given the amount of new development that has already occurred in the Uptown
Village area. Implementing the CCDP rests on the ability to encourage and sustain a mixture
of uses while increasing the intensity and density closer to the proposed rail station. The
following sections present our initial recommendations on the new zone districts that should
be established by the CCDP.

Overview of Suggested New Zoning Districts
The CCDP and the preceding Vision Plan were the result of extensive community outreach,
staff review, and consultant input. As a result, for purposes of this Assessment, we assume that
the five land use concept areas described in Chapter 4.0 of the CCDP accurately represent the
community’s preferred land use designations. We propose establishing new base zoning
districts to implement those land use concept areas, as listed in the table below.
We further assume that the locations and boundaries of these new districts will generally
match those presented on Map 14 of the CCDP, which is reproduced on the following page.
This map is expected to form the basis of a new zoning map for City Center.
However, it is important to note that, while these new districts will provide the general
toolbox for rezoning the City Center area, the actual boundaries of the new districts may
change from the boundaries proposed in the CCDP. The actual zoning map will be fine-tuned
throughout the drafting process based on conversations with City officials, property owners,
and other stakeholders. Ultimately, the new map will be adopted as part of the City’s Official
Zoning Map.
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Land Use and Urban Form Concept Plan from City Center Development Plan
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District
Abbreviation
UC
UG-MT

UG-HD

UN

HN

Summary of New Proposed
City Center Zoning Districts
District Name
Existing District(s) to be Replaced
(w/in City Center boundary only)
Urban Center
LR – Local Retail
OT-Corr – Old Town Sub-District
UT – Uptown Overlay
Urban General – Midtown
LR – Local Retail
UT – Uptown Overlay
Urban General – Historic
OT-Res – Old Town Sub-District
Downtown
OT-Sq – Old Town Sub-District
OT-Corr – Old Town Sub-District
NS – Neighborhood Service
UT – Uptown Overlay
Urban Neighborhood
OT-Corr – Old Town Sub-District
OT-Res – Old Town Sub-District
OT-Sq – Old Town Sub-District
UT – Uptown Overlay
Historic Downtown Neighborhood OT-Corr – Old Town Sub-District
OT-Res – Old Town Sub-District
SF-7 – Single-Family Residential – 7,000
UT – Uptown Overlay

Although we propose establishing new base zone districts for City Center, it should be noted
that these districts are intended to build on the City’s existing Ordinance to the extent
possible. For example, the Uptown Overlay District’s (UT) stated purpose is “to create a
thriving mixed-use area that builds on, and enhances, Cedar Hill’s unique character as a
friendly and family-oriented Texas town” and it includes a number of useful descriptions and
standards that should and will be carried over into one or more of the proposed new zone
districts. Therefore, the Uptown Overlay District, and provisions from all other applicable zone
districts currently described in Article 3 of the Ordinance, will be thoroughly reviewed and
relevant standards folded into the new CCDC as appropriate.
The sections below address the following issues for each of the five new proposed zone
districts:
1. District Character and Purpose
2. Current Zoning Applicable to Proposed Zone District
3. Recommendations for New Zone District
Illustrations are carried forward from the CCDP to help show the intended character of the
new districts. In addition to the zone district summaries below, which restate language and
themes from Chapter 4 of the CCDP, further detail regarding proposed development
standards for each district can be found in the Annotated Outline in Part 3.
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Urban Center (UC)
Character and Purpose. The Urban
Center district applies primarily to
properties in the Midtown section of City
Center, closest to the proposed Transit
Plaza. It is described in the CCDP as an
area with a “newer mix of high density
apartments, ground floor retail and
exciting central park and plaza,” and also
contains the City’s primary civic buildings.
Given Midtown’s direct proximity to the
future passenger rail station, it is intended
to be the most densely developed portion
of City Center. Typical land uses will
include vertical mixed use buildings, with
an
emphasis on housing density,
employment, transit-supportive uses, and active ground-level uses along pedestrian priority
streets. Buildings heights would be a minimum of three stories and require 30% minimum
storefront frontage along pedestrian priority streets (which are identified in the CCDP and
which will be clearly defined in the new code). Other standards will be considered to further
reinforce the intended pedestrian-friendly nature of this district, such as limits on overall block
size.
Current Zoning. The UC district would replace the existing LR, OT-Corr, and UT zoning within
the new district’s boundaries. LR zoning allows for large scale commercial uses, such as big
box retail, and does not permit residential uses by right. OT-Corr is a primarily retail/office
sub-district of the Old Town zone district. UT is the Uptown Overlay, which represents the
City’s initial attempt to promote higher density, mixed-use development throughout much of
the area now designated as the City Center.
Recommendations for New UC Zone District. Because the properties located within the
proposed boundaries of the UC district, as identified in Map 14 of the CCDP, are currently
governed by three separate zone districts, none of which fully meets the stated character and
purpose of the area, the new UC district should completely replace the existing zoning
designations. While LR zoning will remain in place elsewhere in the City, OT-Corr and UT are
specific to land within City Center, and so should be repealed upon adoption of the UC
district. The OT-Corr and UT designations, however, include provisions relevant to
implementing the CCDP that should be carried forward to the CCDC (e.g., OT-Corr and UT
encourage mixed-use development and require parking areas to be located at the side or rear
of buildings, and UT requires building placement close to front property lines and promotes
preservation of existing trees). Thus, current ordinance language will be thoroughly reviewed
in order to adapt existing standards to the new CCDC as appropriate.
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UC Zone District Recommendations:







Establish initial boundary consistent with Map 14 of the CCDP, to be refined based on further
conversations with City officials, property owners, and other stakeholders;
Replace existing LR, OT-Corr, and UT zoning with new UC base zone district;
Adapt relevant language from OT-Corr and UT to new UC zone;
Repeal OT-Corr and UT and delete from Article 3 of the Ordinance;
Make desired land uses permissible by right in order to reduce administrative barriers; and
Draft new district purpose statement to help in the evaluation of the appropriateness of land uses, site
layout, and building characteristics.

Urban General (UG) – Midtown (UG-MT)
Character and Purpose. The Urban
General-Midtown designation applies to
properties generally located just north and
east of UC-zoned properties. The UG-MT
zone, therefore, is intended to provide a
transition between the high-intensity and
high-density residential and transitoriented residential and commercial uses
in the Urban Center to the less dense
development on larger footprints found in
Midtown. Typical land uses will consist of
mixed-uses including retail, restaurants,
offices,
hotels,
conference
center,
academic,
institutional,
public,
and
residential. Desired urban forms range
from commercial stores to mixed-use infill buildings with ground-level storefronts, all no
greater than four stories in height.
Please note that the Uptown area is not intended to be included in this new district, despite
the fact that the CCDP includes both Midtown and Uptown in this designation. Current City
policy is to maintain existing zoning in the Uptown area.
Current Zoning. The new UG-MT District would replace the existing LR and UT zoning within
the district’s boundaries. LR zoning allows for neighborhood and local shopping facilities,
including regional malls, located along major collector roadways, but does not permit the
residential development anticipated for this area, either by right or with an approved
Conditional Use Permit. LR also does not provide for minimum lot dimensions or maximum lot
coverage requirements, and building heights may reach six stories. This results in larger-scale
development that is at odds with the mixed-use development encouraged by the UT zoning
that also applies to property within this area.
Recommendations for new UG-MT Zone District. Because the properties located within the
proposed boundaries of the UG-MT district, as identified in Map 14 of the CCDP, are currently
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governed by a base zone district and an overlay that are inconsistent with one another and
that impede development of mixed-uses in the area, the new UG-MT district should
completely replace the existing zoning designations. While LR zoning will remain in place
elsewhere in the City, the UT overlay is specific to areas within City Center only, so should be
repealed (unless it is needed for the Uptown area, which will be further discussed with staff).
The UT designation includes provisions relevant to implementing the CCDP, however, (e.g.,
encouraging mixed-use development and requiring parking areas to be located at the side or
rear of buildings, buildings to be placed close to front property lines, and preserving existing
trees). Accordingly, existing ordinance language will be thoroughly reviewed in order to adapt
current standards to the new CCDC as appropriate.
UG-MT Zone District Recommendations:







Establish initial boundary consistent with Map 14 of the CCDP, to be refined based on further
conversations with City officials, property owners, and other stakeholders;
Replace existing LR and UT zoning with new UG-MT base zone district;
Adapt relevant language from UT to new UG-MT zone; and
Repeal UT District and delete from Article 3 of Ordinance (unless necessary for retained Uptown zoning);
Make desired land uses permissible by right in order to reduce administrative barriers; and
Draft new district purpose statement to help in the evaluation of the appropriateness of land uses, site
layout, and building characteristics.

Urban General – Historic Downtown (UG-HD)
Character and Purpose. The Urban
General-Historic Downtown district would
be established to preserve and enhance
the area’s existing authentic historic fabric
and distinctive charm, consisting of unique
shops, personalized services, cafes, and
cultural attractions. Primary land uses
would include low to medium density
housing and senior housing mixed with
public, restaurant, neighborhood retail,
and
appropriately-scaled
commercial
services. Active ground-level uses are
encouraged. The UG-HD zone also
addresses highway-oriented uses along
Highway 67. Building forms would include
converted single-family structures, new one to three story mixed use buildings, rowhomes,
and townhomes with varied setbacks depending on the street context (e.g., active street
fronts in urban core sub-areas and modest setbacks with room for front yards, porches, and
stoops in more traditional residential settings).
Current Zoning. The UG-HD district would replace the existing OT, NS, and UT zoning within
the new district’s boundaries. The OT zone is divided into three sub-districts based on various
Cedar Hill, TX, City Center Development Code
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uses and intensities: Old Town Square (primarily retail/office with second story residential),
Old Town Corridor (primarily retail/office), and Old Town Residential (primarily residential uses
that provide a buffer between Historic Downtown and surrounding lower density residential
uses). NS is a strictly commercial zoning designation that provides for limited retail, office, and
personal services to nearby residents, but prohibits residential uses within its boundaries. UT is
an overlay district that encourages mixed-use development and pedestrian orientation,
though its regulations, such as area requirements, defer to the requirements of the underlying
base zoning district, so may result in development that is ultimately less dense and more
suburban in character.
Recommendations for New UG-HD Zone District. The properties located within the
proposed boundaries of the UG-HD district, as identified in Map 14 of the CCDP, are currently
governed by five separate zone districts that, collectively, do not meet the objectives of the
proposed UG-HD district. Therefore, the new UG-HD district should completely replace the
existing zoning designations in order to allow for a more cohesive and comprehensive
development pattern throughout a large section of the Historic District. While NS zoning may
remain in place elsewhere in the City, the OT sub-districts and the UT overlay district are
specific to land within City Center and so should be repealed upon adoption of the UG-HD
district.
The OT and UT designations, however, include standards relevant to implementing the CCDP
that should be carried forward in the CCDC. For example, UT and all three of the OT subdistricts encourage parking to be located at the side or rear of buildings in the interest of
protecting street frontages and promoting walkability, OT-Corr requires buildings to be
oriented toward streets, and OT-Sq permits second story residential above nonresidential uses
as well as shared parking arrangements between uses with non-overlapping hours of
operation). Thus, current ordinance language will be thoroughly reviewed in order to adapt
existing standards to the new CCDC as appropriate.
UG-HD Zone District Recommendations:







Establish initial boundary consistent with Map 14 of the CCDP, to be refined based on further
conversations with City officials, property owners, and other stakeholders;
Replace existing OT-Res, OT-Sq, OT-Corr, NS, and UT zoning with new UG-HD base zone district;
Adapt relevant language from OT, NS, and UT to new UG-HD zone; and
Repeal OT and UT Districts and delete from Article 3 of Ordinance;
Make desired land uses permissible by right in order to reduce administrative barriers; and
Draft new district purpose statement to help in the evaluation of the appropriateness of land uses, site
layout, and building characteristics.
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Urban Neighborhood (UN)
Character and Purpose.
The Urban Neighborhood
district
would
be
established to extend the
neighborhood scale and
character of the Historic
Downtown area to primarily
residential areas bordering
the train tracks that run
through
the
southwest
section of City Center.
Primary land uses would
consist of medium- to highdensity
residential
with
other neighborhood-serving
uses such as restaurants,
entertainment, local retail, community gardens, and small offices. Building types would include
one- to three-story townhomes, rowhomes, condos, and other medium-density residential
buildings mixed with existing single-family structures.
Current Zoning. The UN district would replace the existing OT and UT zoning within the new
district’s boundaries. The OT zone is divided into three sub-districts based on various uses and
intensities: Old Town Square (primarily retail/office with second story residential), Old Town
Corridor (primarily retail/office), and Old Town Residential (primarily residential uses that
provide a buffer between Historic Downtown and surrounding lower density residential uses).
Notably, the only housing type permitted by right within the OT zone is single-family detached
housing. Townhomes and patio homes are permitted with an approved conditional use
permit. Therefore, the broad range of multifamily housing types envisioned for the UN district
is not achievable under the current zoning designation. And, although UT is an overlay district
that encourages mixed-use development, its regulations defer to the use and lot dimension
requirements of the underlying base zone district, meaning the resulting development would
likely be less dense and more suburban in character than that envisioned for the Historic
Downtown.
Recommendations for New UN Zone District. Because the properties located within the
proposed boundaries of the UN district, as identified in Map 14 of the CCDP, are currently
governed by four separate zone districts, none of which fully meets the stated character and
purpose of the area, the new UN district should completely replace the existing zoning
designations. OT and UT zoning are specific to land within City Center, and so should be
repealed upon adoption of the UN district. As noted earlier in the discussions of other
districts, the OT and UT designations include some standards relevant to implementing the
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CCDP that should be carried forward to the CCDC (e.g., requirements for parking areas to be
located at the side or rear of buildings).
UN Zone District Recommendations:







Establish initial boundary consistent with Map 14 in the CCDP, to be refined based on further
conversations with City officials, property owners, and other stakeholders;
Replace existing OT-Corr, OT-Res, OT-sq, and UT zoning with new UN base zone district;
Adapt relevant language from OT and UT to new UN zone;
Repeal OT and UT districts and delete from Article 3 of Ordinance;
Make desired land uses permissible by right in order to reduce administrative barriers; and
Draft new district purpose statement to help in the evaluation of the appropriateness of land uses, site
layout, and building characteristics.

Historic Downtown Neighborhood (HN)
Character and Purpose. The Historic Downtown
Neighborhood district would be established to
continue the objectives of the Old Town district in
the existing Ordinance, which are to “facilitate
enhancement and revitalization of the original old
town area’s turn-of-the century architecture and the
Texas small town character” and to encourage
pedestrian-oriented activities and uses. Primary land
uses would include low- to medium-density
residential consisting of one to three story singlefamily detached or attached houses.
Current Zoning: The HN zone would replace the
existing OT-Corr, OT-Res, SF-7, and UT zoning
within the new district’s boundaries. OT-Corr zoning
is for retail and office uses. Residential uses are not
permitted. OT-Res zoning is for residential uses consisting primarily of single family detached
units. Townhomes, patio homes, and nonresidential uses are only permitted upon approval of
a conditional use permit. SF-7 zoning provides for medium density detached single family
residential units on minimum 7,000 sq. ft. lots. UT is an overlay district that encourages mixeduse development, but its regulations defer to the use and lot dimension requirements of the
underlying base zone district, meaning the resulting development within the boundaries of the
proposed HN district would likely be less dense and more suburban in character than that
envisioned for the Historic Downtown.
Recommendations for New HN Zone District. The properties located within the proposed
boundaries of the HN district, as identified in Map 14 of the CCDP, are currently governed by
four separate zone districts, none of which fully meets the stated character and purpose of the
area. Thus, the new HN district should completely replace the existing zoning designations.
While SF-7 zoning may remain in place elsewhere in the City, OT and UT zoning are specific to
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land within City Center and so should be repealed upon adoption of the UN district. Any
relevant standards from the OT and UT districts should be considered for application in the
new district.
HN Zone District Recommendations:







Establish initial consistent with Map 14 of the CCDP, to be refined based on further conversations with
City officials, property owners, and other stakeholders;
Replace existing OT-Corr, OT-Res, SF-7, and UT zoning with new HN base zone district;
Adapt relevant language from OT and UT to new HN zone;
Repeal OT and UT districts and delete from Article 3 of Ordinance;
Make desired land uses permissible by right in order to reduce administrative barriers; and
Draft new district purpose statement to help in the evaluation of the appropriateness of land uses, site
layout, and building characteristics.

Ensure All New Districts Allow Appropriate Land Uses
The allowable uses within each district should be compatible with the stated purpose of the
district. There may be current land uses that are permitted in Cedar Hill that are inconsistent
with the intended character of the new City Center districts. Likewise, we have noted land
uses that are currently permitted within City Center that are inconsistent with the vision for
City Center as set forth in the CCDP. The drafting of the new CCDC will include creation of a
new use table for the City Center districts, either integrated into the existing Cedar Hill use
table or as a new freestanding table. The process of drafting and editing the table will allow
for a detailed, district-by-district evaluation of the uses allowed within each district, based on
the key considerations described for each of the five districts discussed above.
Particular attention should be paid to conditional uses in each district. Because multifamily,
single-family detached, townhome, triplex, and retail/residential uses are all conditionally
permitted within the OT district, and these uses are desired within the Historic Downtown
area, they should be considered for more liberal application and listed as permitted uses for
the new base zoning district. We recommend analyzing the history of approved conditional
and special review uses to help determine possible reform of uses permitted “by-right” that
promote the CCDP vision within City Center.
The sample use table below illustrates how a new use table for the City Center can accomplish
several goals, including introducing a streamlined list of allowed uses, and a better use
classification system that distinguishes general use categories from specific use types.
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P = Allowed by Right
Use Category

Use Type

Sample Table: Allowed Principal Uses
C = Allowed with Conditional Use Permit
Urban
Center
(UC)

Urban
General –
Historic
Downtown
(UG-HD)

Urban
Neighborhood
(UN)

X

X

C

X = Prohibited
UseSpecific
Standards

Applicable Use
Listings from
Existing
Ordinance

Residential Development
Single-family
dwelling

Single Family
Detached
Single Family
HUD CodeManufactured
Home
Single Family
Industrialized
home
Single Family
Zero Lot Line
(Patio Home)

Household Living
Uses
Two-family
dwelling

X

X

P

Two Family
(Duplex)

Three- or fourfamily dwelling

X

X

P

Three Family
(Triplex)

P

P

P

P

P

P

Single Family
Townhouse
(Attached)

P

P

P

Townhome
development
Rowhome
Development
Commercial Development
Restaurant

Restaurant
Restaurant
(Drive-In)
Restaurant
(Drive-Thru)
Restaurant
(Kiosk; No DriveThru)

Recommendations:



Revise the allowable uses per zoning district to best reflect the intent of each district; and
Add district purpose statements to help in the evaluation of the appropriateness of land uses within each
district.
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B. Upgrade Standards to Improve Development Quality
The current ordinance has a variety of standards regarding development quality in the City
Center, mostly contained within the Uptown Overlay. There also is a range of general citywide
development standards that address issues such as parking that apply within City Center.
Moving forward, the goal in drafting the new City Center districts discussed above will be to
also establish new development standards that ensure new development meets the City’s
expectations for quality development, as described in the CCDP. That means, for example,
introducing new building design standards to ensure that new mixed-use buildings
complement Cedar Hill’s character and help establish and reinforce a strong community image
for the City Center.
This section of the report describes some of the general approaches we will take in
establishing new development standards for City Center. Additional detail regarding the
particular type of standards to be drafted is in the Annotated Outline later in this report.

Develop a Two-Tiered Set of Development Standards
To ensure that the CCDC is as streamlined and easy to use and administer as possible, we
recommend that the development standards be organized into two tiers:
•

General: These standards will address general development characteristics desirable
throughout City Center, regardless of the type of development or its particular base
zone district. An example of a general development standard for City Center might be
standards that require off-street surface parking to be located behind or to the side of
buildings. Such a standard likely will apply throughout all of the City Center to help
encourage walkability and an active street presence. Establishing general standards
eliminates the need for repetition of common ideas within the district-specific
standards. Specific examples of general development standards proposed for City
Center are shown in the Annotated Outline in Part 3.

•

District-Specific Standards: These standards will supplement the general standards
and be unique to each of the five new districts discussed above: Urban Center, Urban
General – Midtown, Urban General – Historic Downtown, Urban Neighborhood, and
Historic Downtown Neighborhood. The applicable standards will be carefully tailored
to address the recommendations of the 2014 Smart Growth Report and the CCDP for
each area, providing specific standards to address specific use types and desired
development patterns. For example, standards for the Historic Downtown will be
designed to ensure that the existing historic character of the district’s core is
preserved. In other areas, such as the Urban Center, standards will address the specific
physical form of development that is desired (e.g., minimum three story buildings
along public sidewalks) and accommodate public/civic spaces unique to that part of
the City. Additional examples of district-specific standards proposed for City Center
are included in the Annotated Outline in Part 3.
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The graphics above were developed for another community to illustrate the building design
and character regulations of a historic neighborhood, including the location and scale of
building additions and the massing and form of infill residential density.

Focus on Infill and Redevelopment
Developing this two-tiered system is particularly important for City Center because we heard
in stakeholder interviews that new construction in Midtown and the Historic Downtown will
primarily consist of infill development or redevelopment. Accordingly, utilizing character-area
specific standards in addition to generally applicable standards throughout City Center will
help ensure that the new CCDC is calibrated to encourage and achieve high-quality
reinvestment in these areas.
Infill and redevelopment parcels often present specific challenges, ranging from environmental
cleanup (e.g., a former gas station site) to compatibility with surrounding, built-out
neighborhoods. Although site-specific challenges cannot be eliminated altogether, welldrafted regulations can avoid adding an unnecessary layer of complexity to these contextsensitive areas. For example, inappropriate dimensional requirements (e.g., setbacks, heights,
minimum lot areas, and minimum open space requirements) in a particular area can diminish
the possibility of achieving success redevelopment or infill on a vacant or underutilized lot. In
addition, for particularly challenging infill and redevelopment lots, every inch of the site
matters. Once required landscaping, parking, and loading standards have been met, many
infill sites prevent a project from “penciling out” financially.
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For redevelopment parcels in particular, many existing development standards were adopted
after the original development of a property. Often, compliance with the more recent
requirements acts as a deterrent to redevelopment due to a lack of physical land area or
financial burdens. More extensive onsite stormwater and detention requirements are one
example of such a deterrent. Vacant or underutilized lots can be overlooked when a quick
read of the development regulations renders the investment infeasible. Examples of areas
where infill and redevelopment should be addressed in the new City Center code include:
•

Dimensional requirements. Setbacks, heights, minimum lot areas, and minimum open
space can diminish the possibility for redevelopment or infill on a vacant lot.

•

Development standards. For particularly challenging infill and redevelopment lots,
every inch of the site matters. One way to help make a development more financially
feasible is to reduce minimum parking requirements, where possible, without harm to
surrounding neighborhoods. For example, most communities find that 1 space/400
square feet (sf) of gross floor area (gfa) is adequate to accommodate general office
uses, such as a financial institution. Currently, Cedar Hill requires 1 space/200sf of gfa
for a bank. Thus, shifting to a maximum ratio of 1 space/400sf of gfa for certain uses,
particularly in areas of highest density and intensity, such as throughout Midtown and
close to the Transit Plaza, could be a character-area specific standard that encourages
the type of compact, urban development desired in that area. The new code also can
do a better job of allowing reductions to minimum parking requirements in a range of
situations, such as when off-street or public parking are available within a set distance
of a new development, or when shared parking is provided.

•

Permitted uses. A broader list of allowable uses can also help Cedar Hill to encourage
infill and redevelopment in the City Center.

Develop a Hybrid Approach that Integrates both Use-based and Form-Based
Elements
In stakeholder interviews, the CCDP, and the 2014 Smart Growth Report, the relative merits of
a form-based code format versus a more traditional use-based code format, or a hybrid of the
two have been considered. A purely form-based code would typically allow any uses to be
established, so long as the building type and characteristics are consistent with the desired
design aesthetic. However, the CCDP establishes a clear vision about the types of uses that
are desired (or not) throughout City Center.
We, therefore, recommend adoption of a hybrid approach that addresses both the desired
form and pattern of development within City Center’s various sub-districts while still providing
a level of predictability regarding the location of different uses. In order to effect this
approach, we also recommend that the CCDC be heavily illustrated to clearly convey desired
building forms and development patterns, and also that a use table be incorporated that
groups desired land uses into general categories rather than providing a laundry list of all
conceivable uses that one could seek approval for in City Center.
Cedar Hill, TX, City Center Development Code
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C. Streamline the Development Review Procedures
Recommendations:




Develop a two-tiered set of development standards.
Focus on standards that encourage and are tailored to infill and redevelopment.
Develop a hybrid code approach that integrates both use-based and form-based elements.

C. Streamline the Development Review Procedures
Another major area of focus in the City Center Development Code is the development review
procedures. Generally, zoning ordinances should clearly describe the procedures by which
applications for new development projects are accepted, considered, and acted upon by local
officials. A well-written ordinance makes it easy for staff, the development community, and
local officials to know exactly what is required for approval of projects and helps ensure
consistent administration over time. In our experience, most developers prefer to build in
communities where the process is predictable and consistent.
In Cedar Hill, the bulk of the existing development review procedures are in Article 2 of the
zoning ordinance. They include a site plan review procedure (Division 2.6) that provides a
mechanism for the city to evaluate the physical look and layout of proposed development
projects. All site plans generally follow the same review path and require review by the staff
and the DRC, review and recommendation by the Planning and Zoning Commission, and a
final decision by City Council. If an applicant seeks approval for an alternative design from the
Uptown Overlay district standards, an additional meeting is required before the Architectural
Review Board. Based on our interviews, many stakeholders feel that the existing procedures
can and should be simplified in the City Center, at least for smaller projects.
In proposing updated review procedures for the City Center, the city has an opportunity to
accomplish several goals: First, the city can help spur new development and redevelopment in
the City Center by making the process faster, simpler, and more effective for projects that
clearly comply with the CCDP. Second, the city can introduce and become familiar with
simplified review procedures in the City Center that allow more staff approvals, and these may
ultimately serve as models for other locations in Cedar Hill.

Overview of the Current Review Procedures
The City’s primary tool for reviewing the layout and design of a proposed project in the City
Center is the Site Plan Review process set forth in Article 2, Division 2.6. Most development
projects, regardless of size or complexity, are required to go through this process. Key steps in
the process include:
1. Following submission of an application to the City, the Planning and Zoning
Administrator (or designee) reviews the application against the application checklist
and criteria contained in Article 2, Division 2.6.
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2. The application is distributed to members of the Development Review Committee
(DRC). The DRC holds a meeting to identify major issues and provide feedback to the
applicant. This stage of the process can occur in multiple iterations until the site plan
has been amended to include all necessary or requested changes. Once the DRC signs
off on the application, the “clock” starts. According to Article 2, Division2.6, the site
plan shall be heard by Planning and Zoning Commission within 30 days.
3. If the applicant seeks an “alternative design” under the authority provided in the
Uptown Overlay (UT), the request is submitted to the Architectural Review Board
where the design alternatives are evaluated and compared to the existing regulations.
The Board considers the application’s design alternatives and site-specific factors. The
Architectural Review Board provides written recommendations on each proposed
variation to the Planning and Zoning Commission and City Council.
4. The application is considered at a public hearing by the Planning and Zoning
Commission, which votes to recommend approval, approval with conditions, or denial
of the application.
5. The application is considered by City Council at a public hearing. Recommendations
from the Architectural Review Board (if applicable) and Planning and Zoning
Commission are taken into account before City Council grants approval, approval with
conditions, or denial.
During our stakeholder interviews, we heard a few common concerns expressed about the
development review process.
•

The one-size-fits-all approach requires a relatively high level of time and effort for all
applications, regardless of size. This is in contrast to many other communities, which
increasingly distinguish major projects (which receive relatively more review time and
attention) from smaller ones.

•

Due to the lack of clear guidance in the code as to what constitutes an acceptable
alternative, the hearings before the Architectural Review Committee are reportedly
unpredictable.

•

The multiple layers of review create heightened levels of uncertainty and added
expense, particularly if the ARC is involved.

•

There is a perceived lack of structure for the Development Review Committee (DRC).
Projects can get “stuck” in this stage of the process for an indefinite amount of time
for multiple meetings and rounds of revisions (one respondent noted this could take
months). Currently, the official application approval “shot clock” does not start when
an application is submitted, but instead once the application has received sign-off from
the DRC.
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•

The overall length of the process was often cited as a deterrent to development (e.g.,
“it can take months to get to building permits.”).

While we rarely meet with development representatives who feel a City’s review process is
perfect, we do believe there is merit in the concerns expressed above that could be addressed
in crafting the new CCDC. The following sections of the report suggest strategies to address
the concerns above and streamline aspects of the process.

Establish Major/Minor Thresholds for Site Plan Review
Many communities have found that site plan review for most minor projects can be handled
administratively, while major projects with more significant impacts require a greater
commitment of time and resources by the applicant and the community. For example, site
plan review for a small addition to an existing commercial building typically involves less
intensive review than a new, multi-story mixed-use building.
The City should consider creating new site plan review thresholds to distinguish between
larger and smaller projects. This would help implement the CCDP by decreasing the time
required for approval of smaller projects, allowing staff and officials to focus more time and
energy on larger and more important projects, and generally better manage the overall flow
of development applications.
There is no “correct” dividing line between major and minor site plans and the line is different
in every community. The threshold for major projects should be objective, such as the size of
the development (e.g., below or above 5 dwelling units or 50,000 square feet of
nonresidential floor area), through it can also be defined in terms of certain uses or
development in certain locations. Clarion can propose specific draft thresholds for the city’s
consideration to evaluate during the drafting process.
Further, the City should streamline the efficiency of the approval process for site plans by
considering reassigning the decision-making authority. While currently both the Planning and
Zoning Commission and the City Council review and hold hearings on all site plans, we
recommend instead:
•

Granting the Planning and Zoning Commission the authority to make the final decision
on most or all Major Site Plans, instead of City Council; and

•

Granting staff the authority to approve Minor Site Plans without a public hearing,
provided the code contains clear, straightforward standards to remove any ambiguity
or need for interpretation.

In both cases (major and minor), we recommend introducing a new mechanism to allow for
Director and/or the Commission to refer projects up to the next review body (Planning and
Zoning Commission or Council, as applicable), and conversely for the Council/Commission
to call up certain projects on their own initiative.
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[We understand there may be some interest in applying these adjustments to the site plan
review process citywide, not just in the City Center. Further discussion is needed with City
officials to determine if there is support for a broader application of these changes.]

Delegate Site Plan Decision-making to P&Z and Staff
Beyond establishing a new major/minor threshold, and to further streamline the development
review process, the City should consider allowing the Planning and Zoning Commission and
staff to make final decisions on most site plans. We recommend that the City consider
assigning Major Site Plans to the Commission and Minor Site Plans to staff for administrative
approval.
We heard some support from Council members for the idea of greater delegation of site plan
review to the Commission or staff, provided there are clear, specific standards adopted in the
new CCDP to guide the decisions and ensure consistency. In addition, Council could be given
the ability to “call up” major or politically charged projects on a case-by-case basis, and the
staff and/or P&Z could also refer sensitive projects up to Council for their approval. Appeals
from decisions by the P&Z could go before Council.
In many other jurisdictions, staff is given final approval authority over site plans. The elected
officials set clear, objective standards through an initial legislative review and adoption, and
then rely on professional staff to apply those standards fairly and effectively. This can reduce
the time required for plan review and minimize uncertainty. If an applicant disagrees with the
staff review or conditions imposed, they can appeal to the Commission or Council. Unlike
rezoning decisions or special use permit reviews, which inherently involve policy issues and
subjective determinations, site plan review generally involves yes-or-no determinations of
whether a plan meets objective standards, especially for smaller projects. The more objective
the standards, the greater the opportunity for staff-level review.
Generally, the need for delegation reflects Cedar Hill’s growth from a town to a small city that
is faced with many urban-scale development issues in City Center. In small communities with
limited staff, most development can be efficiently reviewed and decided by Council. As
communities become larger and more urbanized, however, the number and complexity of
development proposals increase, as do the demands on Council to deal with issues not related
to development. The governing bodies find it necessary and desirable to delegate
development review authority to the Planning and Zoning Commission and staff. Furthermore,
many standards are very technical and require professional expertise to apply. City staff is
more likely to have that expertise than any elected or appointed official.
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Clarify the Role of the Development Review Committee
The Development Review Committee (DRC) in Cedar Hill is an internal working group of staff
from several departments who provide an early, coordinated technical review of an
application’s compliance with all applicable ordinances. The primary DRC members include
the Assistant Planning Director, Senior Planner, Senior Building Inspector, a representative
from the Economic Development Corporation, Fire Inspector, City Engineer (from Public
Works), Fire Marshal, and a representative from Parks and Recreation. The DRC meets every
Wednesday afternoon and reviews any application slated to go before the Planning and
Zoning Commission.
While the DRC process is intended to help the city spot issues with an application early on, we
heard some concerns from the development community that the relative lack of structure and
transparency with the DRC review process can be frustrating and time-consuming.
To help improve the value of the DRC process, we recommend formalizing the DRC’s
membership (so it is clear to applicants which departments are involved), clarifying which
applications are subject to DRC review, and outlining procedures for holding a DRC meeting.
Holding DRC members accountable for their review and empowering them to be vocal early in
the process will go a long way in streamlining the subsequent review and approval process.
The City should also consider including putting suggested timeframes on the DRC process, or
perhaps capping the number of meetings held per application, in order to provide a level of
predictability and to encourage DRC members to review applications early and thoroughly.
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Draft New Site Plan Review Criteria
In addition to establishing new thresholds to distinguish between major and minor projects,
the new CCDC should include crafting objective review criteria to guide the Planning and
Zoning Commission and staff in the review of site plans. The current ordinance is too
subjective and does not provide clear guidance for the decision-making body. Typical site plan
review criteria in other communities include:
A site plan may be approved upon a finding that the application meets all of the following
criteria:
•
•
•
•

The site plan is consistent with the Comprehensive Plan;
The site plan is consistent with any previously approved subdivision plat, planned unit
development, or any other precedent plan or land use approval as applicable;
The site plan complies with all applicable development and design standards set forth in
Section --- of this Code; and
Traffic generated by the proposed development will be adequately served by existing
streets within the community, or the decision-making body finds that such traffic impacts
will be sufficiently mitigated.

Much like the importance of clear and concise purpose statement for zone districts, objective
review criteria help ensure consistent evaluation of projects, and also provide support to the
decision-maker to amend, condition, or deny an application.

Provide Improved Tools for Flexibility and Creativity
The City Center area contains a variety of character areas and places, some of which are
undeveloped and where new projects will be relatively easy to complete, while others will
involve redevelopment of existing sites and may be more challenging. The new ordinance
should provide sufficient flexibility to allow a wide range of creative development choices that
further the goals of the City Center plan, rather than forcing a one-size-fits all approach.
The current ordinance provides flexibility primarily through the Architectural Review Board,
which is authorized to consider alternative designs. That process has been criticized, however,
as not providing sufficient consistency and predictability. Moving forward, we recommend that
the city Consider adopting a suite of new approaches to provide flexibility.
Establish an Administrative Adjustment Procedure. Many communities use an
administrative adjustment procedure to authorize staff to approve minor deviations from
certain dimensional or development standards (such as those listed below) based on specific
criteria. The procedure is intended to provide relief where strict application of the standards
would otherwise create unnecessary difficulties. Such a procedure would prevent having to file
a request for a variance. The extent of the deviation is typically limited to five or 10 percent;
however, greater percentages could be considered in areas where redevelopment is
encouraged or additional flexibility is desired. This type of mechanism is especially helpful in
older neighborhoods where lots can be small or oddly shaped.
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Applications seeking flexibility beyond those allowed by this administrative adjustment
process would typically require a variance (due to hardship) or a rezoning. Criteria for
administrative adjustments should require that the deviation not undermine the intent of the
underlying regulation, and that the deviation would not impose greater impacts on adjacent
properties than would be imposed through strict compliance. Examples of standards that are
more frequently subject to administrative adjustments include minimum lot width, depth, or
minimum lot coverage; minimum setbacks; maximum building, lighting, fence, or screening
height; and minimum number of required parking spaces.
Many communities throughout the country have adopted this tool. Rowlett, Texas, for
example, authorizes administrative adjustments to many numeric dimensional or development
standards in its code, except those related to uses, residential density, or building height.
Build Flexibility into the New Development Standards. Generally, the new CCDC should
include as many menus and options as possible woven throughout the new code standards,
which will be a more predictable way to both allow creativity but also ensure that projects
comply with the intent of the code. The types of development standards proposed are
discussed in the Annotated Outline section of this report.
Rethink the Responsibilities of the Main Street Committee. Because the Uptown Overlay
district is not being carried forward in the new CCDC, there no longer will be a need for the
Main Street Committee (serving as the ARB) to consider alternative design proposals in that
district. Moving forward, the City should consider new roles for the Committee members to
participate in the community. Some stakeholders suggested, for example, that the Committee
members could take a more direct role in promoting and guiding historic preservation efforts
in Cedar Hill. Another respondent suggested that the Committee take a more active role in
leading meaningful programming throughout City Center, a more economic development
type function.
Recommendations:






Establish major/minor thresholds for site plan review.
Delegate site plan decision-making to P&Z and staff.
Clarify the role of the Development Review Committee.
Draft new site plan review criteria
Provide improved tools for flexibility and creativity:
o Establish an administrative adjustment procedure
o Build flexibility into the new development standards
o Rethink the Responsibilities of the Main Street Committee
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D. Create User-Friendly, Well-Illustrated Code Amendments
The existing Cedar Hill zoning ordinance is a relatively traditional document in terms of
format. There are few graphics, summary tables, creative use of fonts, or other similar tools to
help modernize the document and make the contents more engaging and appealing to the
reader. The organization also can be challenging for some users; we heard a few interviewees,
for example, note that they have a hard time using the document, such as determining what is
expected of a proposed development, and a clear path towards approval.
This project will involve integrating a variety of new provisions into the existing zoning
ordinance to implement the City Center plan. This section proposes several tools for ensuring
that these amendments are well-designed, clearly organized, and generally user-friendly. As
with other tools in this report, the introduction of these ordinance amendments will provide
the city with an opportunity to “test” the concepts and potentially roll them out on a wider
scale to other areas beyond the City Center in future years.

Organize the CCDC as a New Freestanding Element of the Zoning Ordinance
As discussed throughout this report, the existing zoning ordinance has not resulted in the
types of walkable, high-quality development called for in the CCDP. In order to address the
unique features of City Center, a fairly fine-grained approach will be necessary to introduce
various tools such as new base zone districts and new development standards. Extensive
modifications will be required throughout the existing ordinance to fine-tune existing
requirements, remove development hurdles, and introduce important new types of standards.
There are generally two different structural approaches for making these types of changes:
•

The city could weave the new City Center provisions into the existing ordinance in the
various appropriate locations without changing the existing organization. This would
involve, for example, inserting the new zoning districts in the existing Section 3;
amending the existing use table in Section 4 to add columns for the new districts; and
integrating new development standards in Section 5 (e.g., reducing some the parking
standards, adding new building design standards). The existing page layout and
document format would be carried forward.
The benefit of this approach would be that it respects and continues the existing
organization, which the community is already familiar with. The downside is that the
approach would break apart the new City Center provisions in various locations and
make it harder to appreciate their cumulative intent. The fragmented approach also
would make it less likely that the code amendments could be used to introduce major
advances for Cedar Hill—like a simplified use table and an improved page layout—
since the existing organization and format would simply be carried forward.

•

Alternatively, the city could draft the new CCDC as a free-standing element within the
City’s ordinance, rather than attempting to weave new City Center-specific standards
throughout the existing document. For example, it could be a new Appendix F.
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This approach would allow more freedom to introduce new tools and approaches that
are not found in the current ordinance; for example, we could introduce a simplified
use table structure (with more general categories and fewer specific uses) that could
later be extended to other parts of the Cedar Hill code beyond the downtown. This
approach also would also allow the CCDC to be developed in a manner that is more
graphic and highly-illustrated than the City’s existing Ordinance. This approach would
provide maximum flexibility, both in the drafting process and in the eventual
administration of the proposed CCDC.
There also are potential hybrid approaches to consider that combine aspects of both of the
above approaches. For example, we could introduce the new districts and uses into the
existing Sections 2 and 3, but keep all the new development standards intact as a new
appendix.
This important issue will be discussed further as part of the presentation of this Assessment
Report, and the City’s preferred direction will be implemented in the next phase of the project
as detailed drafting begins.

Add Illustrations, Photographs, and Other Graphics
Photographs, tables, flowcharts, illustrations, and other graphics are helpful in conveying
information concisely. In our experience, adding these types of graphics can go a long way to
ensuring the Code is easily understandable. Regardless of the structural approach the city
ultimately selects, we recommend integrating visual aids along with the new amendments to
help explain how the regulations are intended to work – for example, by clearly showing how
dimensional standards are measured and how development standards (parking, landscaping,
building design, etc.) are applied. The graphics used will be simple, clean images.
Sample graphics from other Clarion work products are shown at the end of this section. They
are included here simply to illustrate a small range of possible formats. Each community is
unique in how they choose to illustrate a code (freehand vs. software, heavy detail vs. light
detail, etc.). Other sample graphics include the use table and procedural flowchart shown
earlier in this report.

Improve the Page Layout
The current zoning ordinance is typical of many ordinances that have been assembled by
different people over many years, and thus have some inconsistent formatting resulting from
piecemeal amendments.
If the City Center amendments are organized in a new, distinct document, we will have the
ability to introduce an improved page layout, rather than simply carrying forward the existing
layout. A new document layout would establish a clear hierarchy of provisions and enable
code users to understand more quickly where in the document a particular provision is
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located. In addition to a clearly defined hierarchy, this new layout should include headers,
footers, page numbers, and illustrations with captions to make the code more user-friendly.

This sample page layout
illustrates how headers, text,
graphics, and use of page
numbers help to modernize a
code and make it more userfriendly.

Recommendations:





Hold further discussion with city officials to confirm preferred organizational approach; organize the code
amendments according to the preferred approach, and containing the elements discussed in the
Annotated Outline in this report.
Introduce graphics and visual aids (summary tables, photographs, flowcharts, illustrations, etc.) to explain
regulations.
If the amendments will be a distinct document, design and implement an improved new page layout.
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3. Annotated Outline of the City Center Code
Amendments
This annotated outline provides an overview of the proposed structure and content of a new
CCDC, assuming that the recommendations outlined in Part 2 of this Assessment are
implemented. The purpose of this outline is to allow the reader to examine the overall
structure proposed for the CCDC without getting bogged down in the actual wording of each
provision. The specifics will be presented in a complete draft of the proposed CCDC after
review and discussion of this outline.
As noted earlier, further discussion is necessary to determine whether the amendments will be
woven throughout the existing zoning ordinance structure, or whether they will be
consolidated in one new discrete section or appendix, or whether some hybrid organization is
selected. This outline identifies the key elements that are necessary to draft, and we will work
with staff to identify the appropriate locations for each of these components during the
drafting process.
General commentary is included, where appropriate, to explain the purpose or rationale
behind certain sections. We view this outline as a vehicle for helping to define expectations
about what is to be accomplished in the proposed CCDC and for clarifying any areas that
require additional input from the community before we begin the process of developing
specific zone districts and development standards for the draft code. It is possible that this
structure will be modified as we proceed with detailed drafting—particularly if it becomes
clear that certain sections require significantly more or significantly less detail.
I.

General Provisions
A. Title and Effective Date
B. Purpose and Intent
C. Applicability

Standards would apply to all new development, redevelopment, and major
additions within City Center. A definition of “major addition” will be prepared for
discussion purposes and may set different thresholds for commercial and residential
developments.
D. Relationship to Zoning Ordinance
E. Conflicting Provisions

This section notes that if a conflict is identified between the proposed CCDC and
the City’s existing Zoning Ordinance, the CCDC requirement would apply.

II.

City Center Districts
A. Districts Established
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i. Districts
ii. Boundaries

See Map 14 of CCDP.
iii. District Purposes
B. Allowed Uses

This section will include a table of permitted uses for each City Center base zone
district. Uses will be presented in a summary table that includes general use
categories and specific use types, similar to the sample format presented earlier in
this Assessment. This allows for greater flexibility and a simpler, more streamlined
use table than in the current Cedar Hill ordinance (which does not have use
categories). The table will establish allowable principal, accessory, and temporary
uses for each zone district and will include cross-references to any additional
applicable use-specific standards, such as character-area and parking ratios.
C. Intensity and Dimensional Standards

This section will include a table identifying general site development standards
(e.g., min. lot area, min. setbacks, max. height, max. lot coverage, etc.) for each
City Center district.

III.

Administration
A. Site Plan Review

This section will lay out the site plan process that will be established for the City
Center. It will introduce the proposed distinction between major and minor site
plans discussed in this report and identify the procedure and decision-making body
for each. It will identify any modifications to general procedures set forth elsewhere
in the zoning ordinance.

IV.

General Development Standards
General Development Standards will address development characteristics that are
generally desirable throughout City Center and apply to all development, regardless of
the particular use, type of development, or location.
A. Purpose
B. Applicability
C. Exemptions
D. Submittal Requirements
E. General Development Standards
F. Site Layout and Building Organization
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i. Intent
ii. Off-Street Parking and Loading

Include a parking ratio table that is specific to City Center and the reduced
parking requirements for uses located in close proximity to transit. As
recommended in Section 5.8 of the CCDP, consider establishing parking
maximums for new mixed-use developments in order to avoid over-built parking
and to promote use of alternative modes of transportation.
iii. Parking Location and Screening
iv. Lighting
v. Signage
vi. Landscaping
vii. Fences and Walls
viii. Pedestrian Connectivity
ix. Tree Preservation

Cedar Hill’s existing tree canopy is a unique and important resource that sets the
City apart from many neighboring jurisdictions. Preservation of the urban forest
is critical to Cedar Hill’s environmental health and sustainability and the quality
of life of its residents, and can also serve as a competitive advantage for
economic development purposes. The City already has adopted a tree
preservation ordinance that requires the preservation of most species of trees,
including Cedar trees, which are abundant in the City Center. Further discussion
is needed as to whether the existing ordinance is compatible with the goals of
the City Center, or whether area-specific modifications should be considered.
Our understanding is that City officials generally want to meet the objectives of
the tree ordinance in the City Center, while also ensuring that the new code
allows intensive-scale development that is appropriate for a transit-ready,
pedestrian-friendly downtown.
G. Building Design and Character
i. Intent

Statement of overall development quality objectives. Generally to enhance the
appearance and compatibility of developments within City Center.
ii. Four-Sided Design

Importance of visual interest and no blank walls on any side of a structure,
although front façade will, understandably, receive the most visual attention.
iii. Parking Structures
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iv. Accessory Structures
v. Relationship to Surrounding Development

V.

•

Relationships Between Uses

•

Relationships between Buildings

•

Relationships between Buildings and Streets

District-Specific Development Standards
A. Purpose

District-specific development standards will provide tailored guidance to help
address the context and unique characteristics of each area. In most cases,
standards will not have been addressed as part of the General Development
Standards. In some cases, however, district-specific standards may simply
suggest a modification to one or more of the General Development Standards in
order to adapt them to the specific area.
B. Applicability

District-specific development standards will generally apply to new construction,
demolition and reconstruction of primary structures, “major additions,” or changes
of use.
C. Urban Center
i. Intent

Standards specific to the Urban Center District are intended to promote a
compact, vertical mixed use, pedestrian-oriented pattern of development with
higher housing densities than in other areas of the City, and of City Center, and
accommodate a mix of housing, retail, restaurant, office, public and flex space as
active ground-level uses along pedestrian priority streets.
ii. Site Layout and Building Orientation

•

Intent

•

Building Orientation

Minimum 30% storefront frontage and primary building entrances required
along pedestrian priority streets. See pg. 41 of the CCDP for additional
detail.

•

Parking Orientation

Off-street surface and structured parking must be located behind buildings
and approached via mid-block entrances. No new surface parking permitted
adjacent to streets. See pg. 41 of the CCDP for additional detail.
iii. Building Design and Character
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•

Intent

•

Architectural Character
a. Building Massing and Form
b. Primary Materials
c. Roof Form
d. Primary Building Entrances
e. Specifications for Ground Floor Space

D. Urban General – Midtown
i. Intent

Standards specific to the Urban General – Midtown District are intended to
promote vertical and horizontal mixed uses ranging from existing large box, midbox, and pad sites to infill mixed-use buildings with ground-level storefronts and
building entries along pedestrian priority streets.
ii. Mix of Uses

•

Overall Mix of Uses

•

Retail Storefronts

Temporary Use of Storefronts: This provision allows for the interim use of
ground-level commercial spaces by office users, even where retail and
restaurant users are preferred, if the retail and restaurant market is slower.
This enables ground-level spaces to remain active and promote an active
pedestrian environment at all times.
iii. Site Layout and Building Orientation

•

Intent

•

Building Orientation

One to four story buildings aligned along streets and sidewalks. See pg. 42
of the CCDP for additional detail.

•

Parking Orientation

Off-street surface and structured parking must be located behind buildings
and approached via mid-block entrances. No new surface parking permitted
adjacent to a major street. See pg. 42 of the CCDP for additional detail.
iv. Building Design and Character

•

Intent

•

Architectural Character
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a. Building Massing and Form
b. Primary Materials
c. Roof Form
d. Primary Building Entrances
e. Specifications for Ground Floor Space
E. Urban General – Historic Downtown
i. Intent

Standards specific to the Urban General – Historic Downtown District are
intended to protect the area’s existing historic character and to promote district
revitalization through infill, including new mixed-use with low to medium-density
housing, and adaptive re-use of existing structures, including conversions of
single-family houses to small office and other appropriate non-residential uses.
ii. Site Layout and Building Orientation

•

Intent

•

Contextual Front Yard Setbacks

This provision introduces a concept specifically important for infill
development, requiring new development to match existing setbacks where
a consistent setback along a block face already exists, or meet the average
setback for a block face where setbacks vary. Per the CCDP, varying
residential setbacks are preferred in this district.

•

Building Orientation

One to three-story mixed-use buildings aligned along public streets. Could
include townhomes and rowhomes. See pg. 43 of the CCDP for additional
detail.

•

Parking Orientation

See pg. 43 of CCDP for description.
iii. Building Design and Character

•

Architectural Character
a. Building Massing and Form
b. Primary Materials
c. Roof Form
d. Primary Building Entrances
e. Specifications for Ground Floor Space

Cedar Hill, TX, City Center Development Code
Assessment and Outline
July 2016

36

3. Annotated Outline of the City Center Code Amendments
D. Create User-Friendly, Well-Illustrated Code Amendments

f.

Adaptive Re-Use

F. Urban Neighborhood
i. Intent

Standards specific to the Urban Neighborhood District are intended to promote
medium to high-density residential uses nearby neighborhood-serving nonresidential uses such as restaurants, entertainment, small-scale retail, community
gardens, and small offices.
ii. Site Layout and Building Orientation

•

Intent

•

Contextual Front Yard Setbacks

See description above. Per the CCDP, setbacks that provide for small yards,
porches, common yards, and stoop frontages are preferred in this district.

•

Building Orientation

One to three-story attached mixed-use buildings aligned along public
streets. Could include townhomes, rowhomes, and condos. See pg. 44 of the
CCDP for additional detail.

•

Parking Orientation

See pg. 44 of the CCDP for description.

•

Accessory Structures

•

Fences and Walls

•

Pedestrian Connectivity

iii. Building Design and Character

•

Architectural Character
a. Building Massing and Form
b. Primary Materials
c. Roof Form
d. Primary Building Entrances
e. Specifications for Ground Floor Space
f.

Adaptive Re-Use

G. Historic Downtown Neighborhood
i. Intent
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Standards specific to the Historic Downtown Neighborhood District are intended
to promote low to medium-density residential uses, primarily consisting of
single-family detached and attached housing, in an urbanized setting.
ii. Site Layout and Building Orientation

•

Intent

•

Contextual Front Yard Setbacks

See description above.

•

Building Orientation

One to three-story residences with porches and common yard frontages.

•

Parking Orientation

See pg. 45 of the CCDP for description.

•

Accessory Structures

iii. Building Design and Character

•

Architectural Character
a. Building Massing and Form
b. Primary Materials
c. Roof Form
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