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Introduction
Hudson is a special place. Peaceful tree-lined neighborhoods, Western Reserve
architecture, scenic expanses and natural features, and a vibrant downtown
converge to form a unique place in the midst of the Cleveland and Akron regions.
More than just its physical environment, Hudson is also a community of active,
informed, and engaged residents who are proud of their city’s past and excited
about its future.
Hudson’s distinctive identity and character are the byproduct of a variety of efforts.
Since the merger of the City of Hudson Village and Hudson Township in 1994,
the City has been a proactive leader in using land use planning and development
policies to protect and enhance local character while also containing infrastructure
costs and accommodating appropriate new development. To that end, the City
developed and passed its first Comprehensive Plan in 1995 and updated it in 2004.
The development of the new Comprehensive Plan update, as well as the Downtown Phase II Plan, continues these planning efforts. Kicked off in September 2014,
the twelve month planning process will result in the establishment of a new vision
and agenda for the City of Hudson. Ultimately, the Plan will answer: “What should
Hudson look like in 10 years and how do we get there?”
This Existing Conditions Report is one step towards developing the new Comprehensive and Downtown Phase II Plans answering “where is Hudson now?” What do
residents like and dislike about Hudson? What is working and what isn’t? What are
the community’s biggest assets and biggest challenges? What does the community need? Ultimately, the information found in this report will offer answers to
these questions, providing both a qualitative and quantitative foundation for developing policies and recommendations in the coming months.

Purpose of the
Comprehensive
& Downtown
Phase II Plans
The current planning process being
undertaken by the City encompasses two
efforts: updating the Comprehensive Plan
and developing a Downtown Phase II Plan.
The key recommendations of each plan will
align with one another to ensure a consistent policy framework moving forward. It is
expected that the Downtown Phase II Plan
will be an addendum or attachment to the
Comprehensive Plan.

The Comprehensive Plan is the City’s
official policy document for growth and
development. It is broad in scope and
informs citywide development standards regarding land use, infrastructure,
transportation, parks and recreation, and
community services and facilities. The City
Charter requires a review and update of the
Comprehensive Plan at least once every
ten years. Upon completion, the new Plan
will serve as Hudson’s “roadmap” to the
future and will identify long-term community priorities and the tools necessary for
achieving them. It will replace the previously
adopted 2004 Comprehensive Plan.
The Downtown Phase II Plan is a separate
document being developed concurrently,
but will eventually be attached to the
Comprehensive Plan. The purpose of this
study is to plan for the 35 acre area to the
west and northwest of Downtown Hudson.
Naturally, the Downtown Phase II Plan will
be narrower in focus than the Comprehensive Plan and will focus only on redeveloping this specific area.

Planning Process

Report Organization

This document is an interim deliverable
at the mid-point of a seven step planning
process for the Comprehensive and Downtown Phase II Plans. This report is intended
to summarize the existing conditions in
Hudson and serve as a foundation for plans
and recommendations that will be prepared
later in the process.

The Existing Conditions Report is organized
into four key chapters:

°°Step 1: Project Initiation (Complete)
°°Step 2: Community Outreach (Ongoing)
3: Existing Conditions Analysis
°°Step
(Complete)

and on-line outreach that has been
conducted to date;

4: Community Vision, Goals, &
°°Step
Objectives
5: Development of the Downtown
°°Step
Phase II Plan
6: Development of the
°°Step
Comprehensive Plan

°°Step 7: Adoption of Plans

1: Introduction, introducing the
°°Chapter
plans and the planning process, as well
as organization of the Existing Conditions Report;
2: Community Outreach,
°°Chapter
summarizing all of the in-person

3: Community Profile,
°°Chapter
detailing a variety of important background information, such as the City’s
history, past plans and studies, development controls, land uses, demographics, and market potential; and
4: Summary & Analysis of
°°Chapter
Conditions, evaluating key issues,
themes, and opportunities within the
realms of land use, transportation,
economic development, governance,
the environment, community facilities,
and more.
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Community Outreach
The Comprehensive Plan and Downtown Phase II Plan will be products of a planning process that has actively sought input from a variety of stakeholders, including
residents, business owners, developers, service providers, elected and appointed
officials, and City staff. A variety of ongoing outreach efforts, both in-person and
on-line, have been used to gather the concerns, ideas, and aspirations of residents.
This feedback and input has been critical in identifying the key issues and opportunities for the Existing Conditions Report that will serve as the foundation for both
plans.

This section summarizes the community outreach efforts that have been
completed thus far in the planning process. The following activities have been
conducted:
—— Kick-Off CPAC & DPAC Workshop
—— Community Workshop
—— Business Workshop
—— Junior Leadership Workshop

Outreach will continue throughout the drafting and reviewing of the Plans in order
to allow citizens an opportunity to shape recommendations and review interim
documents as they are prepared. Ultimately, this will promote a sense of local
stewardship for the plan and ensure that each resident has an opportunity to help
shape the future of his or her community.

—— Key Person Interviews
—— Project Website
—— Online Surveys
—— sMap Online Mapping Tool
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Kick-Off CPAC &
DPAC Workshop
The Comprehensive Plan Advisory
Committee (CPAC) and Downtown Plan
Advisory Committee (DPAC) are comprised
of 40 community stakeholders who
represent the community and act as a
sounding board for the City and Consulting
Team throughout the planning process. By
reviewing all documents and recommendations, they ensure that the forthcoming
Plans reflect the vision and aspiration of all
residents and stakeholders.
On September 10th, a kick-off workshop
was held with both committees at City Hall
to discuss issues and opportunities within
the City of Hudson. The workshop centered
around three key questions:
are five issues or concerns facing
°°What
Hudson?
are three specific projects or
°°What
actions you would like to see undertaken in Hudson?

are the primary strengths and
°°What
assets of Hudson?
The following is a summary of the
thoughts, comments, and opinions
recorded in response to these questions.
It is important to note that the items identified in this workshop summary are not
recommendations of the consultant, but
rather feedback and comments received
from those who participated in the workshop.

Top Issues
The discussion began by asking steering
committee members to write down and
then voice six issues or concerns that they
believe are confronting the City of Hudson.
While this question brought forth a wide
variety of topics, many of these issues were
interrelated and in agreement with the
responses of other participants. Accordingly,
the responses are organized below into
several common themes.

Increase Non-Motorized
Connectivity
Committee members brought up a number
of issues regarding connectivity, with
a specific emphasis on pedestrian and
non-motorized traffic. Many members
believe that better sidewalks, trails, bike
paths, and bike lanes are needed to
increase healthy lifestyles and enable easy
movement between neighborhoods and
commercial areas.

Improve Traffic and Parking
Concern was expressed over traffic congestion during peak periods, particularly on
Routes 303 and 91. It was also mentioned
that parking within the Downtown area can
be difficult during weekends and special
events, especially with limited non-motorized transportation options such as bike
lanes, public transportation, or sidewalks
available.

Additional Issues
Balance Economic Growth
with Preservation of
Local Character
Many committee members would like to
grow and diversify Hudson’s economic base
in order to bring in new revenue and reduce
reliance on residential property taxes. At the
same time, however, members would like
to see growth conducted in a measured,
strategic manner in order to preserve
Hudson’s small-town feel and unique local
character.

Enhance the Downtown Core
Members overwhelmingly believe that
Downtown Hudson is one of the City’s
greatest assets and would like to see it
maintained and enhanced. Specific issues
facing the Downtown included traffic during
peak periods, a limited amount of quality
office space and the need to finish Downtown Phase I.

Support Schools
Committee members were very proud of
Hudson City Schools, noting that educational quality is what attracts and retains
residents. However, many also noted that
facilities are aging and may be in need of
infrastructure upgrades or replacement.
Continued support for the schools was
emphasized, particularly given the aging
population of Hudson.

Diversify the Housing Stock
Participants noted the lack of affordable
and senior housing within Hudson. Most
homes are perceived as being large and
expensive, pricing out lower-income
families and making it difficult for seniors to
“age in place.” Members suggested a variety
of new housing options, such as multifamily, senior housing, and townhomes.

The following are other issues and concerns
raised by participants that do not fit within
the identified themes:

°°Lack of a recreation center
°°Redevelopment of the YDC property
historic structures and
°°Preserving
neighborhoods
°°Maintaining a balanced budget
°°Stricter code enforcement

Top Project
or Actions

Primary Strengths
& Assets

Steering Committee members suggested a
wide range of action items to improve Hudson,
but several ideas came up frequently. Some of
the more popular responses included: targeted
improvements to connectivity and traffic flow,
redevelopment of the YDC property, infrastructural improvements, introduction of a new
recreation or community centers, and development of a new central civic campus.

Finally, members of both steering committees were asked to identify Hudson’s major
strengths and assets. Popular responses
focused on the Hudson school system, local
parks and open spaces, the Downtown, and
an engaged community.

Specific projects and actions provided by
committee members are listed below:

°° Develop a traffic study or transportation plan
sidewalk connectivity, espe°°Improve
cially along Routes 91 and 303
°°Improve road infrastructure
°°Improve road signage
°°Introduce bike lanes
°°Redevelop YDC Property
°°Complete Downtown Phase I
°°Construct the Oviatt Street connector
the Hines Hill Road rail road
°°Improve
crossing
°°Provide broadband access city-wide
affordable housing geared
°°Construct
toward “empty nesters”

A full list of responses is provided below:

°°Downtown
°°Engaged and well-educated residents
°°Sense of community
°°Small-town charm
°°Family-friendly community
°°Quality school system
°°Parks and open spaces
°°Safety
°°Well-maintained properties
°°Sense of place
°°Historic area
°°Fiscal responsibility
°°Professionally-run government
location between Akron and
°°Strategic
Cleveland
°°Western Reserve Academy

a marketing campaign to
°°Conduct
attract new investment to Hudson

°°Construct a new recreation center
°°Construct a new arts center
°° Construct a new auditorium or events center
°°Construct a new aquatic center
°°Build a hotel in the downtown
a new civic campus containing
°°Develop
all city functions
or improve city buildings and
°°Relocate
facilities
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Community
Workshop
On September 11th, a Community Workshop
was held at Hudson High School to allow
residents to communicate their issues,
aspirations, and priorities for the future of
Hudson. The workshop centered around
three key questions:
1. What are five issues or concerns facing
the City of Hudson?
2. What are three specific projects or
actions you would like to see undertaken in Hudson?
3. What are the primary strengths and
assets of Hudson?

The following is a summary of the
thoughts, comments, and opinions highlighted in the workshop in response to the
above questions. It is important to note
that the items identified in this workshop
summary are not consultant recommendations, but rather feedback and comments
received from those who attended the
workshop.

Top Issues

Diversify the Housing Stock

Additional Issues

The discussion began by asking those
in attendance to identify five issues or
concerns facing the City of Hudson. A wide
variety of topics were discussed in response
to the question; however, many of these
issues were interrelated and in alignment
with other responses and opinions. Accordingly, the responses are grouped below into
several common themes.

Participants stated that although Hudson’s
housing stock is of a high-quality and
attractive in appearance, the City lacks
smaller, more affordable housing units
that may be better suited for work-force
housing, seniors and young professionals.
Specific options proposed included multifamily housing and single-story housing
near commercial corridors and the Downtown area.

The following are other issues and concerns
raised by event participants that do not fit
within the identified themes:

Preserve Hudson’s SmallTown Character
Workshop attendees overwhelmingly
believe in preserving Hudson’s existing
character and identity. Some community
members expressed concern that increased
development could threaten Hudson’s
small-town charm and unique identity.

Attract Young Residents
and Families
Participants noted the need for Hudson to
attract new residents, with an emphasis
on bringing in younger families. A younger
population base was seen as adding
vibrancy, diversity, and more tax revenue.

°°Redeveloping the YDC property
°°Need for a community center
zoning and land use are properly
°°Ensure
aligned
°°Minimize traffic and congestion
for road infrastructure improve°°Need
ments

Increase Non-Motorized
Connectivity

to preserve parks and open
°°Need
spaces

Participants emphasized the need to
“better connect” neighborhoods with
the Downtown, commercial areas, and
institutional assets. More sidewalks, trails,
bike paths, and bike lanes were all listed as
examples of ways to better knit-together
the community and increase connectivity
between different areas.

to be proactive in maintaining
°°Need
neighborhood quality

Support Local Schools
Noting the high quality of Hudson’s public
school system, residents discussed the
need to maintain local support. Maintaining
the quality of Hudson schools was viewed
as a key factor in attracting new families
and maintaining the City’s reputation as a
well-educated community.

Top Project
or Actions

Primary Strengths
& Assets

Residents and community stakeholders
suggested a wide range of steps to improve
Hudson. Some of the more popular
responses included: improving transportation infrastructure to facilitate greater
connectivity, constructing a community
center, redeveloping the YDC property, and
introducing a city-wide high-speed internet
system.

Lastly, community members were asked
to identify Hudson’s major strengths and
assets. Popular responses focused on
public safety, Hudson’s unique and attractive character, educated and engaged residents, and the high quality public schools.

projects and actions provided
°°Specific
by committee members are listed
below:

°°Improve sidewalk infrastructure
°°Improve streets
°°Add new bike paths and trails
°°Add new parks
°°Construct a community center
a civic campus that can house
°°Construct
various City facilities and functions
°°Redevelop the YDC property
°°Introduce a high-speed internet system
°°Enforce City codes and ordinances
°°Create a plan for the Hines Hill property
commercial and industrial
°°Encourage
growth
affordable and diverse
°°Encourage
housing options
and maintenance of existing
°°Repair
properties
educational services for resi°°Expand
dents of all ages

°°A full list of responses is provided below:
°°Safety/low crime
°°Friendly community
°°Centrally located
character but close to Cleveland
°°Rural
and Akron
°°Unique character
°°Beautiful homes
°°Attractive built environment
°°Historic character
°°Aesthetically pleasing image
°°Small town charm
°°Parks and open space
°°Cuyahoga Valley National Park
°°Library
°°Walkable
°°Easy access to transportation
°°Educated and engaged residents
°°Community determined to improve
°°Volunteerism
°°Consistent property values
°°Strong government

°°Limit density
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Business
Workshop
A Business Workshop was held on
September 11, 2014 at the Hudson Country
Club with local business owners and
operators. The goal of the workshop was
to identify issues and opportunities that are
unique to Hudson’s business community.
The workshop was organized around three
key questions:
are five issues or concerns facing
°°What
businesses in Hudson?
are three specific projects or
°°What
actions you would like to see undertaken in Hudson?

are the primary strengths and
°°What
assets of Hudson?
The following is a summary of the
thoughts, comments, and opinions
discussed in the workshop as a response
to these questions. It is important to note
that the items identified in this document
are not recommendations of the consultant, but rather feedback and comments
received from those who participated in the
workshop.

Top Issues

Diversify the Housing Stock

The discussion began by asking participants to identify and discuss five issues
or concerns facing business in Hudson. A
wide variety of topics were brought up as
a result of this question; however, many
of these issues overlapped with and were
in agreement with the responses of other
participants. Accordingly, the responses
are organized below into several common
themes.

Participants emphasized a need for
affordable single-story housing, specifically
targeted at “empty nester” couples needing
to downsize from larger single-family
properties. Demand for affordable housing
was also discussed in order to ensure that
Hudson’s workers can afford to live near
where they work.

Attract and Retain
Businesses
Business operators highlighted the need
to attract new businesses to Hudson,
especially within the Downtown area. The
recruitment of a large “corporate” business
was also mentioned as a way to increase
both local employment levels and the tax
base.

Expand Downtown Parking
Some participants felt that a lack of parking
is impacting economic growth within the
Downtown. It was noted that employees
or “all-day parkers” monopolize spots that
should be allocated for shoppers, office
visitors, and tourists. Special events significantly increase parking demand, often
leading to congestion and an inability to
find a spot. It was also suggested that the
parking issue may be in large part perceptual and based on the location of parking
areas.

Reduce Taxes and
Utility Costs
Owners and operators expressed concern
about the high costs of taxes and utilities.
This was noted as a potential deterrent to
businesses choosing to expand or locate in
Hudson.

Improve Traffic
Rush hour and special event traffic creates
congestion, especially along arterial roads
and within the Downtown area. Other
traffic issues include at-grade railroad
crossings, which often block roadways
and force drivers to find less convenient
alternate routes.

Additional Issues
The list below includes other issues and
concerns raised by participants that do not
fit within the identified themes:

°°Supporting Hudson’s schools
°°Maintaining Hudson’s small town charm
°°Spreading the tax burden evenly
°°Marketing Hudson’s regional location
°°Introducing city-wide fiber or wi-fi

Top Project
or Actions

Primary Strengths
& Assets

Business owners and operators suggested a
number of action items to improve Hudson,
but several ideas were often repeated. Some
of the more popular responses included:
redevelopment of the YDC property, the introduction of a fiber system throughout the city,
various traffic calming measures to alleviate
congestion, and the repair/construction of
new infrastructure to increase connectivity.

Finally, workshop participants were asked
to identify Hudson’s major strengths and
assets. Popular responses focused on
the school system, small town charm, the
Downtown, reputation as a family-oriented
community, and engaged residents.

Specific projects and actions provided are
listed below:
the YDC property for
°°Redevelop
commercial or residential uses

°° Promote economic growth in the Downtown
°° Promote economic growth west of Route 91
a marketing plan, focusing on
°°Prepare
Hudson’s strategic regional location
°°Attract a corporate headquarters
°°Prepare a plan for the Hines Hill property
specific growth objectives for
°°Identify
businesses
°°Lower taxes
°°Equalize the tax burden
°°Introduce a fiber system for all residents
traffic calming measures to
°° Utilize
reduce speeding and improve circulation
°°Conduct a traffic study
°°Construct the Oviatt Connector
railroad crossings at all
°°Construct
at-grade locations

A list of responses is provided below:

°°Schools
°°Sense of place
°°Small town charm
°°Attractive, quaint image
°°Unique, thriving Downtown
°°Restaurants
°°Regional location
°°Library
°°Rich history
°°Low crime
°°Effective police force
°°Family friendly community
°°Close-knit community
°°Educated and engaged residents
°°Wealth
°°High quality of life
°°Quality of housing
°°Western Reserve Academy
°°Hudson Springs Park

°°Repair road infrastructure
°°Fill sidewalk gaps
°°Construct new bike infrastructure
°° Complete streetscaping along Main Street
°°Increase municipal services
°°Construct “empty nester” housing
single story housing in the
°°Introduce
Downtown
6
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Junior
Leadership
Hudson
Workshop
On November 17, 2014 a Junior Leadershop
Hudson Workshop was held at Town Hall
to allow members of the current class to
communicate their issues, aspirations,
and priorities for the future of Hudson.
The workshop centered around three key
questions:
1. What are five issues or concerns facing
the City of Hudson?
2. What are three specific projects or
actions you would like to see undertaken in Hudson?
3. What are the primary strengths and
assets of Hudson?
The following is a summary of the
thoughts, comments, and opinions highlighted in the workshop in response to the
above questions. It is important to note
that the items identified in the workshop
summary are not City staff recommendations, who facilitied the workshop, but
rather feedback and comments received
from those who attended the workshop.

Top Issues

Improve Road Conditions

YDC Development

The discussion began by asking thoise
in attendance to identify five issues or
concerns facing the City of Hudson. A wide
variety of topics were discussed in response
to the question; however, many of these
isseus were interrelated and in alignment with other responses and opinions.
Accordinly, the respones are grouped below
into several common themes.

Many particiants noted that some roads
are in very poor condition or unsafe and
should be improved. The group noted two
locations of special concern: the intersections of North Main Street/Clinton Street/
Aurora Street and the unsafe and narrow
underpass on Owen Brown Street at the
railroad bridge. They also stated that traffic
would flow more smoothly with coordinated traffic signals.

Workshop participants saw the former
Youth Development Center property on
Hines Hill Road as a great opportunity for a
wide variety of uses.

Provide More for
Young People To Do
Workshop attendees wanted more new,
fresh stores and activities of interest
to them. Specifically, the stores should
be located downtown. The group cited
several locations it felt were underutilitzed
including the area north and west of First
and Main.

Improve Recreation
Opportunities
Participants noted the lack of a public recreation center in Hudson. Such a center would
provide another venue for young people to
gather. The center might include a hockey
rink. The group also thought that more
major parks would benefit the community
including one closer to downtown.
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Increase Bike-Hike Trails
Participants emphasized the need to
connect neighborhoods with downtown,
commercial areas, and schools and other
institutional assets. More sidewalks, trails,
bike paths, and bike lanes were all listed as
examples of ways to better knit together
the communtiy and increase connectivity
between different areas. Noting the unsafe
biking conditions on North Main Street,
the group emphasized the need for these
connections to be safe.

Additional Issues
The following are other issues and cocnerns
raised by event participants that do not fit
within the identified themes:

°°Protect the viability of small businesses
with noise along the railroad
°°Concern
tracks especially close to development
°°Need for a hotel
°°Need more street lights for safety
to move gas stations out of
°°Need
downtown
to change policies that are
°°Need
unfriendly to businesses

Top Project
or Actions

Primary Strengths
& Assets

Workshop participants suggested a wide
range of steps to improve Hudson. Some
of the more popular responses included
improving nonvehicular connectivity especially to downtown and developing indoor
recreation facilites for general recreation,
hockey, turf events, and or other events:

Lastly, Junior Leadership Hudson attendees
were asked to identify Hudson’s major
strengths and assets. Popular responses
focused on historic preservation and the
community aesthetic, and the strength of
downtown.

Specific projects and actions provided by
participates are listed below:
a new use for the Mammouth
°°Find
Video location at Milford Drive and West
Streetsboro Street
new parks and trails, and a recre°°Build
ation center; renovate existing facilities

°°Reduce the number of trucks downtown
°°Add clothing stores for youth
the number of specific busi°°Regulate
nesses permitted such as the number
of pizza restaurants or drug stores

the YDC property for a recreation
°°Use
center or hockey rink

°°Create business friendly policies
the variety of activities for
°°Improve
youth

A full list of the responses is provided
below:

°°First and Main
layout of the City with a real down°°The
town at the center
°°Community events
°°The sense of community
°°Historic preservation
°°The community aesthetic
°°Educated citizenry
stadium, football and other
°°Memorial
events there
°°Public safety
°°Family businesses

°°Concentrate retail downtown
street pavement where roads
°°Improve
are in poor condition

Community Outreach | EXISTING CONDITIONS REPORT
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Key Person
Interviews
In order to get greater detail about important
issues and more accurately assess “on
the ground” conditions and potentials, the
consultant team conducted confidential
one-on-one interviews and roundtable
discussions with 46 people in November
2014. Those interviewed possessed a wide
range of perspectives and backgrounds,
including small and large business owners,
elected and appointed officials, old and new
residents, key service providers, developers,
educators, activists, and more.
Each group of participants was asked a
series of questions about Hudson, with
interviews generally lasting about one hour.
Not surprisingly, responses varied based on
a range of factors and perspectives. The
collective responses have been synthesized
and organized into key themes and issues
that came up frequently. Where disagreements exist between participants, both
perspectives are shared. It is important to
note that these comments are not policy
recommendations by the consultant, but
candid ideas, opinions, and concerns shared
with the consultant team by local stakeholders. Where used, quotations denote
that the statement was made verbatim by
an interviewee.

8

Identity &
Character
Interviewees expressed pride in living and
working in Hudson. Comments included
that it was a “great community place” with
a “small town feel” and robust sense of
community. However, the city’s wealth
and strong sense of history were seen, in
some cases, as causing non-residents to
view Hudson as “unwelcoming,” and some
interviewees felt there was an entrenched
establishment that dominated community
discussions. Most participants who spoke
on this topic felt that negative perceptions,
mostly held by residents of neighboring
communities, were changing for the better.
There was also a universal sense of
needing to balance preservation of
Hudson’s unique physical and social character with the implementation of strategic
changes that can make the city more livable
and economically competitive in the 21st
century. These changes tended to center
around encouraging more economic and
racial diversity, increasing connectivity (e.g.
sidewalks, public transportation, trails)
between different portions of the city, and
diversifying the housing stock.
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Economic
Development
General Climate
Overall, interviewees from the business and
development fields generally see Hudson as
a challenging place to do business relative to
its neighbors. High taxes and stringent regulations make it “more convenient to do business elsewhere,” and one business owner
noted that its “hard to come in and open up
shop…entrepreneurs just don’t want to deal
with all the regulations.” Another noted that
“we raise our prices in order to cover the
extra costs of doing business in Hudson…
we prefer not to do business there when it
can be avoided.” Generally, developers felt
there is a disconnect between the realities of
doing business in Hudson and how Hudson
markets itself to existing and prospective
businesses. It was recognized, however,
that much of the physical regulation and
tax burden that can inhibit business is also
what makes Hudson a desirable place to live.
On the whole, small businesses tended to
view the city as more business friendly than
developers and larger businesses.
City staff received high marks for access,
knowledge and general friendliness, but
most business leaders felt that the City’s
economic development team is not given
any tangible tools to recruit and retain
businesses, in terms of formal incentives
or policies. Some expressed a desire that
City Boards and Commissions be more
approachable and foster a collaborative working relationship with property
owners and individuals seeking to invest
in the community. A few interviewees also
expressed frustration with perceived inconsistencies in enforcement of ordinances.

Retail

Housing

Education

Hudson’s retail base is sizable for a city
of its size. The First & Main development
has provided a high quality, centralized
location for shops and restaurants that can
attract shoppers from both within Hudson
and throughout the region. At the same
time, general consensus was reached that
Hudson’s retail market is fairly saturated
and that little market space exists for
further retail development. An important
issue that many felt the Plan should
address is the “mish mash” of commercial
buildings at the city’s southern gateway
along Route 91.

Nearly all interviewees made some mention
of the need to increase housing diversity
in order to attract young families and
retain empty nesters and seniors. One
participant stated bluntly: “all we have are
old homes and [replica] colonials.” Many
participants expressed concern that older
residents cannot stay in Hudson once they
reach a certain age because no smaller
properties are available. High-end townhomes, condominiums, and small-lot,
single family homes were all proposed to
capture seniors who are looking to stay in
the community but downsize. Support for
rental or affordable properties was mixed.
The Villas of Hudson, with walkable access
to the downtown, were routinely cited as a
good example of the type of housing that
is needed.

Participants were extremely proud of the
city’s education system and noted that
it was one of the main draws to living in
Hudson. This includes both public schools
as well as private options, including the
Western Reserve Academy. A declining
school age population and enrollment was
discussed by several participants, however,
this was reported as being in line with both
regional and national trends. Cooperation
between the different schooling entities
and the city was reported as excellent.
Moving forward, private schools would like
to be included more in the conversation on
Hudson’s excellent schooling options.

Industry
Major employers noted that Hudson has
a great regional location with access to a
well-educated and high-quality labor force.
It also benefits from a variety of sizable and
notable employers, such as Allstate, JoAnn
Fabrics, and Little Tikes. Commutes were
reported as easy, with workers able to travel
into Hudson for work with minimal traffic.
According to developers, office space is in
high demand in certain locations, especially
in First and Main, however, little market
demand currently exists for new industrial
space. Both Hudson Crossing and Seasons
Greene, two major industrial parks, remain
mostly vacant.

Several development regulations were
cited as inhibiting higher-density residential
development: front loading garage requirements, setbacks, and cul-de-sac size.
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Transportation
Transportation issues tended to center
around three key issues: poor connectivity,
train traffic, and worsening automobile
traffic. Sidewalk infrastructure is spotty, and
many neighborhoods are not connected to
one another, especially in areas outside of
the original town core. It was an especially
prominent issue for public and private
school leaders, who voiced concern about
a lack of safe crossings and connections
for their school children. It was recommended to develop a capital improvement
campaign to develop better pedestrian
connections, starting with the core and then
moving outward. Additionally, the lack of
any sort of public transportation was cited
as increasing the difficulty of children, low
income individuals, or seniors in moving
around the community.

Rail traffic was reported as hindering
movement of people and vehicles. Several
crossings are at-grade, and can hold up
traffic during rush hours. In addition to
being inconvenient, it also inhibits development and limits uses of properties around
the crossings.
Workshop participants also noted
increasing levels of traffic in the heart of the
community along Routes 91 and 303, due
to a combination of a growing population,
development of First & Main, and a relatively narrow right of way. One interviewee
stated “we essentially have an agrarian road
system with a suburban population.” While
no interviewee supported widening roads,
there was discussion on better timing lights
along these key routes or placing a traffic
cop at the intersection of Route 91 and 303
to direct traffic during rush hour periods.
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Youth Development
Corps (YDC) Site

Downtown
& Phase II

The decision to purchase the YDC site from
Cuyahoga County was viewed negatively by
interviewees. Generally speaking, participants felt the City overpaid for the site and
purchased it without a vision in mind. Some
feel it was bought merely to safeguard
against further residential development on
the property. There was little consensus
among interviewees on what to do with
the property. Some stated a desire to see
it developed as a corporate campus, but
most developers said this was not feasible
given infrastructure and transportation
constraints.

The traditional Main Street area, First &
Main (Downtown Phase I), and Downtown
Phase II were all discussed by several of the
focus groups, including one group dedicated solely to a discussion of Downtown
Phase II. Overall, Downtown Hudson is
perceived as the heart of the community
and perhaps Hudson’s greatest asset.
The First & Main development, which was
greeted with skepticism by the community
when it was first proposed, is now accepted
as a great achievement for Hudson. One
interviewee stated that the completion
of First & Main was integral in “changing
the not-in-my-backyard mentality” and
showing that new development can be
tasteful and in keeping with Hudson’s
existing charm and character.

This site’s use as an industrial park, at this
point in time, was perceived as unrealistic,
given the availability of land in existing
industrial areas. Park space was suggested,
but most agreed that, as one participant
stated, “Hudson has parks coming out of its
ears” and may not be able to support more
untaxable recreation space requiring City
maintenance. Participants believe the new
Comprehensive Plan can play a strong role
in developing a strong long-term strategy
for the site.

Regarding Downtown Phase II, there was
unanimous support among interviewees for
some element of higher-density residential
development (e.g. townhomes, condos, or
properties similar to the Villas of Hudson)
that could cater to young professionals,
young families, and seniors. Similarly, it
was agreed upon the City could probably
not support additional large scale retail and
restaurant development, but office space
may be market viable. Generally, there
was support for some type of civic use
within Phase II, but what that meant varied
widely. Suggestions included an art gallery
or museum, a performing arts space, City
Hall, a recreation center, and/or an aquatics
center.

Project Website
A project website was created to establish a centralized location for information
regarding the Hudson Comprehensive Plan.
The website contains information and
updates concerning the project, meeting
notices, and downloadable versions of
project documents and reports. To provide
convenient and comprehensive information, the project website is accessed
through a link on the City of Hudson’s home
page.
The project website also contains links to
online questionnaires for residents and
business owners, as well as the sMap
mapping tool.

Moving forward, several interviewees stated
that as Downtown Phase II develops, that
it is important to remind the community
about the success of Downtown Phase I
and the struggles that were encountered
and overcome. Key challenges for the
broader Downtown area include development of the vacant “Building 7” site, parking,
and a recent spike in vacancy in larger units
(e.g. Gap, Coldwater Creek, Caribou Coffee,
Green Roots have all closed).
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Resident
Questionnaire
An on-line questionnaire for Hudson residents was posted on the project website.
It was designed to supplement in-person
outreach activities conducted throughout
the community, and is not intended to be a
scientific survey instrument. The questionnaire was launched in June 2014, and will
remain open and available throughout the
visioning portion of the planning process.
As of the drafting of this report, 318 residents submitted responses to the questionnaires. The following is a summary of
collected responses.

Advantages &
Disadvantages of
Living in Hudson
Respondents were asked to rate how a
variety of factors influenced the City, listing
them as either an advantage or disadvantage to living in Hudson.
The top 5 advantages to living in Hudson
were identified as:
Schools (93.4% of respondents)

°°
neighborhoods (81.0% of
°°Residential
respondents)
and security (76.7% of respon°°Safety
dents)
appearance (74.3% of
°°Community
respondents)
of housing (73.3% of respon°°Quality
dents)
The top 5 disadvantages to living in Hudson
were identified as:
of sidewalks (21.5% of respon°°Quantity
dents)

°°Taxes (18.3% of respondents)
transit options (14.3% of respon°°Mass
dents)
and circulation (10.6% of respon°°Traffic
dents)
of population (8.1% of respon°°Diversity
dents)

Recreation or
Aquatic Center
Residents were asked whether they
believe the City is in need of a recreational
or aquatic center. 82.9% of participants
strongly agreed the city needed such a
facility.

10
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Quality of Life
The survey shows that Hudson residents
are generally satisfied with the overall
quality of life in Hudson. Only 3 of over 300
participants said they were dissatisfied with
the quality of life in Hudson, and 61.3% of
participants indicated they were “very satisfied.” Residents surveyed were also asked
to identify what they felt were the biggest
threats to the City’s quality of life. The top
three threats were:
flow and congestion (16.4% of
°°Traffic
respondents)
development (11.5% of respon°°New
dents)
maintained/vacant properties
°°Poorly
(10.1% or respondents)

Education
Respondents were asked to rate the City’s
existing educational services, listing each
as either “good”, “fair”, “poor”, or “don’t
know”. The following is a list of educational
services in descending order based on the
percentage of respondents who labeled it
as “good”.

°°Elementary School (84.3%)
°°Middle School (76.4%)
°°High School (76.9%)
°°Kindergarten (74.4%)
°°Pre-school (68.6%)
°°Programs for the gifted (46.0%)
°°Programs for the disabled (43.4%)
°°Adult education (16.5%)

Public Facilities
& Service
Respondents were asked to evaluate
different public facilities and services, rating
them as either “good”, “fair”, “poor” or “don’t
know”. The following is a list of all facilities
and services in descending order based on
the percentage of respondents who labeled
it as “good”.

°°Library services (94.1%)
°°Police protection (89.4%)
°°Parks and open space (86.3%)
and landscaping on public prop°°Trees
erty (84.6%)
°°Fire protection (82.7%)
°°Electric service (72.1%)
°°Snow removal (57.5%)
°°Water quality (57.1%)
°°Health care services (56.7%)
°°Sewer services (56.5%)
°°Local streets (53.7%)
°°Community meeting space (53.5%)
°°Regional arterials/state roads (52.2%)
°°Services for youth (49.3%)
°°Trash service (45.4%)
°°Storm water drainage (41.8%)
°°Cultural facilities & programs (38.8%)
facilities & programs
°°Recreational
(35.4%)
°°Sidewalks (31.5%)
and technology infrastructure
°°Data
(26.1%)
°°Services for senior citizens (20.5%)

Housing
Respondents were asked to evaluate the
overall quality of housing stock, taking into
consideration appearance, cost, and property maintenance. Residents overwhelmingly rated the Hudson housing stock to be
in good quality, with 97% of respondents
rating housing stock as good or better, and
47.6% of respondents rating housing stock
as excellent.

Commerce
Residents showed a clear desire for new
businesses and uses in Hudson’s commercial areas, particularly in the Downtown.
Almost 70% of respondents felt it is
very important for the City to attract new
businesses and uses to the Downtown.
Furthermore, 55.5% of respondents said
they would support the use of tax incentives to retain existing businesses and
attract new businesses to the city.

Primary Strengths
and Weaknesses
Lastly, respondents were asked to identify
Hudson’s top strengths and weakness.
An overwhelming 72.2% of participants
indicated schools as Hudson’s top strength,
with neighborhoods (8.2%) and the
downtown (6.7%) as other top choices.
Hudson’s top weaknesses were identified
as taxes (26.0%) and connectivity (20.7%),
but a high number of “write-ins” also listed
the lack of a recreation center as a top
weakness.

Desired & Undesired
Development Types
Respondents were asked to indicate which
new types of development they would
like to see in the future. Participants were
mixed on their opinion of new residential
development, with 30.9% of respondents
not wanting any new residential development. The top 3 preferred kinds of residential development included single-family
homes (53.5%), townhomes (23.1%), and
condominiums (20.8%).
Those surveyed were also asked to demonstrate which kinds of non-residential development they would like to see in the future.
It is important to note that no specific type
of development received the endorsement
of a majority (50%+). The top 5 kinds of
non-residential development are:

°°Retail Stores (44.3% of respondents)
°°Restaurants (42.4% of respondents)
°°Entertainment (35.7% of respondents)
offices (27.1% of respon°°Professional
dents)
facilities (22.8% of respon°°Medical
dents)
The top 5 non-residential developments
that were not desired by residents include:

°°Gas stations (52.6% of respondents)
°°Hotels (44.5% of respondents)
°°Industry (33.6% of respondents)
°°Retail stores (13.6% of respondents)
facilities (10.8% of respon°°Medical
dents)
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Business
Questionnaire
An online questionnaire for Hudson’s
businesses was also linked from the project
website. The questionnaire was launched
in June 2014, and will remain open and
available throughout the visioning portion
of the planning process. Compared to other
outreach efforts, the business questionnaire received a low number of responses,
with only 10 businesses owners completing
surveys as of the drafting of this report.
Because the questionnaire received low
levels of participation, responses are not
provided in detail. However, a few general
themes can be reported. First, the majority
of responses showed satisfaction with the
business climate in Hudson. Second, those
surveyed emphasized a need for additional
sidewalk facilities and improvements to
existing sidewalks as to better connect the
City and local businesses. Third, the high
cost of taxes was highlighted, which is
consistent with input received from other
outreach efforts.

sMap
sMap is a social mapping application
developed by Houseal Lavigne Associates
that allows residents to actively participate
in the planning process. Linked from the
project website, sMap enables participants
to create their own community maps,
making note of issues and opportunities
while providing comments tagged to
specific locations. Residents are able to
tag community assets, desired uses and
developments, key transit destinations,
areas with poor appearance, problematic
intersections, and public safety concerns,
among other options.
As of the drafting of this Existing Conditions
Report, 3 user maps were created with a
total of 48 points. A summary of points
placed on the map that are within the study
area are listed below, organized by topic
area.
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Community Assets
°°Ellsworth Meadows
°°Cascade Park
°°Acme Plaza
°°Veterans Way Park
°°Colony Park
°°Rural areas
°°South Green
°°First & Main
°°Hudson Public Library
°°Education campus
°°Western Reserve Academy
°°Hudson Springs Park
°°Hudson High School
°°Hudson Montessori School
Priority
Development Sites
of Barlow Road and Terex
°°Intersection
Road

Problematic
Intersections
°°Routes 303 and 8
°°Route 303 and Boston Mills Road
°°Route 303 in front of Acme Plaza
°° Routes 303 and 91 (multiple submissions)
Road & railroad crossing near
°°Stow
Ravenna Street
Public Safety
Concerns
°°Owen Brown rail underpass
traffic near Stow Road and Ravenna
°°Rail
Street
Key Transit
Destinations
°°Downtown

Desired
Developments
°°Youth Development Center (YDC) Site
north and northwest of Down°°Areas
town Hudson
°° Vacant property next to the US Post Office
°°Flood Company Site
Poor Appearance
°° Southern gateway (City limits & Route 91)
Physical Access
Opportunity
°°Intersection of Routes 303 and 8
of the railroad underpass along
°°Upgrade
Owen Brown Street
a new railroad underpass/
°°Develop
overpass connecting Morse Road to
Atterbury Boulevard

°°Building 7 Site (First & Main)
°°Area around I-80 and Route 91
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Community Profile
Long-range visioning and planning is founded upon an understanding of where
the community is today. This chapter provides important background information about the community, including the regional position and history of Hudson,
a summary of Hudson’s past plans and studies, an overview of Hudson’s existing
land use and current development regulations, and an analysis of demographic
and market conditions. Collectively, this information paints a profile of the Hudson
community and sets up more detailed analysis in the following chapter as well as
the future Plans.

13

Regional Settings
The City of Hudson is located in Summit
County in northeastern Ohio. Situated between
two of Ohio’s largest urban areas, the City is
positioned just over 20 miles from Cleveland
and 10 miles from Akron. Hudson is included
in the Akron, OH Metropolitan Statistical Area
(MSA) and is part of the larger Cleveland-Akron-Canton, OH Combined Statistical Area
(CSA), the 15th largest CSA in the United States.

Interstate 80, part of the Ohio Turnpike,
passes through northern Hudson. Interstate
480, the Outerbelt West Freeway, passes
through the northeastern tip of Hudson.
Interstate 271, the Outerbelt East Freeway,
passes near Hudson to the northwest. The
City is also bounded by Ohio State Highway 8
on the west, and bisected by Ohio Routes 91
and 303.

Hudson’s regional location provides residents
with the charm of small town living while
providing easy access to larger urban centers
and nearby amenities, such as the Cuyahoga
Valley National Park. Hudson is served by a
number of highways in close proximity.

Hudson’s location also provides a convenient, accessible location for industry. 43%
of the U.S. population, 43% of the Canadian population, and 56% of Fortune 500
U.S. Headquarters are within a day’s drive.
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History
Map of the Western Reserve in 1826 (left), Pennsy
Train Station “The Depot” (below), and The Ohio
Turnpike (right)

Hudson is one of Ohio’s historic jewels.
With a past tracing back to the colonial era,
Hudson is a city proudly steeped in rich
history. A New England character has been
meticulously preserved and protected, and
residents are proud of Hudson’s charm and
unique atmosphere.
The City of Hudson was originally part of
the Connecticut Western Reserve, a 120
mile strip of Ohio territory claimed by the
colony of Connecticut in 1632. In 1795, the
colony sold the Reserve to the Connecticut
Land Company, a syndicate intent on
turning the land into profit. In 1799, David
Hudson purchased the land that would
later bear his name, moving his family and
possessions to the area in hopes of creating
an “altar to God in the wilderness.”

Though a difficult place to reach in the early
1800s, Hudson saw consistent growth with
the opening of Western Reserve College in
1826. Often dubbed the “Yale of the West”,
the institution was one of the only higher
education facilities in the region. Combined
with the completion of the Ohio-Erie Canal,
this period of growth was punctuated
by official incorporation as the “Town of
Hudson” in 1837.
Through to the mid-1850s Hudson saw an
era of prosperity, with increases in population and expansion of the local economy,
particularly the growth of the American
railroad. Many Hudson residents invested
in railroad speculation. In 1857, however,
the crash of railroad stocks left many in the
community penniless.
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In the 1860s, Hudson became active in the
abolitionist movement and the American
Civil War, adamantly opposing slavery and
sending 150 men to fight for the Union. The
town was highly active in the Underground
Railroad, facilitating passage for slaves
looking to flee to freedom in Canada. Some
historic homes and residences in Hudson
still have secret rooms and passages as
part of this effort. The abolitionist John
Brown, famous for his actions in Harpers
Ferry, Virginia, originated from Hudson. His
ties to the town ensured a strong support
for the abolitionist cause.
After the Civil War, the Western Reserve
College relocated from Hudson to Cleveland. Coupled with a series of fires in the
1890s and the closing of the Produce
Exchange Bank of Cleveland in 1904, the
town fell into a state of decline.

In 1907, Hudson native James W. Ellsworth returned to his home town as a
millionaire, given his success in the coal
industry. Appalled at the state of Hudson,
Ellsworth invested extensively in the town,
introducing paved roads, electric services,
water & sewer systems, and telephone
lines. Along with various other projects,
Ellsworth’s efforts were capped by the
construction of the Hudson Clock Tower
in 1912, now a prominent symbol for the
town. Additionally, in 1916, Ellsworth helped
establish the Western Reserve Academy, a
private school operating in the old facilities
of Western Reserve College.

Throughout the first half of the twentieth
century, the Town of Hudson and Hudson
Township remained relatively small and
rural. In the 1950s, construction of the
Ohio Turnpike, combined with a variety of
other socioeconomic factors taking place
nationally, led to steady rise in population.
Between 1960 and 1990, the combined
population of the Town and Township
tripled from roughly 5,000 to 17,000.
Concerned about uncontrolled growth
and its impact on local character, service
delivery, and infrastructure costs, the City
of Hudson and Hudson Township merged
in January of 1994 after passage of a
referendum. Shortly thereafter, the new
City of Hudson passed its first Comprehensive Plan, establishing a framework
for controlling population growth and
preserving local character. The resulting
growth management policies and procedures were tested and upheld by the Ohio
Supreme Court.

After many years of planning and construction, the “First and Main” development
opened in 2002 on the former Morse
Controls industrial site in Downtown
Hudson. While it faced some community
resistance at first, First and Main is now
considered a huge success. Its offerings
of national retailers, local shops, and high
quality restaurants, as well as a public
library, attract patrons from not only within
Hudson, but the broader region.
Today, the City’s population has settled
around 22,000 and Hudson is recognized
for its excellent public schools, peaceful
neighborhoods, and unique history and
character. It is home to several prominent
employers, including Little Tikes, Allstate
Insurance, and JoAnn Fabrics..
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Past Plans & Studies

This section contains a review of past plans
and studies impacting policy, planning, and
development within the City of Hudson. The
comprehensive planning process recognizes the value of these prior-planning
efforts, and will build upon them where
applicable as a component of the community’s new vision.

City of Hudson
Parks Master
Plan (2000)

Adopted in June 2000, the Hudson Parks
Master Plan focused on creating a greater
sense of place and identity for Hudson
Residents. The plan developed a framework
to guide park use, expansion, connectivity,
and image for the good of the community.
Aimed at fashioning a cohesive open space,
park, and trail system, the Master Plan broke
efforts into three sections:
Use Designation and Expan°°Park
sion: This section created a system
by which parks could be categorized.
These categories outline the existing
uses and potential expansions of each
specific type of park. Park categories
include:

--Active Use: parks with a concentration of facilities for organized
recreational activity

--Mixed Use: parks serving adjacent

neighborhoods, which may include
existing organized recreational
areas, playgrounds, and open space

--Limited Use or Preservation: park

lands comprised of environmentally
sensitive lands, mature stands of
trees, wetlands, or wildlife habitats.

16
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This section provided a
°°Connectivity:
system for prioritizing the development
of the Hudson Trail Network as a means
of connecting the entire city. Trails were
categorized into priority 1 trails from the
city center to the broader community,
priority 2 trails linking parks together,
and priority 3 trails connecting neighborhoods and linking the system to
surrounding communities.
This section established
°°Image:
guidelines intended to achieve a cohesive image for the entire Hudson Park
system, including both design details
and policy standards.

City of Hudson
Comprehensive
Plan (2004)

The City of Hudson adopted its existing
Comprehensive Plan in August 2004, an
update to the 1995 Plan. At its core, the 2004
Plan focused on two main issues: preserving
a high quality of life for residents and
stimulating non-residential growth that can
diversify/grow the tax base and create jobs.
From the 1970s Hudson had seen extensive
residential growth, which the 1995 plan
directly addressed. By 2004, however, residential growth had slowed, yet nonresidential
growth had not risen to meet the demand
that increased educational and governmental
services was placing on the local tax base.
The Plan was broken into seven sections
including land use; environment, recreation,
and open space; community facilities;
transportation and mobility; downtown and
historic core; growth management; and
economic development.
The Plan also provided an extensive set of
goals, objectives, and strategies to address
each section and an implementation
chapter to translate recommendations into
action. Key recommendations included:

an economic development
°°Prepare
study and plan;
an environment to retain and
°°Create
attract business;
traffic impacts and promote
°°Minimize
sustainable traffic patterns;
the growth management
°°Continue
program;

°°Protect and maintain neighborhoods;
environmentally sensitive
°°Preserve
areas;
the park and open space system
°°Expand
consistent with the Parks Master Plan;
utilities to potential industrial
°°Provide
and office users as an incentive to
development;

and improve the wastewater and
°° Maintain
stormwater management systems; and

Summit County

General Land
Use Development
Plan (2006)
The Summit County General Land Use
Development Plan is a county-wide
policy plan that guides public decisions
regarding development issues. The Plan
calls for sustainable development defined
as “development that meets the needs
of the present without compromising the
ability of future generations to meet their
own needs.” Working as a long-range plan,
the document aimed at accommodating
economic growth, decreasing expenditures
of public tax funds, and limiting impacts on
the environment.

the Downtown and Historic
°°Promote
Core as a destination point.
In 2012, the Plan was evaluated in terms of
its applicability and how well it had been
implemented. The scorecard provided a
succinct summary of recommendations
along with their current status, recommended
priority, and recommended timing. This
format produced a clear understanding of
what actions have been carried out and what
strategies should be prioritized in the future.
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While many of the Plan’s recommendations
could be applied to Hudson, a few implementation items directly addressed issues
within Hudson:
was noted as having over four
°°Hudson
times as many households reporting
storm damage. The Plan recommends
development be better directed away
from 100 year floodplains to reduce
environmental and physical damages.
Western Reserve Academy
°°Hudson’s
was highlighted as an important historical location that should be preserved as
a cultural amenity.

Hudson City
School District

Strategic Plan (2010)
Hudson’s public schools are extremely
well-regarded and significantly impact
the desirability of living in Hudson. The
Hudson City Schools 2010-2015 Strategic
Plan provides a clear vision for the future
of Hudson public schools within the given
period. At its core, the Plan outlines an
educational program that maximizes the
intellectual, physical, social, and emotional
development of each child in a safe,
nurturing, and diverse environment.

was mentioned as one of a
°°Hudson
number of northern Summit County
communities encountering population growth due to suburbanization
of Cleveland. A number of actions for
population distribution and sprawl
management were provided.

Its five main goals are:
Engage all students in 21st
°°Academics:
Century learning and embed those skills
in all curricular areas providing access to
a world class curriculum;
Provide stake°°Communications:
holders with timely, concise, and
accurate information about schooling
including finance, achievements,
programs, and operations, and facilitate
regular opportunities to advise the
district on matters of public perception
and opinion;
Implement a financially
°°Facilities:
efficient facility plan for academics,
extracurricular and athletic activities,
administration, support, and community
learning centers;
Effectively manage financial
°°Finance:
resources to deliver comprehensive
educational programs consistent with
Hudson’s tradition of excellence; and
Community Education &
°°Hudson
Recreation (HCER): Provide lifelong
learning and recreational opportunities which empower stakeholders in
their personal lives and as members of
society.
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City of Hudson

Hudson Youth
Development
Complex Property
Facility Assessment
Report (2011)
The Youth Development Complex (YDC)
was a Cuyahoga County facility for youth
rehabilitation, closed due to being expensive and inefficient. The property was sold
to the City of Hudson in 2009, though a
number of plans for its reuse were never
fully instituted. The site included 7 dormitories, 3 administration buildings, a school, a
cafeteria, and a kitchen. In 2011, the property’s 14 facilities were assessed to determine
the feasibility of renovations to extend the
life of the buildings a minimum of 20 years.
Based on assessed values and cost estimates, recommendations were made for all
facilities, suggesting necessary renovations
and improvements, features to be saved
for historic value, and demolitions where
upkeep was too costly. All of the YDC site’s
14 facilities were ultimately demolished by
the City in 2013.

City of Hudson

Hudson Connectivity
Plan (2013)
The Hudson Connectivity Plan was
developed by the Ad Hoc Connectivity
Committee, a group of community residents and City staff charged by City Council
to establish recommendations for safe and
effective walking and biking. The consultant team assessed two documents that
were developed as a part of the process: a
preliminary 2012 presentation as well as the
2013 final report.
The project’s goal is to encourage residents
to walk and bike more, achieve a better
quality of life, guide future infrastructure
improvements, make walking and biking
safer, improve the environment, and
promote healthier lifestyles. Preliminary
recommendations developed in the 2012
presentation include extended sidewalks,
trails, bike paths, and bike lanes.

Many of the initial presentation’s recommendations are later included in the final
Connectivity Plan. This document, prepared
for the City Council, provides specific prioritization of path construction and improvements to enhance Hudson’s connectivity.
The report further specifies plan funding
and construction scenarios to give council
members and City staff a clear idea of
what might be accomplished over a period
of time. While the plan does not include
discussion of bicycle facilities, improvements of high priority are suggested largely
in a radial pattern, looking to better connect
the Downtown with all local neighborhoods.
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Akron
Metropolitan Area
Transportation
Study
Transportation
Outlook 2035 (2013)

Prepared by the Akron Metropolitan Area
Transportation Study (AMATS), Transportation Outlook 2035 is a long-term regional
transportation plan. The Plan takes stock
of existing and future needs of the Akron
Metropolitan Area transportation system,
making recommendations totaling more
than $6 billion for highway, transit, bike,
and pedestrian projects throughout the
region. Transportation projects within the
Akron Metropolitan Area that are seeking
federal funding must adhere to the policies
of the plan to be eligible. Some of the
larger, big picture recommendations focus
on maintaining existing roads and bridges,
preserving and enhancing transit systems,
and expanding bicycle and pedestrian
networks.

Specific issues or projects pertaining to
Hudson include:
stretch of Route 91 from Route 303
°°The
in the south to Aurora Street in the north
is designated as a “high crash location”;
Norfolk-Southern Cleveland to
°°The
Pennsylvania rail line that passes
through Macedonia, Hudson, and
Ravenna on its way to Alliance needs to
be improved;
Stow Road crossing of the Norfolk°°The
Southern Line needs to be improved to
alleviate congestion and improve safety;
street linking South Main Street
°°Atonew
Ravenna Street and Oviatt Street,
should be constructed at a cost of $8.5
million (the “Oviatt Street connector”);
new 3.09 mile “Heights-to-Hudson
°°ATrail”
should be constructed linking
Boston Heights with Hudson; and
new “Veterans Trail” should be
°°Aconstructed
from Seasons Road to West
Prospect Street in Hudson.

City of Hudson

Strategic Plan (2013)
The City of Hudson Strategic Plan, adopted
in 2012, provides a framework for municipal
decisions, policies, and services from 2013
to 2017. The Strategic Plan’s three core
goals for Hudson are:
a more vibrant and connected
°°Create
residential community;
the commercial and industrial
°°Develop
base of Hudson; and
the efficiency, effectiveness,
°°Improve
quality, and availability of services.

Under each goal, several objectives
are presented. Objectives that may be
addressed within or fulfilled by either the
new Comprehensive Plan or Downtown
Phase II Plan include, but are not limited to:
the planning for the Down°°Reactivate
town Phase II redevelopment;
the growth management poli°°Assess
cies and land development code in light
of promoting the housing mix;
compatible land development
°°Develop
objectives with neighboring communities to increase and enhance Hudson’s
commercial and industrial base;
Hudson’s land development
°°Ensure
code aligns with today’s business
needs, thus increasing new business
development in Hudson; and
how to provide more efficient,
°°Evaluate
environmentally friendly, government
facilities.

Ohio Balanced
Growth Initiative

Brandywine Creek
Watershed Plan (2013)
In 2013 the Cuyahoga River Community
Planning Organization (CRCPO) and the
Brandywine Creek Watershed Planning
Partnership, under the authority of the
Ohio Balanced Growth Initiative (BGI)
prepared the Brandywine Creek Balanced
Growth Initiative Watershed Plan. This
planning effort was orchestrated to address
increasing levels of urbanization within the
Brandywine Creek watershed, which has a
significant impact on the watershed and
water sources such as the Cuyahoga River.
The Watershed plan provides a full analysis
of existing conditions, important issues, and
necessary preservation steps, working as a
guide for municipalities within the Brandywine Creek watershed. It also provides a
variety of resources for handling watershed
issues, most notably the classification
of Priority Conservation Areas (PCA) and
Priority Development Areas (PDA).
A variety of short and long term actions are
included to help enable communities in the
Brandywine Creek Watershed to properly
mitigate watershed issues.
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Short term goals include:
the PCA/PDA map and
°°Incorporate
watershed stewardship objectives into
local plans and similar documents;
local ordinances and zoning
°° Upgrade
codes to include plan policy suggestions;
to establish uniform storm°° Collaborate
water codes ; and
and refresh the watershed part°°Revisit
nership structure.
Long term goals include:
developing a Transfer of Devel°°Explore
opment Rights/Purchase Development
Rights/Density Transfer Program;
a mitigation banking system for
°°Develop
wetlands and streams; and
needed restoration and
°°Identify
enhancement sites in the watershed.
The Plan also evaluated the development controls of municipalities within the
watershed to identify gaps in protection of
the watershed. Compared to its neighbors,
the City of Hudson is a leader in watershed
protection. However, Hudson does not have
steep slope protections, a mitigation plan
for wetland and riparian impacts, or a low
impact development ordinance. Additionally, 3 of the top 10 wetland areas within the
watershed, in terms of quality and feasibility
of preservation, are located within Hudson.
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City of Hudson

North Main Street
Streetscape Plan (2013)
The North Main Street Streetscape Plan
was completed in 2013. It provides visualizations, graphics, and tables demonstrating potential streetscape improvements that can be made along North Main
Street, in what is commonly referred to as
the Downtown. The Plan’s goals for North
Main include:
inspiration from existing high
°°Draw
quality streetscape design;
and organize streetscape
°°Simplify
elements;
clear and unobstructed walk°°Provide
ways along building façades;
paving materials to provide interest
°°Vary
and complement building architecture;

flexibility in seating options to
°°Provide
respond to merchant and visitor needs;
signage and wayfinding
°°Provide
elements to demarcate the North Main
District as a distinct area;
new tree and ornamental plant°°Provide
ings and provide proper growing conditions to insure success of plantings;

°°Enhance the visitor experience;
safe spaces for pedestrians
°°Create
with enhanced crosswalks, signals and
sidewalk bump-outs;
lighting conditions for safety,
°°Improve
to be energy efficient and aesthetically
pleasing;
low-impact design stormwater
°°Provide
conservation solutions; and
durable long lasting materials and
°°Use
utilize recycled materials when possible.

CITY OF HUDSON

Development
Potential for
Districts 6 & 8 (2013)
The Hudson Economic Development
Department and the Economic Growth
Board assessed the economic impact and
tax revenue potential of build-out within
office/industrial areas found within Zoning
Districts 6 and 8. Key findings included:
District 6, build-out could
°°Within
generate 1,740 new jobs, $70.5 million
in new salaries, $1.5 million in new
income tax potential, $75.9 million in
new building value potential, and $2.4
million in new real estate tax potential.
District 8, build-out could
°°Within
generate 4,017 new jobs, $164.8 million
in new salaries, $3.3 million in new
income tax potential, $355.3 million in
new building value potential, and $9.1
million in new real estate tax potential.
A key goal of the City’s 2004 Comprehensive Plan was to stimulate non-residential
growth that can diversify the city’s tax base
and reduce reliance on residential property
taxes. While full build-out of these commercial and industrial areas would generate
significant tax revenue, the study’s author
Mr. Beasley ultimately concludes that this
new revenue would not significantly shift the
overall composition of the city’s tax base.

FEBRUARY 2015 | City of Hudson Comprehensive Plan & Downtown Phase II

City of Hudson
Citywide Truck
Study (2014)

The Citywide Truck Study, completed in June
2014, addresses truck traffic volume and
travel speeds within the Downtown area,
including potential impacts of pavement
degradation and increased noise levels.
Truck traffic volumes were collected and
analyzed to compare traffic volumes on
routes throughout Hudson’s roadway
system, focusing primarily on Average
Daily Trips (ADTs) broken down by roadway
segment.
Analysis of truck traffic demonstrated that
routes through the Downtown area were
on trend with other traffic volumes within
Hudson, and that the Hudson roadway
system was experiencing traffic volumes
consistent with trends of northeast Ohio.

City of Hudson

Growth Management
Residential
Development
Allocation System
Annual Review (2014)
The City of Hudson’s Code of Ordinances
states that new dwellings will only be
permitted on lots awarded a Growth
Management Allotment. Monitored and
awarded by the City Council, these allotments are used to limit and control the
rate, amount, and location of residential
development. Each year the City issues
a review of the Growth Management
Allotment system, providing statistics
concerning the nature of residential growth
in that year, discussion of important trends,
and suggestions for improvements to the
system in future years..

The 2014 Annual Review noted that Hudson
was experiencing very modest increases in
population, decreases in school population,
and steady improvements to local infrastructure. Estimating an increase in demand
for allotments for the Reserve at River Oaks
and other residential neighborhoods, along
with other growth management trends, the
City Manager suggested that the city could
sustain a greater number of allotments over
the next several years. It was recommended
that City Council increased the number of
Growth Management Allocations awarded
from 100 to 125 for 2015 and potentially for
subsequent years.

With regards to issues of infrastructure
damage, the study showed that traffic
volumes on routes through the Downtown were found to be within reasonable
ranges. Truck speeds were generally found
to match overall speed characteristics for
those segments in question, showing that
speeding is not a truck-specific issues.
Based on the study’s findings, no action
related to truck traffic was recommended.
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A detailed field inventory of each parcel was completed in November 2014. Based on this thorough
assessment, existing land uses in Hudson were classified into 13 categories. When parcels contained more
than one use, the parcel was classified based on its predominant use.
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Office uses are comprised of professional offices
and medical uses.
Industrial uses include higher-intensity uses such
as processing, manufacturing, or distribution of
goods that can often generate heavy noise or
traffic.
Public/Semi-Public areas are comprised of public
schools, private schools, religious institutions,
not-for-profits, and government facilities.
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Open Space areas are natural areas that are set
aside for conservation purposes, are not
conducive to development due to flooding or
topographical issues, and/or provide passive
green space within a subdivision or development.
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Vacant land is land that is cleared for development
and generally served by some level of existing
infrastructure, but is currently unused.
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Undeveloped land is land that is currently unused,
not cleared for development, not set aside for
conservation purposes, and not served by some
level of existing infrastructure.

MacLaren
Woods

Under Construction are parcels that, as of the
writing of this Report, are being developed.

Utilities include land dedicated to hard infrastructure such as power stations and public works
facilities used for utility generation and/or
distribution.
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Commercial areas are comprised of retail, dining,
entertainment, and service uses. They span in size
from a tenant in a small, stand-alone building to
larger multi-tenant shopping centers.

Bicentennial
Woods

STOW RD.

Multifamily residences include apartments or
condominiums where units are accessed through
a shared entryway or hallway.

Parks and Recreation areas include grounds used
for active recreation, including parks, athletic
fields, trails, playgrounds, and golf courses. They
are often associated with other public uses such
as a school and may be integrated into a
neighborhood.

BOSTON
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Single Family Attached homes include townhomes,
rowhomes, or duplexes in which units may be
connected horizontally but have their own
separate entrances.

Agriculture areas are those with cultivated fields
actively used for raising crops or for other
farm-related activities.
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Single Family Detached homes are stand-alone
housing units with one unit per parcel. They are
typically found within subdivisions and are the
predominant land use in Hudson.
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Roughly half of Hudson’s land is used for single family neighborhoods, but a variety of residential uses can be
found throughout the community. Commercial and oﬃce uses are located within the Downtown and along
major corridors such as Routes 91 and 303, with industrial uses concentrated mostly in the southern and
western part of the city. Other uses, such as parks or public/semi-public, are scattered throughout Hudson.
Roughly 20% of the city’s land is either vacant or undeveloped.
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District 8 - Industrial/Business Park. This district
contains the bulk of commercial and industrial
development areas in Hudson. Permitted uses
encourage the development of large-scale office,
industrial, and business parks. Retail and
restaurants are permitted but with stricter
requirements.
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District 10 - Ravenna Road Corridor. This district
provides for a mixture of large-lot residential units
(1 unit per 2.5 acres) with small-scale commercial
uses that are not in conflict with those allowed in
the city core and along Route 91.
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Overlay Districts
Office Overlay. This overlay within the northern
portion Outer Village Commercial Corridor district
provides for office uses that can protect and
buffer residential uses to the north and reinforce
retail uses to the south.
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Hike Bike Senior Housing Overlay. This overlay
within the southern portion of the Industrial/Business Park zone facilitates development of senior
housing capitalizing on access to the Hike Bike Trail.
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District 5 - Village Core. This district preserves and
protects the historic and commercial core of
Hudson. The district encourages compact and
pedestrian-scale retail, services, mixed-use, and
public uses. New development must reflect the
appearance, form, pattern, and design of the
historic district, and to the extent possible,
preserve and protect natural landscape qualities.
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District 7 - Outer Village Commercial Corridor. This
district provides for retail, office, and service uses
along Route 91 that serve both the immediate
residential neighborhoods as well as the greater
community.

District 9 - Darrowville Commercial Corridor. This
district permits neighborhood-scaled retail and
service business uses along the southern Route 91
gateway. It respects the boundaries of the historic
Darrowville Village and is distinguishable from
suburban style development to the south in Stow
and office/industrial zoning to the north.
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District 4 - Historic Residential Neighborhood.
This district preserves and protects residential
neighborhoods within the city’s historic district and
core. These neighborhoods, while containing
some multi-family and single-family attached
units, are mostly comprised of historic single-family detached homes. Densities are relatively high,
with lot sizes generally less than 30,000 sq. feet.
Conditional uses include duplexes, multi-family
units, and townhomes, among others.
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District 3 - Outer Village Residential Neighborhood.
This district preserves and protects the residential
character typified by single family detached
residential development in traditional subdivisions
with a moderate density averaging 2 units per
acre. Conditional uses include duplexes and
townhomes, among others.
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District 2 - Rural Residential Conservation. This
district preserves and protectsthe most rural areas
of Hudson, characterized by agriculture,
woodlands, and low-density development of less
than 1 dwelling unit per 2.5 acres. Single-family
attached units are permitted as a conditional use.
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District 6 - Western Hudson Gateway. This district
provides commercial and industrial development
opportunities along the western border. Permitted
uses encourage the development of high-quality
office and industrial parks that can benefit from
easy access to Route 8. The district also includes
significant wetlands and natural features, and
regulations intend to preserve these through
integration into new projects.
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The majority of Hudson’s land is zoned for residential usage and supporting uses such as schools, parks, and
community facilities. Areas allowing commerce and industry are generally found on major corridors,
gateways into Hudson, in the Downtown area, and in the southern part of the city.

District 1 - Suburban Residential Neighborhood. This
district preserves and protects the existing rural
residential character typified by single-family
detached housing, with densities varying from 1
unit per half-acre to 1 unit per 2.5 acres.
Townhomes are permitted as a conditional use.
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Zoning regulates the usage and density of land and acts as the “legal teeth” to implement land use recommendations set forth in a Comprehensive Plan. The City’s current Land Development Code was initially
adopted in 1999 and has been updated several times since. The Code divides the City of Hudson into 10 zoning
districts, explained below and shown on the accompanying map. The Code also provides for 2 overlay districts,
which are special districts with additional regulations overlaid on top of a zoning district in order to achieve a
specific policy or development goal.
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Other Development Controls

In addition to usage and density of land,
the City’s Land Development Code also
regulates the design and appearance of
structures, signage, subdivision development, parking, and landscaping. These
regulations impact the character and quality
of life within Hudson, and are important to
discuss.

Architectural &
Design Standards
The Architectural and Design Standards,
referenced throughout the Zoning Code and
included as Appendix D in the Land Development Code, were developed to protect
Hudson’s character and to preserve a highquality built environment. Only development
proposals that comply with the standards
shall be approved by the Architectural and
Historic Board of Review, although the board
may utilize discretion and waive any requirement if they feel that the overall project fulfills
the intent and vision of the standards.
The standards only apply to the exterior of
the building, including massing, roof, façade,
signs, siting, landscaping, street orientation,
and building materials and colors. All sides
of the building are reviewed; however, those
publicly viewable are held to a higher standard. The design standards specify a variety of
regulations that must be followed by all buildings, including that the main door should be
visible from the street, no public facing walls
can be blank, attached garages may not face
the street, and residential structures in proximity to each other shall not look alike, among
others. The residential standards allow most
architectural styles for residential construction; however, some styles have massing
elements that may not be allowed. A variety of
standards are also written for commercial and
industrial structures.
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Sign Regulations
Section 1207.17 of the Land Development
Code, as well as Part V of the Architectural
and Design Standards within Appendix D
of the Land Development Code, regulate
signage within the city. The regulations were
enacted to enhance and protect the physical appearance of the community, promote
and maintain visually attractive areas, and
mitigate distraction and confusion. A variety
of regulations, including materials, design,
height, and function are articulated. Prohibited
signs include roof signs, billboards, advertising
flags, marquees, electronic reader boards,
kiosk signs, and flashing or moving signs.

Subdivision
Regulations
Section 1208.1 of the Land Development Code
regulates subdivisions within Hudson. The
purpose of such regulations are to provide
reasonable design standards that can foster
efficient and orderly growth, coordinate public
improvements with private developments,
encourage development practices compatible
with nearby development patterns, encourage
high quality development that can minimize
disruptions to the environment, and reflect
and implement city policy. Regulations cover a
range of topics, from design to construction to
maintenance.

Parking Regulations
Both Part 4, Title 8, Chapter 425 of the City’s
Code of Ordinances and Section 1207.12 of
the Land Development Code address parking.
Regulations seek to prevent or alleviate
congestion, minimize effects of vehicles on
adjacent properties, enhance parking areas
with landscaping, and promote public safety
and welfare. All new developments (other
than single family homes and duplexes) are
required to submit a parking plan for approval.
Parking lots are required to be developed
in accordance with district zoning regulations, minimize the visual impact of parked
cars as viewed from public right-of-ways,
include landscaping treatments between the
parking lot and the right-of-way, and provide
pedestrian connections to nearby sidewalks
and paths.

Landscaping
Regulations
Section 1207.04 of the Land Development
Code regulates landscaping and buffering
of land in order to provide attractive views
from roads and adjacent properties, screen
from visually unattractive uses, and require
screening between incompatible land uses.
Regulations provide direction on bufferyards,
berms, general landscaping, types of plantings
allowed, and parking lot landscaping, often
varying by land use, building size, and/or
zoning district.

The number of off-street parking spaces
required depends on usage. For example, a
restaurant is required to have one space for
each two seats of seating capacity while a
public building is required to have one space
for each 200 square feet of floor area. Shared
parking facilities are strongly encouraged and
are permitted if multiple uses cooperate to
establish and operate these facilities.
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Demographic & Market Analysis

An analysis of the City of Hudson’s demographic and market conditions was conducted
to guide the planning process and provide the
necessary background information for developing market-viable policy recommendations.
The chapter focuses on six topics: (1) population
demographics, (2) employment, (3) housing,
(4) retail, (5) commercial real estate, and (6)
industrial real estate. Each section presents
and assesses current trends, notes important
market implications, and, to the extent
possible, makes projections for future growth
and development opportunities. Collectively,
this information provides a snapshot of
Hudson’s current and projected competitive
position within the broader region.
Data for this study were acquired from
a variety of sources, including the City of
Hudson, Summit County, the State of Ohio,
the 2009-2013 American Community Survey
(ACS), the 2000 and 2010 U.S. Censuses, and
ESRI Business Analyst, a nationally recognized
provider of business and market data.
For purposes of clarification, data from 2000
and 2010 are actual figures from the U.S.
Census. 2009-2013 American Community
Survey data reflects a five year average based
on surveys conducted by the U.S. Census
Bureau during that time period. 2014 and 2019
data are estimates and projections developed
by ESRI. In all cases, the figures presented in
this chapter are the most recent available.

Demographics
This section provides an overview of key
demographic factors within the city, such as
population, age, income, race, and ethnicity.

Population
Hudson’s population has slightly declained
and this trend is projected to continue.
Between 2014 and 2019 the city’s population is projected to decline by approximately
300 people or .29%. This follows a loss
of nearly 500 residents between 2010
and 2014. Correspondingly, the city is also
experiencing a decline in total households
as well, though at a slightly lower rate
(.24%) given overall decreasing household
sizes, which is reflective of a national trend.
In comparison, the county is expected to
experience about .05% annual growth;
Solon and Green -.02% and .36%, respectively.

Demographic Summary
Population
Households
Families
Average Household Size
Median Age

2000
Actual

2010
Actual

22,430
7,357
6,348
3.01
38.9

22,262
7,620
6,301
2.87
42.4

2014
2019
Estimated Projected
21,746
7,493
6,149
2.85
44.0

21,429
7,402
6,039
2.84
44.6

Trends: 2014-2019
Annual Rate
%
Population
Households
Families
Owner HHs
Median Household Income

-0.29%
-0.24%
-0.36%
-0.23%
2.70%

Source: ESRI Business Analyst, U.S. Census,
Houseal Lavigne Associates

It is important to clarify that: (a) the total
number of households in a city will typically
be less than the total number of dwelling
units due to vacancy, and (b) those living
alone in institutions (e.g. nursing home,
hospice, etc.) are counted in population
and household numbers, but not family
numbers as they live alone. In 2010, 0.4%
of Hudson’s population lived in an institutional facility.
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Population by Age			
2010
Actual

Age

Race & Ethnicity

The population is aging. The city’s 2014
median age is estimated at 44.0 years.
Between 2010 and 2019, the median age
is projected to have risen from 42.4 years
to 44.6 years. This is fairly older than the
county population which is currently at
40.8 years increasing to 41.5 years by 2019.

The population diversity is projected to
stay relatively unchanged. While declining
very slightly, 90% of the city’s population is
identified as white by the U.S. Census. The
Asian population is projected to experience
the greatest increasing growing from 4.2%
of the total population in 2010 to 6.4% by
2019.

Age cohorts gaining in share of the overall
population are those 55 years and over,
with declines in younger residents under 20
years and those in the middle of the spectrum between 35 years and 54 years. For
the most part, this mirrors county trends as
well, though the city is experiencing a faster
rate of growth in older age cohorts.

0-4
5-9
10 - 14
15 - 19
20 - 24
25 - 34
35 - 44
45 - 54
55 - 64
65 - 74
75 - 84
85+

1,053
1,786
2,227
2,206
661
1,135
2,986
4,389
3,187
1,352
834
446

942
1,355
2,029
2,118
1,137
1,298
2,295
3,876
3,657
1,770
783
486

968
1,308
1,761
1,960
1,023
1,708
2,080
3,396
3,694
2,227
844
460

Source: ESRI Business Analyst, U.S. Census, Houseal Lavigne Associates

2014
2019
Estimated Projected
<$15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+

Income

Median Household Income
Average Household Income
Per Capita Income

321
242
298
472
877
827
1,337
1,441
1,678

229
141
195
346
733
854
1,433
1,544
1,927

$121,789
$152,787
$52,807

$139,124
$172,987
$59,957

Market Implications
By 2019, the city’s population is expected to
be slightly smaller than it is today; however,
it will also be slightly older and wealthier.
These demographic changes may affect
the market in several ways:
incomes increase demand for
°°Rising
retail goods and services, helping to

Households by Income

Similarly, the city’s Hispanic population is
expected to increase its population share
from 1.7% to 2.6% between 2010 and
2019. For purposes of clarification, the U.S.
Census considers Hispanic an ethnicity and
not mutually exclusive with racial categories. For example, a resident may identify as
both Black AND Hispanic.

Incomes are rising and are considerably
higher than the County. The city’s 2014
median household income is estimated at
$121,789, approximately 2.5 times greater
than that of the County at $47,761. By 2019
the city’s median household income is
projected to be $139,124 with more than
one quarter of all city households earning
$200,000 or more.

2014
2019
Estimated Projected

facilitate small business growth. Additionally, higher income levels increase
the ability to market the City to prospective retailers and developers, who often
base siting of new locations on income
levels.

aging of the population and growth
°°The
of the senior population may require
a more senior-friendly housing stock
of multi-family, townhome, and senior
living options, as well as increased
accessibility to health and medical
services.
assets, particularly the school
°°Key
system and public safety, need to be
promoted and leveraged to attract
and retain young families. Not only is
this important to maintaining a vibrant
community, it sustains market demand
for the homes of empty-nesters
seeking to downsize or move to retirement housing.

Source: ESRI Business Analyst, Houseal Lavigne Associates
Note: 2010 data is unavailable

Race & Ethnicity
2010
Actual
White Alone
Black Alone
American Indian Alone
Asian Alone
Pacific Islander Alone
Some Other Race Alone
Two or More Races
Hispanic Origin (Any Race)

20,644
282
20
966
4
57
289
378

2014
2019
Estimated Projected
19,917
284
20
1,132
4
65
324
448

19,278
292
20
1,378
4
79
378
558

Source: ESRI Business Analyst, U.S. Census, Houseal Lavigne Associates
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Employment

Employment Profile (Hudson, OH)

This section highlights key aspects of
the City of Hudson’s economy, including
employment levels, key regional employers,
industry sizes, employment density, and the
inflow/outflow of workers into the city.

Total Primary Jobs

Total Employment
Total employment has declined. Based on
information from the U.S. Census Bureau,
total employment in 2011 was 10,776, a
decrease from more than 13,000 in 2006.

Inflow & Outflow
Nearly all of Hudson’s residents and workers
are commuters. Each day, the majority of
employed residents commute from Hudson
to a variety of destinations throughout the
region. At the same time, approximately
13% of residents live and work in Hudson
with nearly 87% of jobs filled by non-residents commuting into the Hudson for work.

Market Implications
2006

Agriculture, Forestry, Fishing and Hunting
Mining, Quarrying, and Oil and Gas Extraction
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Administration & Support, Waste Management and Remediation
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services (excluding Public Administration)
Public Administration

Count
13,149
0
26
33
207
1,208
1,101
1,224
1,347
666
1,844
80
690
589
633
981
961
330
763
357
109

Share
100.0%
0.0%
0.2%
0.3%
1.6%
9.2%
8.4%
9.3%
10.2%
5.1%
14.0%
0.6%
5.2%
4.5%
4.8%
7.5%
7.3%
2.5%
5.8%
2.7%
0.8%

2007
Count
12,976
0
26
30
206
948
1,177
1,238
1,188
648
1,857
91
844
567
556
1,022
963
296
821
387
111

Share
100.0%
0.0%
0.2%
0.2%
1.6%
7.3%
9.1%
9.5%
9.2%
5.0%
14.3%
0.7%
6.5%
4.4%
4.3%
7.9%
7.4%
2.3%
6.3%
3.0%
0.9%

2008
Count
12,865
0
22
32
187
879
1,096
1,232
1,231
462
1,890
76
961
672
527
953
1,015
307
815
397
111

Share
100.0%
0.0%
0.2%
0.2%
1.5%
6.8%
8.5%
9.6%
9.6%
3.6%
14.7%
0.6%
7.5%
5.2%
4.1%
7.4%
7.9%
2.4%
6.3%
3.1%
0.9%

2009
Count
12,050
0
22
32
104
767
676
1,109
1,178
594
1,726
74
925
599
477
1,048
1,198
271
733
391
126

Share
100.0%
0.0%
0.2%
0.3%
0.9%
6.4%
5.6%
9.2%
9.8%
4.9%
14.3%
0.6%
7.7%
5.0%
4.0%
8.7%
9.9%
2.2%
6.1%
3.2%
1.0%

2010
Count
11,911
0
15
40
158
771
796
2,259
910
457
1,382
44
877
287
523
897
890
248
915
341
101

2011
Share
100.0%
0.0%
0.1%
0.3%
1.3%
6.5%
6.7%
19.0%
7.6%
3.8%
11.6%
0.4%
7.4%
2.4%
4.4%
7.5%
7.5%
2.1%
7.7%
2.9%
0.8%

Count
10,776
0
12
37
161
798
744
828
609
420
1,369
40
741
1,026
519
1,028
826
244
837
401
136

Share
100.0%
0.0%
0.1%
0.3%
1.5%
7.4%
6.9%
7.7%
5.7%
3.9%
12.7%
0.4%
6.9%
9.5%
4.8%
9.5%
7.7%
2.3%
7.8%
3.7%
1.3%

While largely a bedroom community,
the City of Hudson has a diverse mix of
industries and jobs. This diversification of
the economy and tax base is unique from
many other communities and makes it less
susceptible to market fluctuations within
particular industries. In addition, activity
generators and destinations such as the
Downtown and the Academy position the
city well for additional private investment.

Source: U.S. Census, Houseal Lavigne Associates

Employment by Industry
The city contains a healthy mixture of
industries, with no one sector considered
dominant. Hudson’s largest industry in 2011
(the most recent date that information is
available from the U.S. Census) in terms of
employment was the Finance and Insurance sector, accounting for roughly 13% of
jobs. Other prominent industries include
Management of Companies and Enterprises and Educational Services both at
(9.5%), Retail Trade (7.7%), Manufacturing
(7.4%), and Wholesale Trade (7.3%).

Inflow/Outflow Job Counts (2011)
Hudson

9,348 - People who Work in Hudson, but Live elsewhere
7,546 - People who Live in Hudson, but Work elsewhere
1,428 - People who Live and Work in Hudson
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Housing
This section provides an overview of
Hudson’s housing market, including the
number of units, type, tenure, age value,
and sales trends. Additional discussion
pertaining to Hudson’s Growth Management Plan and the construction of new
homes is contained in the Housing and
Neighborhoods section of this report.
The total number of housing units remains
stable. The City currently contains 7,776
housing units of which 7,587 (98%) are
occupied.
The average City of Hudson home is an
owner-occupied, four-bedroom singlefamily detached home (57% of housing
stock). The majority of units are single
family detached (87%). A smaller number
of owner occupied units consist of townhomes and condominiums for a total owner
occupied percentage of 88% and 12% of
occupied housing units being rented. This
includes all housing types.
Compared to Summit County, Hudson’s
housing market contains a greater orientation towards owner occupied housing
but fewer housing options. For example,
one-third of units in the county are rentals
(vs. 12% in the city) and only 71% are single
family detached homes (vs. 87% in the
city).

26

The vacancy rate is low. The vacancy rate
for housing units in Hudson is reported at
2% of total units while the county stands at
approximately 10%.
Home values are rising. The city’s 2014
median home value is estimated at
$302,500 and projected to continue to
rise by approximately 3% in 2015 and
continuing over the next several years. In
both current and projected price, Hudson’s
median home value is estimated to exceed
that of the county.
A comparison of the city’s housing stock
composition by value in both 2014 and
2019 depicts this increase in value. Cohorts
projected to increase their share of the
market are found in the higher end of the
spectrum (>$300,000) with lower end
cohorts decreasing in share.
The city’s housing stock is relatively new.
Approximately 70% of the city’s housing
stock was constructed after 1970 with the
highest percentage (22%) constructed
between 1990 and 2000. By comparison
roughly 60% of the County’s housing stock
was built prior to 1970.
Market is steadily improving. While Hudson
was impacted by the downturn in the
market similarly to other areas of the region
and country, the market in general has been
stable and steadily improving.
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HOUSING OCCUPANCY

Market Implications

HOUSING TENURE

Total housing units

2009-2013 Avg.
7,776
100%

Occupied housing units

2009-2013 Avg.
7,587
7,587

Occupied housing units
Vacant housing units

7,587
189

Owner-occupied
Renter-occupied

6,658
929

97.6%
2.4%

87.8%
12.2%

Overall, the City has a high quality and
stable housing market. Key housing market
implications include:
majority of housing in the City is
°°The
owner occupied single-family homes,

UNITS IN STRUCTURE
Total housing units

2009-2013 Avg.
7,776
7,776

1-unit, detached
1-unit, attached
2 units
3 or 4 units
5 to 9 units
10 to 19 units
20 or more units
Mobile home

6,735
307
14
148
54
18
452
48

86.6%
3.9%
0.2%
1.9%
0.7%
0.2%
5.8%
0.6%

YEAR STRUCTURE BUILT
Total housing units

2009-2013 Avg.
7,776
7,776

Built 2010 to 2012
Built 2000 to 2009
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier

17
464
1,735
1,651
1,632
796
578
207
696

0.2%
6.0%
22.3%
21.2%
21.0%
10.2%
7.4%
2.7%
9.0%

with fewer options for rental and/or
multi-family product.

VALUE
Owner-occupied units
Less than $50,000
$50,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999
$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or more
Median (dollars)

2009-2013 Avg.
6,658
6,658
115
123
302
510
2,546
2,367
649
46
289,900

1.7%
1.8%
4.5%
7.7%
38.2%
35.6%
9.7%
0.7%
(X)

values and a relatively stable
°°Rising
home sales market reflect the attractiveness of the city’s housing stock and
the desirability of living in Hudson. At
the same time, some lower income
residents and workforce professionals
may face affordability issues and
access to quality housing as properties
continue to increase in value.

YEAR HOUSEHOLDER
MOVED INTO UNIT
Occupied housing units

2009-2013 Avg.
7,587
7,587

Moved in 2010 or later
Moved in 2000 to 2009
Moved in 1990 to 1999
Moved in 1980 to 1989
Moved in 1970 to 1979
Moved in 1969 or earlier

693
3,208
2,163
936
397
190

9.1%
42.3%
28.5%
12.3%
5.2%
2.5%

Source: U.S. Census (ACS) 2009-2013 averages,
Houseal Lavigne Associates
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Retail

Retail Gap

This section provides an overview of the
city’s retail areas and evaluates the city’s
retail market potential through a “gap
analysis.”

The potential for commercial development at any given location is influenced by
several factors including local and regional
demand for goods and services, the health
of local commercial districts, the location
of surrounding commercial nodes, and
the consumer expenditure patterns of the
market area population.

Retail Areas
Hudson contains nearly 200 retail, accommodation, and food service businesses.
The majority of these businesses -which
include shops, restaurants, and services
-are found along its major corridors and
within the Downtown. While retail nodes
serve local and regional shopping needs,
Downtown Hudson and the First and Main
development also serve as a destination.

OTHER RETAIL NODES
In addition to retail opportunities within the
City, Hudson is proximate to several large
retail hubs in neighboring communities.
These existing concentrations of retail in
other cities may attract consumers away
from the City. The following is a list of major
shopping centers, nodes, and malls within
a fifteen minute drive of Hudson that are
larger than 200,000 square feet:

A retail gap analysis is a comparison of
retail supply and demand within a defined
market area. Its findings help establish what
types of new retail could or could not be
supported. The gap analysis compares the
availability of goods and services (“supply”)
with consumer expenditures (“demand”)
within drivetimes. When consumers
spend more than existing businesses can
accommodate (demand > supply), this
means that consumers are spending dollars
outside of the market area. This is referred
to as “leakage,” and is displayed in green on
the accompanying table. Typically, market
areas with leakage represent potential
opportunities for growth, as local demand
for these goods and services already exists
but is unmet by existing supply.

°° Streetsboro Commons: 347,00 square feet
°° Streetsboro Crossing: 350,000 square feet
Shopping Center: 494,000
°°Stow-Kent
square feet
Commons: 543,987 square
°°Macedonia
feet
Crossings at Golden Link
°°The
(Macedonia): 500,000 square feet

°°Downtown Kent
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Conversely, when there is a larger amount
of supply within a particular retail category
or more than consumers spend (supply >
demand) in a market area, there is market
saturation. This is referred to as a “surplus,”
and is depicted in red on the accompanying
table. A retail category with surplus is challenging for new retail development because
it is already oversupplied.
It is important to distinguish between
support in the market and development
potential of a specific site or location. The
availability of alternative sites, specifications
of particular retailers, the number of projects actively pursuing tenants, and similar
issues can affect whether market potential
translates to development potential.
Because retail market areas are not
restricted by municipal boundaries, drive
times have been used to better emulate
consumer behavior. Five, ten, and fifteen
minute drive times from roughly the
center of the City have been used for this
analysis. While this provides an indication
of the population and households with
access to Hudson, it also is an indication
of competing retailing areas within easy
access to the City’s residents. Generally,
shorter drive times are utilized for daily
and convenience goods such as groceries.
Consumers are more inclined to travel
further for things that they buy less often
such as appliances and clothing. While all
three drive times are shown for illustrative purposes, the ten minute drive time
provides a balance and is more indicative of
Hudson’s overall potential.

Retail Gap Analysis Summary
Hudson 2014
Summary Demographics

5 Minute Drivetime

10 Minute Drivetime

15 Minute Drivetime

10,550
3,857
$89,340
$52,392

52,067
19,604
$63,369
$42,209

151,553
61,278
$50,134
$34,932

5 Minute Drivetime

10 Minute Drivetime

15 Minute Drivetime

$48,059,588
$38,611,553
$9,447,035

$91,820,099
$71,191,200
$20,628,899

$205,693,605
$212,128,864
$6,435,259

2014 Population
2014 Households
2014 Median Disposable Income
2014 Per Capita Income

Retail Gap Summary
Total Gap Trade and Food & Drink
Total Retail Trade
Total Food & Drink

Retail Gap by Industry Group
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage StoresII
Health & Personal Care Stores
Gasoline Stations
Clothing and Clothing Accessories Stores
Sporting Goods, Hobby, Book, and Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Food Services & Drinking PlacesII

Retail Gap
($M)

Potential1
(sq. ft. )

Retail Gap
($M)

Potential1
(sq. ft. )

Retail Gap
($M)

Potential1
(sq. ft. )

$32,180,750
$2,486,781.0
$2,914,150.0
$4,152,235.0
$10,711,101.0
$7,327,530.0
$15,822,743.0
$22,951,309.0
$1,934,008.0
$36,913,671.0
$3,171,535.0
$9,447,035.0

–
6,217
7,285
10,381
26,778
18,319
39,557
57,378
4,835
92,284
7,929
23,618

$425,629
$10,180,131
$17,240,269
$8,799,113
$934,107
$10,012,019
$7,697,037
$782,981
$5,723,579
$26,217,534
$5,062,341
$20,628,899

–
25,450
43,101
21,998
2,335
25,030
19,243
1,957
14,309
65,544
12,656
51,572

$112,775,363
$1,207,220
$11,595,285
$51,178,407
$57,078,675
$41,448,767
$81,417,956
$29,178,863
$1,441,399
$78,030,797
$5,188,701
$6,435,259

–
3,018
28,988
127,946
142,697
103,622
203,545
72,947
3,603
195,077
12,972
16,088

1. Potential is based on average sales of $400 per square foot. Motor Vehicles are not included in this calculation.
II. “Food & Beverage Stores” includes grocery stores, convenience stores, and liquor stores; and the “Food Services & Drinking Places” includes restaurants and bars.
Source: ESRI Business Analyst, U.S. Census, Houseal Lavigne Associates

POTENTIAL IN Square footage
In addition to leakage and surplus figures,
the accompanying charts also depict
potential in square footage. Converting
leakage figures into square footage allows
a visualization of what size and scale of
retail could be supported.

Store sizes vary greatly by use and type.
Grocery stores may range from 10,000
square feet for a specialty grocer to 50,000
square feet and larger for a conventional
store. Depending on the type of dining,
an establishment could range from 1,000
to 5,000 square feet. Larger general
merchandise stores often exceed 100,000
square feet. Equally, the average sales
generated per square foot fluctuates
greatly as well.

While sales per square foot revenues vary,
an industry benchmark for national retailers
is $200-400 per square foot. The usage of
the higher end of this range allows a more
conservative approach so as to not overstate
potential. When a per square foot amount of
$400 is applied, demand is effectively translated into the potential number of square
feet that could be supported. It is important
to note, however, that calculations cannot be
applied to uses such as car dealerships.
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Bedford
Parma

Valley View

271

Seven Hills

Oakwood

CUYAHOGA

GEAUGA

Walton Hills
Glenwillow

Northfield

77

306
Broadview Heights

Macedonia

Twinsburg

480

82

Aurora

Market Implications
Mantua

271
Cuyahoga Valley
National Park

City of Hudson

Boston
Heights

80
14
Richfield

303

80

Streetsboro

Peninsula

91

PORTAGE

43
271

Sugar Bush Knolls

8

Cuyahoga Falls

77

The retail gap analysis shows potential in
several categories particularly in a variety
of restaurant uses. It is important to note,
however, that this potential is for the entire
market area and is not exclusive to Hudson.
The city’s ability to capture its proportional
share of retail growth will be dependent on
many factors and influences, such as competition, demographics, regulations, incentives,
site availability, infrastructure, and more.

Stow

Brady Lake

Ravenna

59

Montrose-Ghent

SUMMIT

Munroe Falls

Kent

Hudson Drive Times

The Downtown, First and Main, and existing
retail nodes along Routes 91 and 303 can
continue to absorb additional investment.
Downtown Phase II may also be positioned
for future commercial uses as well.

Fairlawn

Pigeon
Creek

5 minutes
10 minutes
15 minutes

Tallmadge

Akron

76
Brimfield

5 Minute Drivetime

10 Minute Drivetime

15 Minute Drivetime

The local market indicates a gap of $48
million. The 5 minute drivetime covers
roughly half of the City of Hudson and
contains 10,500 people in 3,800 households, with a median disposable income of
$89,340.

The more regional market indicates an overall
gap of $91.8 million. The 10 minute drivetime
contains roughly 52,000 people in 19,000
households, with a median disposable income
of $63,369. The drivetime covers all of Hudson
and adjacent communities including Streetsboro, Boston Heights, and Stow.

The larger regional market indicates an
overall surplus. The 15 minute drivetime
contains roughly 151,000 people in 61,000
households, with a median disposable
income of $52,134. The 15 minute drivetime extends almost to Akron on the south
and covers several outlying communities
including Cuyahoga Falls and Macedonia.

While this information is useful in assessing
the characteristics of the immediate market
area, the population density within this area
is relatively low and would not sufficiently
support any significant retail development.
New development will be more influenced by
the expanded 10 and 15 minute market areas.
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This area more accurately depicts the City
of Hudson’s market. There are indications
of leakage in several categories, particularly for restaurants. Other retail categories
indicating potential may still rely on the
even more expanded 15 minute drivetime.
This would include larger format electronics
and appliance stores, sporting goods and
general merchandise.
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It is extremely important that the City ensures
that future development complements rather
than competes with existing investment. While
it is imperative that all residents have access
to quality retail options, particularly food and
grocery, it is also important that development
does not become too fragmented.

The Downtown, First and Main, and Phase II
should continue to be positioned to accommodate smaller format retailers, niche
uses, galleries, boutiques, and restaurants.
Existing retail centers along more heavily
trafficked corridors should accommodate
larger scale and regional and national
chains.
Hudson is currently lacking quality lodging
options, resulting in most overnight visitors
staying outside of the City. Recently, plans
were approved for a new hotel property on
Barlow Road. Given the presence of major
headquarters and businesses, destinations
such as Western Reserve Academy, as well
weekend visitors, there may be support for
additional rooms in the market. A separate
hotel feasibility study could further define
the potential and extent of the market.

While the area indicates a surplus of retail,
this is not unusual given the regional market
dynamics of the larger area including direct
access to Interstates 271 and 80 as well as
proximity to 77.
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Office Market

Local Market

This section summarizes conditions and
trends in both the Akron regional market
and Hudson/Stow local submarket. Information was obtained from Jones Lang
LaSalle and CBRE, two of the world’s largest
commercial real estate firms. Data is from
the first six months of 2014, the most
recent available.

The greater Akron regional office market is
split into six submarkets. Hudson sits in the
Hudson/Stow submarket, which contains
roughly 580,000 square feet of rentable
space. The vacancy rate sits at 15.7%, lower
than the regional (17.5%), Akron (20.1%),
Fairlawn/Bath (19.3%), and Akron CBD
(18.3%) submarkets but higher than the
Richfield (7.9%) and Green (5.1%) submarkets. Asking rents are $13.15/square foot, the
lowest of all six submarkets. Net absorption
is reported as positive, with an increase of
roughly 7,000 square feet. The First and
Main development contains an estimated
38,000 square feet and has no current
vacancy.

Regional Market
The Akron regional office market contains
roughly 7 million square feet of office
space. Compared to the previous year, the
market is trending in a positive direction. Vacancy declined from 18.7% to
17.5% between January 1st and June 30th,
although that rate is higher than both
the national average of 16.8% and the
Cleveland regional market rate of 16.9%
during the same period. Asking rental rates
are on the incline, rising from $15.51/square
foot to $15.70/square foot, although that
is mostly being driven by Akron’s Central
Business District. After three years of negative net absorption, 2014 has seen positive
absorption of roughly 80,000 square feet
of office space, with the suburbs outpacing
the Akron CBD.

Market Implications
Both regional and local markets are trending
in a positive direction, which is reflective of
a broader national economic recovery and
positive job numbers. On the whole, Hudson
is a very attractive location for office usage
and development, given access to a highly
educated workforce and positive synergies
with a variety of national companies that have
a presence in Hudson. Over the past few years,
Hudson has seen growth in the medical/office
sector, with the addition of four new medical
facilities contributing more than 200 new jobs.
The City also attracted Catastrophe Management Solutions in 2013, which brought nearly
300 new employees to Hudson. Allstate also
invested $20 million into renovation of their
existing property on Boston Mills Road, and
office vacancy in First & Main is reported as
0%. Collectively, the regional and submarket
data combined with anecdotal evidence locally
paint a picture of positive momentum in the
office market moving forward.
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Industrial Market
This section summarizes conditions and
trends in both the Cleveland regional
market and the Southeast local submarket.
Data for the Akron market was unavailable.
Information was obtained from CBRE,
one of the world’s largest commercial real
estate firms. Data is from Q3 of 2014, the
most recent available.

Regional Market
The Cleveland regional industrial market
contains 283 million square feet of rentable industrial space. The vacancy rate has
continued to decline steadily over the past
several years. As of Q3 of 2014, the rate
settled at 6.1%, the lowest point since the
onset of the recession. Leasing rates have
ticked up slightly to $4.58/square foot, and
flex space remains more highly priced than
manufacturing facilities and warehouse
and distribution facilities. Roughly 250,000
square feet of new space is under construction. Transaction activity for Q1-Q3 of 2014
totals more than 5.1 million square feet.

Local Market

Office Market Snapshot (January - June 2014)

Nine submarkets comprise the Cleveland regional industrial market. Hudson
is contained in the Southeast submarket,
which is bounded roughly by I-71 in the
west, Akron in the south, Aurora in the east,
and the Chagrin Falls area in the north. The
Southeast submarket contains roughly 62
million square feet of space, making it one
of the larger submarkets. The vacancy rate
is reported at 6.4%, higher than the overall
region but notably lower than many other
submarkets; however, the submarket has
also experienced the highest level of total
activity in square footage of all submarkets. Average asking lease rates are $4.76/
square foot, roughly in the middle of the
pack compared to the other submarkets.

Regional Akron Market & Hudson/Stow SubMarket

Hudson/Stow Submarket
Regional Akron Market

Total Inventory
(Sq. Ft.)
582,474
7,054,099

Vacancy Rate

YTD Net
Absorption
(Sq. Ft. )

Average Asking
Lease Rate
($/Sq. Ft./Year)

15.7%
17.5%

7,135
82,317

$13.15
$15.70

Sources: CBRE; Houseal Lavigne Associates

Industrial Market Snapshot (Q3 2014)
Regional Cleveland Market & Southeast Submarket

Southeast Submarket
Regional Cleveland Market

Total Inventory
(Sq. Ft.)

Vacancy Rate

YTD Total
Activity
(Sq. Ft. )

Average Asking
Lease Rate
($/Sq. Ft./Year)

61,834,149
283,026,854

6.4%
6.1%

714,978
5,150,935

$4.76
$4.58

Sources: CBRE; Houseal Lavigne Associates

Market Implications
Roughly 4.5% of Hudson’s land is
currently utilized for industrial uses, and
the city contains four major industrial
parks: Seasons Greene Eco-Industrial
Park, Hudson Crossing, Hudson Industrial
Parkway, and Georgetown Road. While
Hudson is viewed as an attractive market
-sited between two major markets and
with access to 43% of the U.S. population
within a day’s drive -several of its industrial
areas are struggling with varying levels of
vacancy. While both the regional and local
markets are trending in a positive direction,
the City will need to continue to assess
strategies to enhance the attractiveness of
doing business in Hudson.
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Summary & Analysis
of Conditions
Where is Hudson now? Over the past five months, the Consultant Team has driven
every block of Hudson, inventoried every parcel, conducted several public meetings,
interviewed 46 stakeholders in a series of interviews and focus groups, read more
than 300 survey responses and 45 mapping points on sMap, and analyzed demographic and market data from a variety of sources. Problems, concerns, complaints,
and assets were sifted through and evaluated. This section, the Summary & Analysis of Conditions, represents the synthesis of these efforts.
The information detailed in this chapter serves two main purposes. First, it provides
important “background information” to ensure that the City, residents, and stakeholders are all on the same page, confirming the drafting of planning recommendations is grounded in reality. Secondly, it acts as a “preliminary agenda” for the
Comprehensive Plan and Downtown Phase II Plans, detailing important issues,
opportunities, and assets that the Plans should address and identify potential solutions for down the road.

The Summary & Analysis of Existing Conditions is organized into 11 key topics:
——
——
——
——
——
——
——
——
——
——
——

Unique Character
Commerce & Industry
Housing & Neighborhoods
Downtown Hudson
Motorized Mobility
Parks, Recreation, & Open Spaces
Environment
Community Facilities
Pedestrian & Bike Connectivity
Utilities
Youth Development Center Site (YDC)
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Unique Character
Hudson is a special place, with a variety of
assets that define its unique identity and
allure. This section details several contributing elements and recognizes that the
new Comprehensive Plan and Downtown
Phase II Plan will seek to preserve, elevate,
and enhance these characteristics and
resources.

Key Issues
Each of these elements, as well as many
others, combine to form a unique sense
of place in Hudson and make it an attractive place to live, work, shop, and play. As
the planning process takes shape and
the community looks to the future, it is
important not to lose focus on the many
significant elements of the past and
present that have made Hudson into the
well-regarded community it is today.

Western Reserve Character

Terminating Vistas

Mixed-Use Downtown

Hudson Clock Tower

Hudson was originally a part of Connecticut, and the historic
core of the city reflects this influence. Colonial-style homes,
both new and old, dot the landscape in Hudson and help
preserve a unique “New England” feel. Historic preservation
has ensured that many core neighborhoods retain their
original appearance and feel.

The usage of terminating vistas in Hudson’s neighborhoods
creates an extremely attractive visual experience, focusing
a viewer’s eye on a single structure. This creates an element
of grandeur and a park-like experience.

Downtown Hudson contains a complementary blend of
old and new development providing a vibrant and exciting
atmosphere for both residents and visitors. It acts as a
central gathering place and melting pot, with high-end
boutiques, civic uses, offices, restaurants, and local shops.

Built in 1912, the Hudson Clock Tower is the city’s most
recognizable landmark. The distinctive Romanesque structure provides a central focal point for the downtown and a
symbol for civic pride.

Rural Heritage

Curvilinear &
Tree-lined Roads

Western Reserve Academy

Quality Architectural Design

The Western Reserve Academy opened in 1916 on the site
of the former Western Reserve College. The leafy campus
resembles a New England liberal arts college, with roughly
400 students from around the world attending the
extremely well-regarded college prep school each year.

City regulation ensures that development adheres to strict
architectural standards that contribute to a unique sense
of place and create an attractive environment. Even the
city’s fast food restaurants, for example, are designed with
high-quality materials and site elements to blend into the
streetscape.

While Hudson has grown over the past few decades,
elements of its rural heritage remain nestled between more
developed areas. Large lot residential structures with stone
or rail fences are common, and on any given day, horses can
be seen in open pastures.
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Hudson’s peaceful, scenic neighborhoods are the lifeblood
of the community. Winding roads, tree-lined parkways,
and incorporation of natural elements such as forests and
wetlands are all important elements of many subdivisions.
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Commerce & Industry
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Commerce & Industry Snapshot (Existing Land Use)
Commercial
Office
Industrial

Roughly 8.5% of Hudson’s land is currently
used for commerce and industry. Based on
existing land usage, the City’s main retail
areas are within Downtown and along
portions of select major corridors, such as
Main Street, Darrow Road, and Ravenna
Street. Office uses can also be found
Downtown, as well as along Boston Mills
Road in the west and South Main Street and
Darrow Road in the south. Industrial uses
are concentrated mostly in the southern
part of the city, roughly south of Terex Road.
Some industrial uses fall within one of the
City’s four industrial parks, while others
are stand-alone uses. The City’s current
zoning code reflects a desire for increased
office and industrial development on the
western fringe of the city as well as within
the northeast corner, along Ravenna Road
near I-480.

303

303

91

LOCAL ECONOMY

80

8

303

8

8

Jobs per Square Mile
225 or fewer
226-887
888-1,990

In 2014, Hudson contained roughly 13,000
employees working at 2,700 businesses.
Many prominent national businesses are
headquartered in Hudson, including Jo-Ann
Fabric & Craft Stores, Little Tikes, KOBELCO
(Kobe Steel Group), Meyer Distribution
Company, Lexi-Comp Inc., GEMCO Medical,
Universal Screen Arts, and Norandex
Building Materials Distribution, Inc. Other
major employers include a data center
for Allstate Insurance and a call center for
Catastrophe Management Solutions. Retail
employers include a blend of both national
chains and local shops and restaurants.

PROPERTY TAXES
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Hudson’s taxes on commercial and
industrial properties are slightly higher
than neighboring communities, based on
2014 property tax estimates obtained from
Summit County. Below is the estimated
property tax bill for a commercial or industrial property valued at $100,000 within
Hudson and several neighboring communities. A low and high number is provided for
municipalities with more than one taxing
district.

°°Boston Heights ($2,124 - $3,016)
°°Hudson ($2,315 - $3,073)
°°Stow ($2,417)
°°Twinsburg ($2,271 - $2,658)

Development Opportunity Snapshot
1,991-3,535
3,536 or greater

Key Issues
climate. The City offers a
°°Business
variety of incentives to attract and retain
businesses. For a city of its size, Hudson
contains an impressive number of
corporate headquarters and businesses
with a national presence. More than
two-thirds of residents have a college
degree, and employers report that
Hudson’s workforce is unparalleled in
the northeast Ohio region. However, at
the same time, local business owners
and entrepreneurs also report that taxes
and regulations are an issue.
Lowering the residential tax
°°Balance.
burden through economic development
was a core value of the last Comprehensive Plan. During the new planning
process, it is important to assess what
level of development the community
is comfortable with and how to best
balance economic growth with the
preservation of local character.

infrastructure. In order to access
°° Quality
local and national markets, businesses

Non-Residential Potential
Development Areas

need access to quality transportation
and telecommunications infrastructure. Some businesses reported in the
outreach process that a lack of broadband access inhibits their competitiveness and that traffic along the City’s
major roads during key times can be
challenging.

land uses. Generally,
°°Incompatible
existing City regulations have worked
successfully to mitigate instances of
high intensity properties (e.g. commercial, industrial) abutting lower intensity
properties (e.g. neighborhoods) through
zoning, setbacks, screening, and buffering. However, there are some areas,
notably American Fireworks along
Darrow Road, where industrial and residential uses mix within relatively close
proximity. The new Comprehensive
Plan will assess the need to transition
adjacent properties to more compatible
land uses over time.

development, based on a query of land
currently vacant or undeveloped within
existing commercial or industrial zoning
districts. (These vacant and undeveloped areas are formally referred to as
“Potential Development Areas” by the
City). This is a decrease of roughly 650
acres from the roughly 1,600 acres
that were available in 2004. Current
development opportunities are mostly
located on the southern and western
city limits, included in the Hudson
Crossing, Seasons Green, and Georgetown Road industrial parks.

development opportunities.
°°Potential
Roughly 950 acres of land is available
for new commercial and industrial
Summary & Analysis of Conditions | EXISTING CONDITIONS REPORT
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Housing & Neighborhoods

Based on available land, land use regulations, and average household size - and
controlling for land that is undevelopable
or environmentally sensitive - the 1995
Comprehensive Plan projected build-out
at 35,000 residents. Since then, build out
numbers have been reduced. The 2004
Comprehensive Plan estimated build-out at
28,000. In 2013, that number was administratively adjusted downward to 27,445,
adjusting for land that had been developed
between 2004-2013 and smaller household
size. Based on current regulations and policy
and application of 2014 population numbers
to the most recent build-out population
number, the City is an estimated 79.2%
built-out.

Each year, the City Council issues an annual
number of allotments that have ranged
over the past 15 years between 85 to 125.
However, the number of allotments authorized is often significantly greater than the
number of allotments actually used for new
dwellings. For example, between 2004 and
2013, only 34% of authorized allotments
actually led to the construction of a new
home. As such, in many years as of late,
population growth has not exceeded the 1%
to 1.5% growth limit articulated in the 2004
Comprehensive Plan.

Population (1950-2014)

Awarded vs. Used Allotments (1998-2013)

Hudson

Hudson

140

25,000

21,746

20,000

120

Allotments

Population (People)

The City’s official policy is to limit residential
development. Concerned about uncontrolled
growth and its impact on local character,
service delivery, and infrastructure costs,
the City of Hudson and Hudson Township
merged in January 1, 1994. Shortly thereafter, the new City of Hudson passed its
first Comprehensive Plan, establishing a
framework for controlling population growth
and infrastructure costs. As shown in the
accompanying chart, it has had a dramatic
effect on controlling population growth.

The 2004 Comprehensive Plan also
recommended that annual population
growth be capped at between 1% and
1.5% to maintain pace with the need for
infrastructure enhancements. This rate is
enforced through the Growth Management
Residential Development Allocation System
(GMRDAS), by which new residential
construction is only permitted in Hudson on
lots awarded a growth management allotment. Monitored and awarded by the City
Council, these allotments are used to limit
and control the rate, amount, and location
of residential development.

15,000

100
80
60

10,000

40

5,000
0

20
0

1950

1960

1970

1980

1990

2000

2010

*Pre-2000 population figures include both the City/Town of Hudson and Hudson Township

Population. After several decades of explosive growth, the population of
Hudson stabilized after implementation of the growth management system.

2014
Awarded

Used

Allotments. The annual number of allotments actually used by developers has been
significantly lower than the amount issued by City Council.

Estimated Build-out Population (1995, 2004, 2013)
Hudson

40,000

Population (People)

Residential Growth
Management

35,000

35,000
28,000

30,000

27,445

79.2%

25,000
20,000
15,000
10,000
5,000
0

1995 Comprehensive
Plan Build-out

2004 Comprehensive
Plan Build-out

2013 Updated
Build-out

Projected Build-out Population. The total projected number of residents
has declined over the years as household sizes have decreased, policies have
changed, economic growth and the real estate market slowed, and planned
developments have been taken off-line.
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Hudson is estimated to be
79.2% built-out
based on current policy.
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Residential Snapshot (Existing Land Use)

8

Development Opportunity Snapshot
Residential Potential
Development Areas

Single Family Detached
Single Family Attached
Multifamily

Roughly half of Hudson’s land is currently
used for residential development (51.1%),
and Hudson’s neighborhoods are one of the
city’s defining features. In the historic core,
a moderately dense collection of historic
homes creates the feel of a New England
college town. Farther out from the core,
subdivisions with high-quality colonials
have been constructed along winding
streets with tree-lined streets and incorporated ponds, forests, and trails.

303

303

91

Neighborhood
Character &
Housing Types

80

8

303

8

Segments of the city in the former township
have also retained their rural character, with
farm homes or large-lot residences sitting
in the midst of pastures with rail fences
and horses running freely. Townhomes and
duplexes have been constructed in recent
years, mostly around the First and Main
area and the Bike and Hike Trail. Combined,
these different types of neighborhoods form
Hudson’s unique residential fabric.
The majority of the city’s homes are single
family detached (86.6%) structures and
many are located in one of Hudson’s many
subdivisions. The remainder include single
family attached (3.9%) and multi-family
(8.9%) units. An estimated 82.4% of units
are owner-occupied, with rentals only
comprising roughly 1 in 10 units (10.4%).
Data was obtained from the U.S. Census
Bureau and ESRI Business Analyst.
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PROPERTY TAXES
Hudson’s property taxes are relatively on
par with neighboring communities, based
on 2014 property tax estimates obtained
from Summit County. Below is the estimated property tax bill for an owner-occupied property valued at $100,000 within
Hudson and several neighboring communities. A low and high number is provided for
municipalities with more than one taxing
district.

°°Boston Heights ($1,909 - $2,124)
°°Hudson ($2,008 - $2,160)
°°Stow ($2,097)
°°Twinsburg ($1,816 - $2,100)

Subdivisions
There are over 200 subdivisions
found in the City of Hudson

Key Issues
management. The effec°°Growth
tiveness and future of the Growth
Management Residential Development Allocation System is important
to assess during the outreach and
planning process. Additionally, if the
Plan recommends changes to land
use within Hudson, this will likely affect
existing build-out calculations.

of life and preservation of
°°Quality
character. Throughout the outreach

development opportunities.
°°Potential
Roughly 1,200 acres of land is available
for new residential development, based
on a query of land currently vacant or
undeveloped within existing residential
zoning districts. (These vacant and
undeveloped areas are formally referred
to as “Potential Development Areas” by
the City). This is a decrease of roughly
800 acres from the roughly 2,000
acres that were available in 2004.

diversity. Hudson’s housing
°°Housing
stock is overwhelmingly single-family
detached homes that are owner-occupied. At both the Community and
Business Workshops, a majority of
participants voiced some level of
support for diversifying the housing
stock to include attractive and quality
higher-density housing units such as
townhomes, condominiums, and apartments, particularly within the greater
Downtown area.

process, residents have expressed pride
with their quality of life at home. A key
component of resident satisfaction is
the unique character of neighborhoods.
Preservation and enhancement of both
will be priorities in development of the
new Comprehensive Plan.
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Downtown Hudson
Prospect St

of uses and public spaces. The
°°Mix
Downtown’s vibrant mix of uses and
public spaces contributes to its exciting
atmosphere and unique sense of place.
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to Downtown connec°°Neighborhood
tivity. Currently, 21 neighborhoods are
not connected to Downtown Hudson
via sidewalks. These gaps and lack of
connectivity prevent thousands of residents from walking Downtown to dine
or shop. The Plan will build on the City’s
ongoing connectivity efforts and identify and prioritize improvements that
can increase physical linkages between
residents and Downtown.

ra
ro
Au

St

1st St
Village way

91

East Main St

Clinton St

Phase I First & Main

Parking is reported as being
°°Parking.
difficult to find at times, typically on
nights and weekends. Many proprietors
expressed concern that because parking
is free and unregulated, employees
of nearby businesses tend to occupy
spaces that should be available to
customers. The Plan will more closely
evaluate whether the existing level of
parking is sufficient and what policy or
infrastructure improvements could be
made, if necessary.

Historic Downtown Core

Owen Brown St

of First Street and Park Lane, often
referred to as the Building Seven site, is
a key development opportunity. While
height restrictions and the parcel’s size
limit certain development options, it
remains a prominent underutilized site
that should be capitalized on to “finish
Downtown Phase I.”

Main St

the two sub-areas are integrated with
each other fairly well via pedestrian
connections and similar architectural
styles. However, as one travels westward from Main Street towards First and
Main, there are disconnects between
the two areas that break up the urban
fabric and social connectivity. Along
Park Lane, it is a vacant site (“Building
Seven.”); along Clinton Street it is a
surface parking lot and narrow pedestrian right-of-way. The Plan should
address ways to further knit together
the social and physical fabric of both
areas, while respecting historical differences between the two.

Seven” opportunity site. The
°°“Building
undeveloped site that sits at the corner

ay
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of the Historic Downtown
°°Integration
Core and First and Main. On the whole,

Phase II Potential Area

rN
he
ut
So

In 2004, Downtown Hudson expanded
westward with the completion of First and
Main (“Downtown Phase I”). Financed via a
public-private partnership, the multi-structure mixed-use development replaced an
old industrial site. Varying building facades
and styles create an attractive aesthetic and
mimic a traditional downtown style.

Key Issues

town to provide a civic hub and create
synergies with nearby businesses and
institutions. However, the City consolidated multiple functions and moved out
of Downtown to an office park in 2013.
Moving forward, the planning process
should engage residents to determine
whether City operations should eventually relocate back to the Downtown
area, potentially within Downtown
Phase II.

k
ol
rf
No

The Historic Downtown sits along Main
Street and has been the core of the community since Hudson’s founding. Most of the
building stock dates from the 19th century or
early 20th century, and notable historic structures include the Town Hall, Christ Church
Episcopal, and Hudson Clock Tower. In the
summer months, the Town Green provides
outdoor space for community activities
such as ice cream socials and concerts. The
western side of Main Street contains mostly
one- and two-story historic commercial
structures, with tenants generally consisting
of locally-owned shops, restaurants, and
offices. City administrative operations moved
in 2013 from Town Hall to an office park on
the western side of the city, although public
meetings are still held at the building.

Hall. The City Hall of many commu°°City
nities is often located within the Down-

Library St

Downtown Hudson sits at the geographic
center of the city and is comprised of two
complementary sub-areas: (a) the Historic
Downtown Core and (b) First and Main.
Considered the social hub and heart of the
community, Downtown Hudson offers a
range of civic, commercial, and entertainment offerings.

The development’s 36 shops, offices, and
restaurants include both local proprietors
and national chains, as well as the 50,000
sq. foot Hudson Library and Historical
Society, which acts as the western anchor
of the development. On any given night
or weekend, families can be seen walking
around, grabbing coffee or dinner, and
shopping at niche boutiques and retailers.
A mixture of on-street parking, a parking
deck, and parking lots provides parking
for customers and visitors. While some
residents were concerned that the development would detract from Hudson’s “small
town feel,” today it is generally viewed as a
huge success.

Morse Rd

Downtown Phase I

Church St
Park Ln

303

Streetsboro St

Downtown Land Use
Single Family Detached

Public/Semi-Public

100 Year Floodplain

Single Family Attached

Open Space

500 Year Floodplain

Commercial

Vacant

Wetlands

Office

Undeveloped

Industrial

City of Hudson Comprehensive Plan & Downtown Phase II | FEBRUARY 2015

Downtown Phase II
The City’s initial 1995 Comprehensive Plan
identified the area west of Main Street as a
key opportunity to expand the Downtown
and create a walkable mixed-use environment. Redevelopment of the area immediately adjacent to Downtown (Phase I) was
completed in 2004 with the construction
of First and Main. The remaining area to the
west and northwest remains undeveloped as
defined in the Plan, and is considered Phase II.
The Phase II project area is roughly bounded
by Morse Road on the east, a property line
separating City-owned property and the Villas
of Hudson to the north, the Norfolk-Southern
Line to the west, and the Windstream property to the south. In total, the project area
is 35.37 acres in size and contains eleven
parcels. After grouping certain parcels by
shared ownership and site characteristics, the
study area can be essentially organized into
five properties or areas. Three properties are
publicly-owned and two are privately owned.

1

At present, the dominantly industrial uses in
the Phase II area are considered incompatible with the existing Downtown area and
do not properly provide the connectivity,
energy, or critical mass of employees that
the First and Main project contributes. In
the coming months, the Consultant Team
will continue to conduct outreach to assess
what the community desires to see in this
area and then reconcile those findings
with market realities, economic data, and
conversations with local experts. It is likely
that Phase II will include a blend of different
uses; potential uses that will be evaluated
include civic, retail, restuarant, office, residential, and parks/open space uses.
It is also important to note that between the
existing First and Main development and
the proposed Phase II project area are two
properties (3 parcels) that are not currently
a part of either area. This may prevent
seamless transition between the two areas
as development moves forward. Expansion
of the Phase II project area to include these
two properties should be evaluated.

The study area is 1.4 acres larger than
°° Size.
both First and Main and the Historic Down-

Key Issues
success. Downtown is one of
°° Continued
Northeast Ohio’ s premier destinations and
the development of Phase II should continue
to enhance the area’s vibrancy and density
while respecting the size, scale, and character
of Hudson.

2

3

of the City & financing. First and Main was
°° Role
developed through a public-private partnership. Regarding Phase II, it will be important
to clearly define what role the City of Hudson
wants to play in its development and what
level of investment tools and financing it is
prepared to utilize.

4

6

5

Easement. The largest parcel
°° Conservation
within Property #1 has a conservation
easement placed on it. While the City owns
the property, its development rights belong
to the Western Reserve Land Conservancy
(WRLC). This prevents any type of residential,
commercial, or industrial development. The
only allowable change to the forested parcel
would be use as park space, however, this
would require thorough review by the WRLC.

7

Conservation easement

Downtown Phase II Properties Overview

town Core combined, and roughly double the
size of the First and Main site. It is important
to keep the large size of the site in perspective
when considering potential land uses.

Study area expansion. Expansion of the
°° proposed
Phase II project area to include two
properties between the area and Phase I
should be evaluated.

property owners. The City owns a
°° Multiple
sizable portion of the study area; however,
three key properties are held by other property
owners. The City School District property
currently houses their bus operations, and
acquisition of the property may require the City
to help identify or acquire an appropriate site
for relocation of operations.

Preservation of Owen Brown Street. Owen
°° Brown
Street is a narrow road including
many historic homes in a moderately dense
setting. The character of this street should be
preserved as development occurs in Phase II.

constraints. An active rail corridor traverses
°° Site
the western boundary. Other constraints
include increased levels of traffic, the narrow
Owen Brown rail crossing, and impacts on
sanitary sewer and storm drainage.

Acreage

Developable
Acreage

Existing Use

# of
Parcels

Environmental
Constraints

City of Hudson

14.97

2.77

Undeveloped /
Open Space

3

Waterway, forest,
floodplain, wetlands,
conservation
easement

City School
2 Hudson
District
3 City of Hudson
4 Private

Build-out Area

3.83

3.83

Public (Bus Depot)

1

None

Phase I - First & Main

10.68
0.93

10.50
0.93

2
2

Forest, small wetland
None

5 Private (Windstream)

4.96

4.96

Public (Public Works)
Industrial
Industrial
(Telecommunications)

3

None

(not currently
6 Private
in Phase II)
(not currently
7 Private
in Phase II)

1.33

1.33

Commercial

2

None

0.36

0.36

Office

1

None

# Owner
1

Phase II - Potential Area
Historic Downtown Core

35.37 Ac

19.55 Ac
14.40 Ac
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Motorized Mobility
Roads
Hudson’s roads are classified into five
different categories by the Ohio Department of Transportation based on the
service and access they provide. These
classifications, shown on the accompanying map, help planners and city officials
understand the role and responsibility of
different roadways, as well as what types
of investment are needed. In some aspects,
Hudson’s road network is different from
many other communities, as even busier
roadways (principle arterials, minor arterials) have low posted speed limits and are
two lane roads, such as along Route 303.
Two main roads form the spine of Hudson’s
road network and serve the majority of
traffic: Route 303 and Route 91. As a result,
the intersection of these two roads becomes
fairly congested during peak travel times. The
Akron Metropolitan Area Transportation Study
has classified Route 91 between Route 303
and Aurora Street as a “high crash roadway.”
Based on available traffic counts, the City’s
busiest roadways are Route 91 (18,000
vehicles daily), Route 303 (16,000 vehicles
daily), Stow Road (12,000 vehicles daily),
and Terex Road (11,000 vehicles daily). I-80
and I-480 each pass through the community and serve between 31,000 and 39,000
vehicles daily, but do not have any exits in
the community.

The City of Hudson is responsible for the
day-to-day maintenance and oversight
of Hudson’s roads, although State Routes
8, 91, and 303 are regulated by the Ohio
Department of Transportation. Major
improvements to state roads require state
approval and are generally funded by
federal and state dollars. The two highways
that cut through Hudson, I-80 and I-480,
fall under the jurisdiction of the Ohio Turnpike and Infrastructure Commission and
the Ohio Department of Transportation,
respectively. No roads fall under Summit
County’s jurisdiction, although several
bridges do.
City officials reported aging infrastructure as
a top concern. Over the course of the next
five years, the City’s Capital Budget includes
more than $23.6 million capital dollars for road
programming and special projects, including
annual resurfacing, construction of pathways,
crack sealing, and a variety of improvements to
Route 91, among others.
Notable projects desired by the community (but
currently unfunded) include development of the
Oviatt Connector (linking Ravenna and Oviatt
Streets with Route 91) and the construction of
the Hines Hill Grade Separation (preventing rail
traffic from congesting roads). The City’s current
policy is to maintain the existing road network
and not build new, unless external funding is
available.
Problematic intersections identified by both the
City and the public during the outreach process
are identified on the accompanying map. As
depicted, most are concentrated along Route 91,
the City’s busiest road.
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Public Transit
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Roadway Jurisdiction
Ohio Turnpike and
Infrastructure Commission
Ohio Department of
Transportation

City of Hudson

Key Issues

Hudson is directly served by three of Akron
Metro’s bus routes. Bus Route 103 runs from
Downtown Akron to Boston Heights, stopping
in Hudson twelve times a day at Little Tikes.
Bus Route 104 runs from Downtown Akron
to the Creekside Park and Ride in Twinsburg,
stopping in Hudson twelve times a day at two
stops: (a) Route 303 and Terex Road and (b)
Route 303 and Route 91. Bus Route x60 runs
from Cuyahoga Falls to Twinsburg, and stops
in Hudson just west of Hudson Crossing. Bus
Route 102 also cuts through Hudson along
Route 8, but does not stop within the city.

91 and 303 congestion. The
°°Routes
intersection of Routes 91 (Main Street)

Rail

road network with a suburban
°°Rural
population. Most of Hudson’s roads,

An active Norfolk Southern line runs in a
southeasterly direction through the community with access at multiple industrial sites.
On any given day, between 55-65 trains
utilize the line. The other main rail rightof-way is inactive, running roughly from the
intersection of Route 91 and 303 in a southwesterly direction. Ownership of the inactive
railway is split between Norfolk Southern in
the north and Akron Metro Regional Transportation Authority in the south. Hudson is
not served by passenger rail service.

and 303 (Streetsboro Road) experiences high volumes of traffic during
rush hour periods, often causing
traffic to back-up for many blocks. The
problem is particularly acute along Main
Street from Route 303 to Clinton Street,
where parallel parking and an unaligned
intersection converge with a two-lane
road experiencing heavy traffic.
However, it is important to note that
between 2001 and 2013, traffic volumes
on Routes 91 and 303 stayed relatively
constant, suggesting that congestion
does not appear to be worsening.

even portions of its busiest ones, are
two lane roads with low posted speed
limits. The growth in population over
the past several decades has created
additional roadway demands; however,
many roads have not expanded to
keep pace with that increase, creating
congestion at key choke points.

intersections. Several
°°Problematic
intersections have been identified by
either the public or city officials as being
problematic and in need of upgrades or
realignment.

rail crossings. An active rail line
°° At-grade
intersects with both Stow Road and Hines
Hill Road without any grade separation.
This often causes headaches for drivers
and stalls traffic until the train passes.

transit. With only four bus stops in
°° Public
the community, Hudson is not particularly
well-served by public transportation.
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Parks, Recreation, & Open Spaces
Parks and open spaces comprise roughly
13% of Hudson’s land and play a vital role
in shaping quality of life and reinforcing
Hudson’s small town character. Parks are
defined as dedicated recreational areas
accessible to the public, typically operated
by a governmental entity. Open spaces, on
the other hand, are natural areas that are
not designed for recreation and have no
infrastructure. In some cases, open spaces
are found within Hudson’s larger parks.
Hudson currently contains 18 park sites (all
operated by the City of Hudson) and 3 golf
courses (1 operated by the City of Hudson
and the other two private owners). Collectively, these facilities provide nearly 1,500
acres of green space for outdoor activities.
The City’s parks range from traditional
neighborhood parks with playsets and ball
fields to bucolic natural spaces with hiking.
In addition, a variety of trails can be found
across the city, in both established public
parks as well as open spaces. For more
information about existing and proposed
trails, please see the “Pedestrian and Bike
Connectivity” section.

40

Each park has been classified by the
City based on its usage. Active parks are
parkland where there is a concentration of
facilities for organized recreational facilities,
mixed-use parks are parkland providing
a blend of both active recreation opportunities as well as preserved open space,
and limited use parks are environmentally
sensitive and protected areas with trails and
hiking. More detailed information about
each park and its location is contained in
the accompanying map and table.
The City Parks Department reports that
there are no current plans to add any
parkland or facilities; however, renovations
and improvements of existing facilities
may occur. Construction of additional trails
is also noted as an important propriety,
including the proposed Veterans Trail.
The Summit County Metro Parks District is
currently working to bring two additional
parks online within Hudson. The 177 acre
Wood Hollow Metro Park is expected to
open later this year (2015) along Barlow
Road and include a two-mile trail for hiking.
The District also reports that in the next
five years it will construct Maple Grove
Metro Park, a new regional park totaling an
estimated 250 acres along Hines Hill Road
in northwest Hudson.
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Key Issues

Existing Parks & Recreation Facilities
Name
Barlow Farm Park
Bicentennial Woods Park
Boston Mills Park
Cascade Park
Colony Park
Darrow Road Park
DiNovi Park
Doc’s Woods Park
Ellsworth Meadows Golf Course
High Point Park
Hudson Country Club
Hudson Springs Park
Lake Forest Country Club
McLaren Woods Park
Maple Grove Park
Middleton Park
Oak Grove Park
Robinson Field Park
Trumbull Woods Park
Veterans Way Park
Wildlife Woods Park

Operator

Classification

Pavilion

City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
Private
City of Hudson
Private
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson
City of Hudson

Active Park
Limited Use
Limited Use
Mixed-Use
Mixed-Use
Mixed-Use
Limited Use
Limited Use
Golf Course
Limited Use
Golf Course
Mixed-Use
Golf Course
Limited Use
Limited Use
Mixed-Use
Active
Limited Use
Limited Use
Mixed-Use
Limited Use

Y
N
N
Y
Y
N
N
N
N/A
N
N/A
Y
N/A
N
N
Y
Y
N
N
Y
N

Sports
Area or
Fields Size (Acres)
Y
N
N
Y
Y
N
N
N
N/A
N
N/A
Y
N/A
N
N
Y
Y
N
N
Y
N

60 acres
33 acres
8 acres
75 acres
34 acres
63 acres
6 acres
59 acres
163 acres
52 acres
204 acres
260 acres
145 acres
27 acres
100 acres
9 acres
30 acres
31 acres
18 acres
38 acres
58 acres

satisfaction. Based on two
°°Resident
community workshops and more than
300 survey responses, residents are
extremely pleased with the quality of
Hudson’s parks. Parks were the third
highest rated public service, with nearly
90% of participants rating city parks as
“good.”

quantity. The National Recre°°Parkland
ation and Park Association (NRPA)
recommends a minimum of 10 acres
of parks and open space for every
1,000 residents, not including golf
courses or school facilities. Based on
that calculation, Hudson exceeds the
national standard by more than 740
acres of parkland. It is important to
note, however, that much of Hudson’s
parkland is passive natural space.

expansion. Two new sizable
°°Parkland
parks are currently being either planned
for or built by Summit County Metro
Parks. This should be accounted
for in the new Comprehensive Plan,
addressing any infrastructure needs or
land use implications resulting from this
expansion.

or aquatic center. Hudson
°°Recreation
does not have a public indoor recreation center, with amenities such as
basketball courts or a pool. Residents
participating in the planning process
thus far have overwhelmingly supported
creation of such a center.

Total Acreage: 1,473 acres
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Environment

Green Spaces

Tree Canopies

Watersheds

Wetlands

Floodplains

Key Issues

Hudson’s greenspaces, including forests,
parks, lawns, and open spaces, play an integral role in sustaining a healthy ecosystem
and absorbing rainwater. The City’s Land
Development Code uses a variety of
regulations to protect, sustain, and enhance
Hudson’s natural environment.

Tree canopies, or a city’s tree cover, act
as an urban forest and help shield direct
sunlight, absorb rainwater, and improve air
quality. Trees also increase quality of life by
beautifying the streetscape. On the whole,
Hudson’s tree canopy is well-preserved,
even in the face of development.

A watershed is the area of land where all
of the water that is under it or drains off
of it goes into the same place. Hudson is
split between four watersheds: Brandywine
Creek in the northwest, Tinkers Creek in the
northeast, Mud Brook in the south, and Fish
Creek in the extreme southeast. Natural
features such as soils, slopes, waterways,
flood plains, wetlands, forests, and riparian
zones all influence the health of the
watershed and its impact on groundwater
recharge.

Wetlands are lands inundated or saturated
with water at a frequency and duration
sufficient to support vegetation and
animals adapted for life in such conditions. Examples include marshes, bogs,
and swamps. If properly maintained, they
can filter water from impurities, recycle
nutrients, capture rainwater and melting
snow, and provide a habitat for wildlife.
Hudson’s wetlands are mostly found on
the far eastern and western parts of the
city, although wetlands are scattered
throughout the core. The recent study of
Brandywine Creek by the Balanced Growth
Initiative ranked wetlands within the
watershed in terms of quality and feasibility
of restoration, with three of the top ten
wetlands located in Hudson.

Floodplains are any areas of land that are
susceptible to being overcome from floodwaters in the event of a 100 year flood. In
other words, during any given year, there is
a one-percent chance that the area will be
flooded. Development is not permitted on
a 100 year floodplain in Hudson without a
special development permit issued by the
City’s Floodplain Administrator. The City’s
floodplain is mostly concentrated on the
western side of the City, between I-80 in
the north and the City limits in the south.

The preservation of green spaces, tree
canopies, watersheds, and wetlands, as
well as the avoidance of development on
floodplains, are proven to increase public
health and safety, preserve quality of life,
and reduce costs. Any future development should be compatible with the best
practices established within each area and
aligned with the community’s environmental goals .

The City does not currently have an official
mitigation plan for wetland impacts;
however, its wetland setback requirements
for both isolated and connected wetlands
do meet established standards.
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Community Facilities
City Government
The City of Hudson provides a variety of
municipal services to residents, operating
out of nine facilities. Day-to-day governance is overseen by a City Manager, and
operations are split between 14 departments: Communications, Community
Development, Economic Development,
Ellsworth Meadows Golf Club, Engineering,
Finance, Fire and Emergency Medical
Service (EMS) Department, Geographic
Information Systems (GIS), Cable TV,
Human Resources, Information Services,
Parks, Police, and Public Works.
The City’s most recent strategic plan details
three key goals for city governance:
a more vibrant and connected
°°Create
residential community;
the commercial and industrial
°°Develop
base of Hudson; and
the efficiency, effectiveness,
°°Improve
quality, and availability of services.
Hudson is one of only a handful of cities in
Ohio that has a AAA bond rating from both
Standard & Poors and Moody’s.
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Town Hall & Municipal
Service Center
After growing out of the limited space
at Town Hall in Downtown Hudson, and
combining operations from several other
locations, the City relocated administrative
operations to the Municipal Service Center
(115 Executive Parkway) in an office park on
the western side of the city in 2013. The City
is currently conducting a facilities analysis to
assess future needs and to identify a permanent location for operations. The historic
Town Hall is still used by the City Council
and various boards for public hearings and
meetings.

Fire & EMS
Operations for the Fire and EMS Department
are housed at the Hudson Safety Center
at 40 S. Oviatt Street, next to the Police
Station. Their fire insurance rating is 4 (on an
Insurance Services Office [ISO] scale of 1 to
10, with 1 being the best), which is on par with
neighboring communities. Water supply and
distribution systems are reported as being
adequate; however, 25% of the community
does not have water hydrants. At present,
the department has no plans to add facilities;
however, they report that they are running
out of room at the Safety Center. Additional
fire hydrants will be added in coming years,
as well as a possible tornado siren upgrade
and remodel of the Safety Center.

EXISTING CONDITIONS REPORT | Summary & Analysis of Conditions

Police

Hudson City Schools

The Police Department operates out of a
station at 36 S. Oviatt Street. The department is staffed by 28 full-time officers, as
well as four auxiliary officers and several
dispatchers and civilian personnel. They
report no plans to add facilities or renovating existing ones.

Hudson’s public schools play an important
role in Hudson’s civic pride and are
extremely well-regarded within Ohio.
In 2013-2014, the Hudson City Schools
educated 4,681 children. While this is a
decline from peak enrollment of 5,601
in 2003-2004, it is in line with broader
regional trends. It also reflects utilization of new private school options. The
District’s jurisdiction includes all of the City
of Hudson, as well as parts of Stow and
Boston Heights. District performance ranks
within the top 2% of all of Ohio’s school
districts and Hudson High School was
recently named the sixth best high school in
the state by US News and World Report.

Public Works
The Department of Public Works is responsible for maintenance of the City’s facilities
and operates out of three facilities: the
Municipal Service Center, an office at 1769
Georgetown Road, and a service yard at
95 Owen Brown Street, which falls within
the Downtown Phase II study area. The
latter two facilities are reported as being
undersized for the operations they handle.
The City is currently evaluating options for a
new public works facility at a location yet to
be determined.

Barlow Community Center
The Barlow Community Center is located
at 41 South Oviatt Street across from
the Police, Fire, and EMS Departments.
It contains a variety of rooms and a full
auditorium, and is near a pond and walking
trails. Residents and organizations can rent
rooms for events.

The District operates six schools. Four
schools (East Woods Elementary School,
McDowell Elementary School, Evamere
Elementary, and Hudson Middle School,) are
clustered together on a unified campus just
northwest of Downtown, with Hudson High
School and Ellsworth Hill Elementary School
sited farther north. District administration is
housed out of three single family detached
homes adjacent to Hudson High School.
The District’s bus depot, currently located
within the Downtown Phase II Study Area,
provides a home base for bus circulation as
well as repairs.
The District reports that the capacity of
its schools is between 75% and 80%,
and they have no plans to add to existing
facilities, although the building interiors of
several schools will need upgrades in the
coming years. The District’s offices are
noted as being aging and inefficient, and
the District is evaluating a variety of options
to increase efficiency.

Private Schools
Western Reserve Academy
The Western Reserve Academy opened in 1916
on the site of the former Western Reserve
College. The leafy campus resembles a New
England liberal arts college, with roughly 400
students from around the world attending the
extremely well-regarded college prep school
each year. The Academy does not have any

current plans to expand, but reports that
as contiguous properties become available, they will evaluate options based on
their need. “Cut through” traffic within the
campus and a lack of sidewalks were cited
by school officials as key planning challenges.

Other PRIVATE Schools
The community contains two other highlyregarded private schools: Hudson Montessori School and Seton Catholic School.

Hudson Library &
Historical Society

Key Issues
Phase II facilities. Both the
°°Downtown
City of Hudson Public Works Department and Hudson City Schools conduct
operations within the Downtown Phase
II study area. The need for future relocation of these operations is likely, and will
require the identification of appropriate
site(s) for relocation.

City Hall/Municipal Service Center.
°°New
As stated earlier in this report, the planning process should engage residents
to determine whether City operations
should eventually relocate back from
Boston Mills Road to the Downtown
area.

growth with infrastructure
°°Aligning
and services. Any sort of residential or
employment growth will likely require
an increase in service delivery, additional
infrastructure, and increased usage of
existing infrastructure.

Hudson’s schools. While
°°Supporting
not within the jurisdiction of the City,
Hudson’s public and private schools are
important civic partners and should be
supported in the Comprehensive Plan.

The Hudson Library and Historical Society
is located in Downtown Hudson and acts
as the western anchor of the First & Main
Development. The 50,000 square foot
facility opened in 2005, and its collection
contains nearly 300,000 items. The library
is a separate entity from the City of Hudson,
and receives revenue through a local operating levy and state library funding, among
others.
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Pedestrian & Bike Connectivity
City of Hudson
91

480

Trail
Bike
Hike

80

480

ail
Towpath Tr

91

80
80

80

8

8
303

303

303

303

91

Oh
io & E
rie C
analw
ay

Pote
ntial
Trail

Conne
ction

Cuyahoga Valley
National Park

91

8

8

Towpath Trail
Sidewalks & Walkways

Bikeways & Trails

Existing Sidewalks

Sidewalks &
Walkways
Sidewalk access within Hudson varies
widely based on location. Within the original
city core, the sidewalk network is relatively
complete due to long-standing municipal requirements that all new residential
development contain sidewalks. Outside
of the city core, in the former unincorporated areas, sidewalks become more
sparse. Nearly three quarters of Hudson’s
residential streets were built under County
authority in unincorporated areas (prior to
the city-township merger), and the County
did not require residential construction
to include sidewalks. As such, many of
the outer subdivisions do not have much
pedestrian access.
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Existing Bike/Hike Trail
Existing Park Trails
Existing & Proposed
On-Street Bike Lanes

Recently, the City underwent a public
process to assess improvements to the
pedestrian network. The Connectivity Plan
recommended development of new sidewalks and pathways and prioritized them
based on a variety of factors, including
proximity to Downtown Hudson, schools,
and connections to parks and trails. High
priority pedestrian walkways include parts
of Route 303, Boston Mills Road, Middleton
Road, as well as the area just north of I-80.
Implementation is ongoing.
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Proposed Veteran's Trail
Proposed Trails
Existing Parks

Bikeways

Trails

The 2004 Comprehensive Plan recommended incorporation of bike lanes and
bike infrastructure into road projects, as
appropriate. Recently, the City has approved
bikeways and signage on some of Hudson’s
main roads as a part of its capital budget,
including Route 91, Route 303, Terex Road,
Barlow Road, Stow Road, Aurora Street,
and Middleton Road. Implementation is
ongoing.

Hudson sits in an advantageous location,
with varying degrees of access to several
regional trails running through the greater
Cleveland and Akron regions. Several additional trails have also been proposed that
would further enhance the community’s
connectivity and knit together the different
communities of northeast Ohio.
Hudson’s existing trail network consists of
a county trail running through the southwestern corner of the community and a
series of trails within city parks. The Summit
County Bike & Hike Trail is a “rails to trails”
conversion and its 34 miles of trail links
to the Cleveland Metroparks Trail in the
north at the Cuyahoga County line and the
Portage Park District Trail in the east at the
Portage County line. Residents also have
access to 12 smaller trails within city parks,
spanning from 1/6th of a mile to 2 miles in
length.

While not directly accessible at present from Hudson, the Towpath Trail (roughly 3 miles west of
city limits) is a prominent regional draw. The 85 mile trail runs through the heart of the Ohio and
Erie Canalway, hugging the Cuyahoga River and providing stunning views for cyclists and pedestrians. Summit County has recommended creation of a new trail (“Gateway Trail”) connecting the
Bike and Hike Trail and the Towpath Trail. If completed, it would provide Hudson residents direct
access to hundreds of miles of new trails throughout the region.

The City’s 2000 Parks and Recreation
Master Plan, which is still currently used to
guide policy decisions, proposed several
new trails that would increase community connectivity. These are shown on the
accompanying map. Two high-priority
trails that are actively being planned for
by the City include the Heights to Hudson
Trail and the Akron Secondary Line Trail,
often collectively referred to as Veterans
Trail as they intersect at Veterans Way Park
near Downtown Hudson. The proposed
Heights to Hudson Trail runs southeasterly
for 5.7 miles from the Bike and Hike Trail
in Boston Heights to Veterans Way Park.
The proposed Akron Secondary Line Trail
runs from Veterans Way Park along an
unused rail right-of-way into Stow. The
City is currently investing in planning and
infrastructure to support development of
the Veterans Trail over time, and is actively
seeking grant dollars for funding. The City
is also developing additional options for the
direction of particular stretches of the trail.

Key Issues
sidewalk and pathway
°°Incomplete
network. The incomplete sidewalk
network prevents residents living
outside of the historic core from
accessing important amenities. The
City has the challenge of retrofitting
already developed areas to establish
basic pedestrian infrastructure that was
not provided for under initial County
regulations.

connections. Hudson has direct
°°Trail
access to the Bike & Hike Trail and sits in
close proximity to many other prominent regional trails, such as the Towpath
Trail. Many opportunities exist to better
link Hudson both internally and regionally via an expanded trail network.

infrastructure. Efforts are underway
°°Bike
to increase the bikeability of Hudson’s
main roads. The community outreach
process will further define the level of
importance that residents place on bike
infrastructure.
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Power

Sanitary Sewer

Key Issues

The majority of the City, in both population and geography, is served by the City
of Hudson/Hudson Public Power, with
the corners of the city serviced by First
Energy. Hudson Public Power is composed
of 100 miles of overhead and 60 miles of
underground wire, and is connected to the
nation’s power grid through two points of
entry, creating system redundancy that can
prevent power failure.

Sanitary sewer service is provided by the
City of Hudson in the historic core and
western part of the city, with Summit
County responsible for service to the
remaining areas. Some households and
businesses also fall under the Northeast
Ohio Regional Sewer District.

Growth and provision of utility infrastructure are intricately linked. The merger of
the unincorporated township with the City
has resulted in inconsistent development
patterns and utility service infrastructure.
This results in different rates and quality
of service among Hudson residents. Many
vacant and undeveloped areas do not have
existing infrastructure; however the City is
continuing to evaluate the effectiveness
of expanding its utility services to currently
unserved areas.

Water
Water service in Hudson is split between
four different water providers: the City of
Hudson, City of Akron, City of Cleveland
and City of Stow. Some properties also use
wells. The City of Hudson provides service
to the largest geographic area of the four,
and is planning water extensions into the
southern industrial area (Season Road/
Route 91/Hudson Drive).
The City reports that their system is aging
and will continue to need adequate maintenance and improvement.

BROADBAND
Broadband within Hudson is currently
provided by private companies. The City
recognizes the importance of high-speed
broadband service on economic development and quality of life, and is currently
developing a Broadband Needs Assessment and Business Plan that will examine
the current state of services and identify
ways that the City may positively impact
how broadband is delivered in Hudson.

The City recently evaluated its sanitary
sewer system and has identified areas
of concern that the City needs to investigate in more detail, particularly the need
to alleviate inflow and infiltration into the
system. A recent engineering study showed
that Downtown Hudson is one of the most
problematic locations for system inflow and
infiltration.
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Stormwater Sewer
As with the sanitary sewer, stormwater
sewer service is provided by the City of
Hudson. Many areas that are served by
sanitary sewer lines do not have storm
sewer lines.
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The City reports that several major projects
are needed to alleviate flooding and its
effect on system capacity, including a
Norfolk-Southern Culvert and a pond on the
Koberna property. The inflow of stormwater
into the sanitary system is also reported as
a serious problem.
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Sanitary Sewer
Current Hudson Sewer Line
Current Summit
County Sewer Line

Stormwater Sewer
Current Hudson Sewer
Line Service Area
Current Summit County
Sewer Line Service Area

Current Storm Lines
Current Pump Station
Current Retention Ponds
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Youth Development Center Site (YDC)
The 428 acre Youth Development Center
(YDC) site was bought by the City of Hudson
from Cuyahoga County in 2009 for $6.9
million. It sits along Hines Hill Road in the
northwestern part of the city. Originally a
rehabilitation site for wayward boys from
Cleveland, the YDC operated from 1902 to
2008. It was closed due to ineffectiveness
of its programming and the high operational cost of maintaining the site. The
site once contained 14 facilities, including
dormitories, administration buildings, and
a school in a campus just south of Hines
Hill Road. In 2013 the City demolished these
dated facilities.
The City has no official approved plan
for this piece of the property, but in the
past has expressed a desire to preserve
the undeveloped natural areas as some
element of park or open space and
explore options for the vacant cleared
areas. A 2011 report issued by the YDC
Ad Hoc Committee, comprised of local
stakeholders, recommended that the site
“be rejuvenated as a unique community/
regional resource focused on promoting
sustainability through collaboration and
innovation in environmental stewardship,
art, entrepreneurship, recreation, athletics,
community education, and cultural enrichment for participants of all ages.”

The YDC property currently has 293 acres
of development restrictions placed on it
– conservation easements owned by the
Western Reserve Land Conservancy that
prevent development. This restricts the
types of development permitted.
The City is working with Summit County
Metro Parks, the Western Reserve Land
Conservancy, civic leaders, and residents to
develop future plans. The site falls within
the Rural Residential Conservation zoning
district, which protects and preserves the
most rural areas of Hudson, characterized
by agriculture and woodlands. The district
permits low-density development of less
than 1 dwelling unit per 2.5 acres.

Key Issues
Currently, no cohesive vision has been
established for the entire site, including how
any future development (if deemed the best
course of action) on the vacant portions
would interact with protection of undeveloped natural areas. The Comprehensive
Plan will work to establish a future vision and
“game plan,” taking into account community input as well as account for existing
constraints and ongoing partnerships.

80

The YDC site
The site is essentially split into two pieces by Hines Hill Road. The portion north of Hines Hill Road is
an undeveloped natural area, with woods, streams, and forests, as well as the Brandywine Creek
wetlands. This portion of the YDC site is imagined as becoming a new Summit County Metro
park. The portion south of Hines Hill Road contains both vacant cleared areas (home to the former
campus) as well as undeveloped natural areas.
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