
Planning Committee Meeting 
January 3, 2024 
______________________________________________________________________________ 

Members Present: 
Chairman Jeff Link, Rick Shew, Ann Smith, and Mayor Janet Winkler 
 

Others Present: 
Town Manager, Jonathan Greer, Assist. Town Manager, Shana Guy, Town Planner, 
Teresa Kinney and Town Clerk, Tammy Swanson 
 

Call to Order: 
Chairman Jeff Link called the meeting to order at approximately 10:00 am at the Hudson 
Town Hall. 
 

Discuss Updates to Zoning Ordinance: 
Teresa discussed some possible development for property located along Cedar Valley 
Road across the road from Hudson Middle School.  This development could include 120 
to 125 housing units.  Teresa asked the Committee Members if they were comfortable with 
this type of growth for this area of Town.  
 
It was the consensus of the Committee that this type of housing is very much needed in 
Town, and the change in density should be fine for this area. 
 
Teresa commented that this type of development would bring additional traffic to the 
area, which could encourage the NCDOT to add a traffic circle at the Middle School. 
Teresa also commented that this type of development would fit the Town’s 
Comprehensive Plan; however, the development would require a text amendment in 
order to allow upwards to 25 housing units per acre.  
 
Teresa presented two options for the Committee to consider for the text amendment.  
 
 

Residential Multi-Family High Density Overlay District for all residential districts, 
except for R-20, RA15 including OI-D, CB-D, HB-D 

 

Option 1 

153.02 RMF-HO: HIGH DENSITY MULTI- FAMILY DISTRICT. 
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   Within the RMF-H Zone as shown upon the zoning map of the town, incorporated by 
reference in § 153.21, the following regulations shall apply. 

   (A)   Permitted uses. High density multi-family dwellings and customary accessory structures 
and uses which must be located within the primary structure. 

   (B)   Required lot area, lot width and yards. 

      (1)   Minimum lot size - none. 

      (2)   Minimum lot area for first dwelling unit - 5,000 square feet. 

      (3)   Minimum additional lot area for next eight units - 500 square feet. 

      (4)    Minimum lot area per dwelling unit for nine units or more - 1,000 square feet. 

      (5)   Minimum lot width - none. 

      (6)   Minimum front yard - 20 feet. 

      (7)   Minimum rear yard - 20 feet. 

      (8)   Minimum side yard - 8 feet. 

      (9)   Minimum combined width of both sides yards - 20 feet. 

   (C)   Height. Each side yard shall be increased one foot for every two feet of building height 
in excess of 50 feet. 

   (D)   Screening. Screening shall be provided in accordance with §§ 153.060 through 153.064. 

   (E)   Off-street parking. Street parking space shall be provided in accordance with § 153.042. 
All parking and drives shall be behind the buildings to provide additional open space uses.  

(Ord. passed 11-3-1970; Am. Ord. passed 7-3- 1972) 

§ 153.025 CLUSTER DEVELOPMENT OVERLAY DISTRICT. 

   A cluster development is a special use designed to allow for non-conventional 
developments, and mixed-use developments. The requirements for the cluster development 
are as follows. 

   (A)   Cluster developments are by special use permit only. 

   (B)   A cluster development may be developed in any residential, business or commercial 
zone in the town. 

   (C)   A minimum of five lots is required. 

   (D)   A lot size exemption of 75% of the minimum lot size for the zone the cluster development 
is to be utilized is allotted; all other requirements for that zone will apply. 

   (E)   Uses shall be limited to single- family detached dwellings, and related accessory uses, 
as described by the zoning district the development is in. 

   (F)   The maximum number of potential lots that may be created shall be computed by 
subtracting 20% of the gross area (an allowance for street rights-of-way) and by dividing the 

https://codelibrary.amlegal.com/codes/dallasnc/latest/dallas_nc/#JD_153.21
https://codelibrary.amlegal.com/codes/dallasnc/latest/dallas_nc/0-0-0-10094#JD_153.060
https://codelibrary.amlegal.com/codes/dallasnc/latest/dallas_nc/0-0-0-10134#JD_153.064
https://codelibrary.amlegal.com/codes/dallasnc/latest/dallas_nc/0-0-0-9615#JD_153.042
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remainder by the minimum lot area requirements for the zoning district in which the 
development is located. This section shall apply regardless of the amount of land actually 
required for streets. 

   (G)   An amount of land at a minimum equal to the amount of reduction in lot size as 
determined by division (D) above shall be placed as open space within the development and 
each lot shall have direct access by right-of-way or easement to such open space. Such open 
spaces shall be held in nonprofit, corporate ownership by the owners of the lots within the 
development. In consideration of the purposes served by a cluster development, the title to 
such open space shall be preserved to the perpetual benefit of the private properties in the 
development and shall be restricted against private ownership for any other purposes. Twenty 
percent of the open space must have improvements. As an option, where the Board of 
Commissioners agrees, such open space may be dedicated to the town for public benefit. 

________________________________________________________________ 

 

Option 2  

Section ___ R-MFH Residential High Density Multi Family Overlay Zone  

The Residential High Density Multi Family Overlay Zone is designed to provide for high 
density residential overlay zone within the R-75, R-85, R-15, CBD and Highway Business 
Districts by an amendment to the Town of Hudson Zoning Ordinance. For the purposes of this 
section, a high-density multi-family residential is defined as any lot, tract, or parcel of land 
used, maintained or intended to be used, leased or rented for occupancy of multi-family 
dwellings, consisting of not less than 2 acres in area, excluding street right-of-way, but 
including 12 dwelling units completed at first occupancy. This definition shall not include sales 
lots on which unoccupied manufactured homes are parked for purposes of inspection and/or 
sale.  

Provisions for ________.  

These provisions govern the establishment of a Residential High Density Multi Family 
Overlay Zone within the R15, R85, R75, CBD, and HB Districts.  

(A) The provisions, procedures, and development standards for manufactured home parks 
shall be as required in Section___..  

(B) An application for rezoning a lot(s) or parcel(s) from either R-15, R-75, R-85, CBD and 
Highway Business Districts must be submitted for initial review to the Zoning Administrator 300 
days prior to its introduction to the Hudson Planning Board.  

(C)   The rezoning application, including recommendations of the Planning Board, is brought 
before the Hudson Town Commissioners for final review. 

(D)   A public hearing is required in accordance with N.C. General Statute 160D 601 prior to 
any amendment to establish a Residential High Density Multi Family Overlay Zone to the 
Hudson Zoning Ordinance. 
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Existing sections.  

 

Section 105. Planned Unit Development. 

The purpose of the planned unit development, residential, is to provide a means by which low, 
medium, or high intensive multifamily dwellings may be developed on a site under unified 
control, which is planned and developed as a whole or in stages, in areas which may be 
unsuitable for conventionally developed multifamily use. By requiring a Special Use Permit for 
the Zoning District, site plan and maximum control of development can be achieved. 

The Board of Adjustment may approve this form of development in the districts that allow it as a 
special use, provided: 

105.1 Such project is an integrated plan designed for the primary purpose of residential use, 
commercial, and mixed use. 

105.2 The site for the total project is at least 2 acres and at least 2 principal buildings are 
included in the plans and/or at least 1 acre for single building. 

105.3 That the total parcel of land is under single ownership or control, and there is reasonable 
assurance that the project can be successfully completed and maintained, including care and 
maintenance of all common open space, recreation space, and other common land area. The 
PUD plan should reflect the Town of Hudson’s long-range plans. 

105.4 The preliminary plan for the proposed planned unit development shall be submitted to 
the Hudson Board of Adjustment for its review. The procedure for approval of the preliminary 
plan(s) shall be in accordance with the applicable provisions of the Town's Subdivision 
Regulations.  The Board of Adjustment may request design changes. Such changes may include, 
but shall not be limited to, provisions for additional utilities, drainage, landscaping, lighting, 
streets and access ways. 

105.5 The applicant must resubmit the plan, within 60 days, to the Board of Adjustment if 
changes were requested. If the plan is rejected by the Board of Adjustment, the applicant will 
not receive consideration of the same plan for a period of 12 months. The applicant can, 
however, appeal to Superior Court. 

105.6 All principal buildings and accessory buildings or uses abutting the property lines of the 
project must meet the minimum yard requirements of the district where the project is located. 
All height requirements shall be met for the district where the project is located. 

105.7 The overall use of the area for buildings shall be no more than 25% 60% of the total land 
area. The minimum unobstructed open space shall be twenty-five (25%) percent of the total site 
area. At least twenty-five (25) percent of the minimum unobstructed open space shall be usable 
open space. Usable open space shall be defined as an open area designed and developed for 
use by the occupants of the development or others for recreation, courts, gardens, or household 
service activities, such as clothes drying, which space is effectively separated from automobile 
traffic and parking and is readily accessible. The term shall not include space devoted to streets 
and parking. 
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105.8 Off-street parking shall be provided at a ratio of two spaces per dwelling unit or 1.5 or 
2.0 spaces per dwelling in multi-family housing developments. Board of Adjustment will have 
the flexibility based on the type of units presented in the PUD project. 

105.9 All streets and parking areas shall be constructed and paved according to the standards 
of the Town of Hudson, unless a different plan is approved by the Board of Adjustment as a 
condition of the project. 

105.10  The procedure for final approval of a planned unit development shall be in 
accordance with the applicable provisions of the Town's subdivision regulations which will 
include the submission of a design plan to the Hudson Board of Adjustment showing how the 
requirements of Subsections 105.1 through 105.4 above will be met. Failure of the Board of 
Adjustment to act on the plan within 60 (90) days following the date of resubmittal, shall 
constitute a final approval. An approved project must be started within 12 months after final 
approval and must be completed within a reasonable time. Such time shall be agreed upon 
between the Board of Adjustment and the applicant/developer. 

105.11 No dwelling shall exceed two and one-half (2 1/2) stories or thirty-five 

(35) feet in height. No other building shall exceed thirty-five (35) feet in height unless minimum 
side and rear yards at exterior property lines shall be increased over the required minimum by 
five (5) feet for every five (5) feet, or fraction thereof, of height over thirty-five (35) feet. 
Individual stacked second story apartment units are not permitted. Any building greater than 
one story shall be designed as townhouses where each individual dwelling unit occupies all 
stories above the ground story. 

(7) All schools, churches, community centers and other public meeting places shall be 
designed, arranged and maintained so that all loading of vehicles can take place off the public 
right-of-way and street. 

(8) Every building shall be separated on every side from any other building within the group 
by a distance of at least twenty-five (25) feet. 

(9) Parking of motor vehicles shall not be permitted within the required setback. 

 

(B) An application for a special use permit to allow PUD development shall be accompanied 
by schematic plans showing Section 111. Multi-family, Commercial and Industrial Development 
Standards: 

(1) Proposed locations of building and their general exterior dimensions. 

(2) Proposed use of all land within the area requested for PUD-R. 

(3) Dimensions between all buildings and from buildings to property lines. 

(4) Traffic, parking and circulation plan, showing proposed locations and arrangement of 
parking spaces and ingress and egress to and from adjacent streets. 

 

Note:  The Committee favored 2 parking spaces per unit. 
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(5) Proposed location and material of any screening walls, fences, or plantings. 

(6) Proposed exterior design of buildings. 

(7) Schedule of number and size of apartments within the project. 

(8) Proposed time schedule and staging, if any, for construction of the project. 

 

(C) In approving an application for PUD, the Board of Adjustment shall find that the proposed 
development will be compatible with neighborhood development plans, will not place an 
excessive traffic load on local streets, that the site can be developed according to a site plan that 
will be compatible with existing neighborhood development, and that the site can be provided 
with adequate utility services. 

 

(D) Site development within the PUD shall conform to the schematic plan and associated 
requirements by the Board of Adjustment. Modification of the development plan and associated 
requirements may be made by the Board of Adjustment subsequent to the initial approval upon 
application by the owner of the property. 

 

(E) Following approvals of a PUD Special Use Permit, the property for which approval was 
granted shall be labeled "PUD" on the zoning map. All relevant documents, findings of fact, site 
plan, Board minutes, etc. shall, after achieving final approval and signatures, be recorded at the 
Caldwell County Register of Deeds within 60 days of final approval. 

 

111.03 Tree and shrub specifications: 

a. Tree" as used herein means any tree, evergreen or deciduous, whose 
mature height of its species can be expected to exceed fifteen (15) feet for 
a small tree and thirty-five (35) feet for a large tree (except in cases where 
this would require the planting of incompatible species with the 
surrounding environment, such as overhead utility lines, then acceptable 
species may be used). The tree, existing or planted, shall be at least eight 
(8) feet in height and six and one-quarter (6 1/4") inches in circumference 
(two (2) inches in diameter) measured at one-half (1/2') foot above grade 
for newly planted trees and measured at four (4) feet above grade for 
existing trees. 

b. "Shrub" shall attain a minimum of thirty (30") inches in height with three (3) 
years of planting. All shrubs shall be a minimum of eighteen (18") inches 
tall when planted. All shrubs planted on berms may have lesser height 
provided the combined height of the berm and plantings after three (3) 
years is at least thirty (30") inches in height. 

c. Tree Replacement Standards: Any tree that dies or is damaged due to 
weather or other factors must be replaced within the next planting season. 
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Trees must be replaced at a 2 to 1 ratio if the existing damaged/dead tree 
exceeds a height of twelve (12) feet and is more than six and one-quarter (6 
1/4") inches in circumference (two (2) inches in diameter) measured at four 
(4) feet above grade. Existing damaged/dead trees that that are less than 
the above listed requirements may be replaced at a 1 to 1 ratio. 

 

 

Section 111. Multi-Family and Commercial and Industrial Development Standards 

Review of Multi-Family and Commercial developments shall be the responsibility of the Town 
Planner. The Town Planner at his/her discretion may ask the Planning Board to participate in the 
review process and render any decision in regards to the standards listed from section 111.01 
through 111.06. At no time may the Town Planner or Planning Board lessen the requirements of 
this Section. 

111.01  Access Management and Pedestrian Facilities: 

Access Management 

a. All new driveway access shall be permitted in accordance with the current 
NCDOT “Policy on Street and Driveway Access to North Carolina Highways”. 
Additional restrictions will apply as follows: 

 

b. The minimum distance between the centerlines of driveways into commercial 
developments shall be at least 600 feet. 

 

c. On lots that are developed for commercial and/or industrial use, stub outs will 
be required for interconnectivity to abutting lots or for future development of the 
remainder of the parcel. 

 

d. No property shall have more than two (2) driveway access points. In situations 
where public safety may be affected, additional driveway access points may be 
permitted only after a Traffic Impact Analysis has been completed at the 
responsibility of the developer. NCDOT and/or the Town of Hudson may request 
that the study be completed. A certified professional engineer shall prepare the 
Traffic Impact Analysis. NCDOT and/or the Town Engineer shall make the final 
decision in regards to location and number of driveway access points. 

 

Pedestrian Facilities: 

a. Sidewalks or multi-use paths are required along all major thoroughfares in 
multi-family and commercial developments within the Town of Hudson and its 
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ETJ. Sidewalks may also be required along minor thoroughfares and collector 
streets if deemed necessary (connectivity to existing sidewalk system) by the 
connectivity plan Town of Hudson Bike and Pedestrian Plan 2021 and future land 
use plans. Town Planner. 

b. Connectivity with the Town’s greenway/trail system should be considered 
(where feasible) if the development is within 100 feet of the existing system 
following the connectivity plan Town of Hudson Bike and Pedestrian Plan 2021 
and future land use plans Town Planner.  

Section 111.02 Landscaping of Parking Area 

The landscaping requirements of this section shall apply to land, public and private, designated 
as multi-family, recreational, institutional, industrial and commercial land uses which are 
required to have twenty (20) or more parking spaces. All those multi-family, recreational, 
institutional, industrial and commercial land uses which are required to have ten (10) to nineteen 

(19) spaces must comply with the street yard requirements only. Certified and Licensed 
apartment complexes for the elderly (ages 55 and older) shall have a parking ratio of no less 
than 1.5 spaces per unit 

111.04 Parking area landscaping requirements of this section are as follows: 

a. Credit for using existing trees on site greater than or equal to those 
required by standards shall be two (2) trees for every one tree retained (in 
accordance with Section 111.06 a) When using an existing tree, the area 
under the dripline (maximum extension of branches) of the tree must 
remain undisturbed. This includes grading, fill, paving, etc. 

b. If an existing tree dies, it must be replaced with two (2) trees during the next 
planting season. (in accordance with Section 111.06 c) 

c. If any tree/shrub dies, replacement is required within the next planting 
season. 

d. Landscaping shall be placed in a manner, which meets the intent of this 
Ordinance, and shall be maintained. 

e. Any fraction of requirements shall be rounded to the next whole number. 

(e.g.; in a street yard, if lot width is 149 feet or less then the number of required trees shall be 1. 
If the lot is 150 then the number of required trees shall be 2 (rounded up to 200 feet)). 

f. Landscaping shall not obstruct the view of motorists using any street, 
private driveway, parking aisles or the approach to any street intersection 
so as to constitute a traffic hazard. 

g. Required parking surfacing. All parking and driveways facilities shall 
provide a paved surface of concrete or asphalt material. Concrete pavers, 
brick, pervious or semi-pervious materials or similar material may be used 
if determined to exhibit wear resistance and load-bearing characteristics. 
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Driveway connections for changes of use shall require NCDOT or Town 
approval before installation. 

111.05  Landscaping requirements for interior areas of parking areas: (Interior 
areas are defined as the area within the property used for vehicular storage, 
parking and movement). 

a. Landscaped planting areas are to be located within or adjacent to the 
parking area as tree islands, at the end or parking bays, inside medians, or 
between rows or cars. 

b. There shall be one (1) tree for every twenty (20) parking spaces. 

c. There shall be one (1) shrub for every ten (10) parking spaces. Shrubs must 
be eighteen (18) inches tall at planting and reach a minimum height of thirty 
(30) inches in three (3) years. 

d. All trees and shrubs are to be planted within a landscaped planting area not 
less than one hundred sixty-two (162) square feet in area. 

e. No vehicular parking space shall be farther than one hundred (100) feet 
from a planting area. 

111.06 Landscaping requirements for street yards of parking areas: 

(Street yards are defined as the area between the public right-of-way and interior area) 

a. Street yards are required to be a minimum of fifteen (15) feet in width. 

b. One (1) tree is required every one-hundred (100) feet along the street 
frontage. 

c. Shrub beds (fifty (50) square feet minimum and a minimum of ten (10) 
shrubs per shrub bed) are required every fifty (50) feet along the street 
frontage. Berms may be used instead of shrubs with the following 
stipulations: 1) berms must be the required height of shrubs with no more 
than a 3:1 slope; 2) shorter shrubs may be used in combination with berms 
as long as the required total height is met; 3) berms must be capped or 
topped with groundcover vegetation; 4) berms shall be grassed; 5) berms 
must occupy sixty (60%) percent of the frontage area; 6) fences may be 
used in combination with berms as long as the fence is compatible in 
materials and color to the building and is not more than forty (40%) percent 
of the required height. 

 
 
 

After some discussion about the options, it was suggested that we go with whatever is simpler.   
 

Teresa stated that she planned to discuss these options with the Planning Board at their January 
meeting, with approval for a text amendment hopefully coming in February. 
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Informal Discussion: 

 
• Planning Board Membership:  Jonathan stated that one of our Planning Board Members 

has indicated that they would like to serve as an alternate member of the Board instead of a 
regular member. Dot Coleman has served on the Board since 1999, and has been a very 
dedicated member.  Due to obligations with her family, she is not always available for 
meetings, but she would like to remain involved with the Board.  

 
Tammy Williamson and Reid Roper, both in-Town residents, were mentioned as possible 
candidates to replace Dot.  

 
• Update on Social District:  Jonathan stated he is planning to have our attorney check on 

the status of the Social District. He commented that HUB Station is covered by 3 Doors 
Down – the alcohol just has to be purchased at HUB Station.  

 
• Update on Streetscape Project:  Jonathan stated that the Streetscape Project is 50% through 

the design phase.  He commented that we may have enough information available to look 
at the project with the upcoming budget.  
 

• HUB Station Updates:   
-Status on Elevator – Project in hands of engineers. 
-Status on Kitchen Equipment – Equipment has been ordered. 
-Additional lighting is needed at HUB, and will be added during the parking lot updates 
(Rural Transformation Grant). 

 
Adjournment: 

 Motion: (Rick Shew/Ann Smith) to adjourn the meeting.  Unanimously approved.  
 
 
 
       ___________________________________ 
       Tamra T. Swanson, Town Clerk 


