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The Planning Enabling Act of 2008 recommends reviewing a community’s Master Plan every five 
years to ensure ongoing self-evaluation. This regular review ensures that economic and social 
changes are accounted for and integrated into the city’s evolving vision. This document serves 
as an update to the City of Hudson’s Master Plan, adopted in 2017. Updating the Master Plan is 
essential for aligning policy, investment, and land use decisions with current community needs, 
demographic trends, and development pressures. It also provides an opportunity for residents and 
stakeholders to engage in shaping the city’s future, reaffirming shared goals while adapting to new 
challenges and opportunities.

The Master Plan is intentionally broad in scope. It uses existing conditions, emerging trends, 
and community goals to anticipate future development needs. By identifying priorities related 
to preservation, agriculture, residential neighborhoods, commercial activity, and industry, the 
City of Hudson can develop a program that outlines the regulatory tools necessary to realize 
its broader community vision. This program will directly inform zoning considerations and guide 
future amendments to the Zoning Ordinance.

Beyond land use and zoning, the Master Plan plays a key role in guiding public service provision, 
including infrastructure and community programming. It fosters greater community involvement 
in the planning process and supports collaboration with neighboring municipalities and regional 
partners.

I N T R O D U C T I O N

Downtown Hudson 
Credit: LDR LA

Purpose of the Plan

The Michigan Planning Enabling Act of 2008, as amended, grants local governments the authority 
to engage in planning and zoning activities. At its core, the Master Plan serves as the foundation 
for a community’s land use decisions, guiding zoning regulations to ensure they align with the 
community’s long-term goals and objectives. A key component in ensuring the constitutional 
validity of zoning regulations is that they must support a municipality’s comprehensive vision and 
not be arbitrary or capricious in nature.

In addition to providing the legal basis for zoning, the Master Plan is a valuable resource for 
developers, landowners, and business owners making investment decisions. When the City 
consistently and reasonably applies the Master Plan, it helps reduce uncertainty and perceived risk 
in the real estate market, fostering confidence and encouraging thoughtful, strategic development.

Legal Basis for the Master Plan 

Hudson’s Master Plan is organized into five chapters and a series of appendices: 

Introduction: Identification of a broad set of values which drive development in 
the City. 

Hudson Today: Information on the physical, social and economic characteristics 
of the community. 

Planning for Tomorrow: Presents the input from local officials and area residents 
which help to form the plan’s goals and objectives. 

The Action Plan: Steps and strategies for implementing the plan. 

Appendices: Supporting documents, such as survey results, resolutions and 
notices that document the plan’s adoption. 

What the Plan Contains

•

•

•
•
•

H u d s o n ,  M i c h i g a n : 
S m a l l  To w n ,  B i g  H e a r t
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In addition to this Master Plan, various State, regional, and local agencies play a large role in the future of 
Hudson’s success. Many of these agencies have developed their own strategic and long-range plans that will 
ultimately impact the further development of Hudson and every effort should be made to partner with these 
organizations to further shared objectives. Such plans include: 

City of Hudson 5-Year Parks and 
Recreation Master Plan (2024) 
In this plan, five goals were established which 
express a consensus of long-range considerations 
that guide the future of Hudson’s Parks:  

Maintain, develop, and expand (where possible and 
appropriate) recreation facilities to provide a variety 
of park and recreation experiences (both passive and 
active) that are desired by the community. 

Expand and improve the non-motorized trail system 
to offer recreation and transportation opportunities, 
to connect with regional trails and to link people with 
parks and other destinations, promoting mobility and 
public health. 

Coordinate with other parks and recreation providers 
and supporters to ensure safe, quality, affordable, 
accessible, and diverse program and event 
opportunities. 

Preserve and protect natural resources and 
environmentally sensitive lands while maintaining 
public use, access and enjoyment. 

Prioritize funding streams and seek alternative 
funding sources to assist in implementing the goals, 
guidelines, and capital improvement projects in the 
Plan.
 

Existing Planning Efforts and Resources

Local Plans
City of Hudson Master Plan (2016) 
The City of Hudson, Michigan’s 2017 Master 
Plan, officially reviewed and approved by the 
City Council on August 2, 2022, serves as a 
strategic framework for the city’s growth and 
development. The Plan emphasizes preserving 
the city’s historic character while promoting 
downtown redevelopment, improving housing 
diversity, and expanding recreational opportunities. 
Seven major goals were identified in the Plan:

Future development in Hudson should respect the 
historic character of the City, especially its downtown 
historic district, while expanding the vitality and range 
of services available in the downtown area. 

Hudson will preserve the charm of its historic 
residential neighborhoods while enhancing the quality 
of life for residents across the City. 

Hudson will create a complete road and trail network 
which encourages safe, efficient vehicular travel 
and which supports recreation and non-motorized 
transportation while enhancing the natural beauty of 
the City.  

Promote appropriately sited and attractively designed 
retail, service, and industrial establishments at 
appropriate locations within the community.

Hudson will foster its image as a historic community, 
capitalizing on historic assets such as the Downtown, 
Carnegie Library, and the railroad viaduct over Bean 
Creek.

Preserve Hudson’s existing parks, enhance access to 
recreational opportunities and trailways, and foster an 
appreciation for the natural beauty of the City.  

Ensure ongoing community planning and the 
implementation of the Master Plan. 

Regional / State Plans
2021-2025 Vision for the Future: A 
Comprehensive Strategy for Economic 
Vitality & Community Prosperity
The City of Hudson, Michigan’s 2017 Master Plan, 
officially reviewed and approved by the City Council 
on August 2, 2022, serves as a strategic framework 
for the city’s growth and development. The Plan 
emphasizes preserving the city’s historic character 
while promoting downtown redevelopment, 
improving housing diversity, and expanding 
recreational opportunities. Seven  major goals were 
identified in the Plan, which are still relevant today: 

Create fiscally sustainable, quality connected places.

Link development with transportation and other 
infrastructure.

Provide placemaking amenities to attract talent.

Attract and retain businesses and encourage 
innovation.

2002 Lenawee County 
Comprehensive Land Use Plan 
This Plan Provides a framework for managing 
land use and development in the county, aiming 
to balance growth with the preservation of 
natural resources and agricultural lands. 

2020-2024 Lenawee County Recreation Plan 
This Plan outlines the county’s strategy for 
enhancing and expanding its parks and recreational 
facilities. natural resources and agricultural lands. 

Lenawee County Target Market Analysis (2023) 
The Lenawee Community Foundation (LCF) and 
One Lenawee (OL) commissioned a housing 
study in 2022 to measure the potential for new 
housing, the style of housing, those price points, 
and target demographics across the County. 

Bean Creek Watershed Management 
Plan (2018-2019) 
This Plan contains goals and guidelines 
for ecosystem health and environmental 
quality along Bean Creek, which is part 
of the Maumee River Watershed. 

The Michigan Mobility 2045 Plan (2021) 
In 2021, the Michigan Department of 
Transportation (MDOT) produced a new, 
state-wide long-range transportation plan. 

•

•

•

•

•

•

•

•

•

•

•

•

•
•

•
•

State/Regional Plans
Credit: Lenawee County, State of Michigan

Local Plans
Credit: City of Hudson
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History of Hudson
European settlers first arrived in the area that would become Hudson (shown in Figure 2.0) in the 
early 1830s, drawn by fertile grazing lands and abundant orchards along Bean Creek. A centralized 
population began to take shape near present-day Main Street, catalyzed by the construction of 
the Lake Shore and Michigan Southern and Cincinnati Northern Railways. Hudson was officially 
incorporated as a city in 1893.

In the years that followed, Hudson rapidly developed into a key trading hub for Hillsdale and Lenawee 
Counties. This period of growth led to the construction of several prominent buildings in the downtown 
area, including the Carnegie Library, built in 1905 at the corner of Market and Fayette Streets. Many 
of these historic structures are now part of the Downtown Hudson Historic District, which is listed on 
the National Register of Historic Places.

Hudson also has a proud tradition of athletic excellence. The high school football team set a state 
record in the early 1970s with an astounding 72 consecutive wins—a feat that remains legendary. 
The legacy continued with a state championship victories in 2010 and 2021. Each fall, the community 
rallies behind the team at the historic Thompson Field, reinforcing Hudson’s strong sense of pride and 
tradition.

Although the railroads that once fueled Hudson’s growth have since disappeared, the city remains 
a vital regional crossroads, with M-34 and US-127 intersecting within its limits. Hudson is rich in 
historic assets—its downtown architecture, library, and churches—and equally fortunate in its natural 
amenities, particularly those along Bean Creek. Ongoing efforts to expand a local trail system promise 
to showcase and enhance these natural features.

Hudson has taken a proactive approach to planning for its future. The city adopted a Master Plan 
in 2012 to guide long-term growth and sustainability, and many of its recommendations have since 
been successfully implemented. A 2017 update established new community development goals to 
further enhance quality of life. Now, in 2025, the city is once again updating its Master Plan to ensure 
continued progress and alignment with the community’s evolving needs and aspirations.

H U D S O N
T O D A Y

Hudson’s Historic Clock
Credit: LDR LA 

I n  H u d s o n ,  M i c h i g a n ,  s m a l l - t o w n  s p i r i t 
r u n s  d e e p  —  a  p l a c e  w h e r e  h i s t o r y 

l i n g e r s  o n  e v e r y  c o r n e r  a n d  c o m m u n i t y 
p r i d e  l i g h t s  t h e  w a y  f o r w a r d .
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The People of Hudson Today 
The purpose of this section is to examine past, 
present, and projected population trends along 
with key demographic characteristics. This analysis 
provides a snapshot of the Hudson community, 
using the most recent data available from the 
Environmental Systems Research Institute (ESRI), 
the 2020 Decennial U.S. Census, and the American 
Community Survey (ACS). The City also recognizes 
that this plan was updated several years after the 
2020 Decennial Census. However, the US Census 
Bureau has released its 2023 ACS 5 year data, which 
uses statistical sampling  over a 5 year period to 
describe the average characteristics of population 
and housing over the period of collection. Information 
for smaller geographic regions generally have a 
higher margin of error in statistical sampling, yet the 
ACS is considered very reliable and is a dataset that 
we believe can give the most accurate portrayal of 
the changing population in the City. For this reason, 
estimates from the 2023 dataset are also included in 
the plan for Hudson and surrounding communities.
Hudson’s demographic profile includes an assessment 
of population size, racial composition, age distribution, 
and educational attainment. Where relevant, the data 
is compared to neighboring communities, Lenawee 
County as a whole, and, in some cases, the State of 
Michigan.

Demographic analysis is a foundational element 
of the master planning process. Understanding 
population dynamics helps determine the scale and 
type of services the city will need in the future—such 
as housing, infrastructure, schools, and other public 
services. It also provides insights into the number 
and types of housing units that may be needed to 
accommodate future growth.

The goal of this analysis is to provide a comprehensive 
picture of Hudson’s population. It highlights key 
demographic characteristics that distinguish Hudson 
from surrounding communities or the broader 
Lenawee County area. These differences can indicate 
areas where specific land use strategies or public Historic Hudson 

Credit: (T) CardCow, (M) Old Map Shop, (B) WFMK 

policies—potentially extending beyond the traditional 
scope of a Master Plan—may be warranted.

For context, two nearby communities—Adrian, the 
county seat of Lenawee County, and Hillsdale, located 
about 15 miles northwest in Hillsdale County—are 
used as benchmarks. Both cities are larger than 
Hudson and host liberal arts colleges, making them 
relevant comparisons due to their geographic 
proximity and similar regional influence.

FIGURE 2.0 Hudson, Michigan in Context
Credit: Lenawee County GIS, LDR LA

H U D S O N , 
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Population and Household Trends 
As of 2020, Hudson had a population of 2,415 
residents, representing a slight increase (4.4%) from 
its 2010 population of 2,307 residents. Population 
trends are an extremely important element of any 
demographic analysis because growing communities 
have different needs from established communities 
with stable or declining populations. Figure 2.1 
shows the relative populations of Hudson and 
the comparison communities, while Figure 2.2 
compares the population trend in Hudson against the 
comparison communities.

Hudson had been slowly losing population until 
2010, a point at which ACS estimates show that the 
City began to gain residents. Lenawee County as a 
whole gained population until 2010, spurred in part 
by growth in Adrian, but is estimated to have lost 
population in 2020 estimates. Of the surrounding 
communities, only Hudson is estimated to have 
increased in population between 2010 and 2020. 

Households are defined multiple ways: as a family 
with members related by blood or marriage, a non-
family household in which two or more members are 
not related, or a person living alone. Households are 
an important unit of analysis because changes in the 
number of households are an indication of changing 
demand for housing units, retail, and services. 

Average household size is an important indicator. 
Larger average household size generally means more 
children and less single parent families. Nationally, 
household sizes are shrinking as young singles wait 
longer to get married and life expectancy increases 
for the senior population. Figure 2.3 compares the 
change in average household size, average family 
size and households with people under 18 and people 
over 65 compared to the state average. 

FIGURE 2.1
Relative population of Hudson and surrounding communities

FIGURE 2.2 
Population trends between 2010 and 2020

FIGURE 2.3 
Average household size

Figure 2.4 shows the Household trends in Hudson 
and the comparison communities over the past 20 
years. Hudson saw an increase in the number of 
households during the 1990s, but the number of 
households dipped over the past ten years. Compared 
to comparison communities, the County, and the 
State, households in Hudson are generally larger. 

Race and Ethnicity 
An analysis of race and ethnicity provides valuable 
context for understanding the cultural diversity 
of a community and how it shapes local identity, 
experiences, and needs. In the context of master 
planning, examining racial and ethnic composition 
helps ensure that planning efforts are equitable, 
inclusive, and responsive to the full range of residents’ 
perspectives and priorities. Race and ethnicity is 
shown in Figure 2.5.

Age Structure 
Understanding the age distribution of a community 
is essential for planning services, amenities, and 
infrastructure that meet the needs of residents 
at every life stage. The age structure of Hudson’s 
population provides insight into current and future 
demands for housing, schools, recreation, healthcare, 
and senior services.

Figure 2.6 shows the comparative median ages – the 
age half the population is above and half is below 
–  of Hudson and the comparison communities. 
Hudson’s median age is significantly lower than in 
Lenawee County and the State of Michigan as a 
whole. This indicates younger families and fewer 
retirees in Hudson than in the county and state as 
a whole. Adrian and Hillsdale have very low median 
ages because of their student populations.  

Age structure, analyzing which proportions of a 
municipality’s population are in which stages of life, 
gives a nuanced view of the makeup of a community. 

FIGURE 2.4 
Household trends over time in comparison communities

FIGURE 2.5
Race and ethnicity 

FIGURE 2.6
Comparative median age
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FIGURE 2.7
Comparative age structure

To compare age structure, the population is divided 
into following groupings:   

Under 5 (Pre School)   
5 to 19 (School Aged)   
20 to 44 (Family Forming)   
45 to 64 (Mature families)   
Over 65 (Retirement)

 Figure 2.7 compares the age structure of Hudson with 
that of Lenawee County overall. As the median age 
in Hudson is significantly lower than in the County, 
it is unsurprising that Hudson has more middle aged 
families and school-aged children and fewer mature 
families and retirees. 

Educational Attainment
Educational attainment is a key indicator of a 
community’s socioeconomic well-being and 
workforce potential. Understanding the education 
levels of Hudson’s residents can help guide decisions 
related to economic development, workforce training, 
and community services.

This section analyzes the level of Educational 
Attainment in Hudson for persons age 25 or older. 
Figure 2.8 shows Hudson has a large portion of the 
population that has attained up to a high school 

diploma. Hudson’s proportions describe a population 
with lower rates of college-level educational 
attainment than nearby communities, Lenawee 
County, and the State. 

In predominantly rural counties such as Lenawee, the 
presence of an educational institution in the county’s 
largest city can buoy the county’s educational 
attainment levels. Three post-secondary educational 
institutions are within 30 minutes of Hudson: Hillsdale 
College, Adrian College and Siena Heights University. 
Hillsdale College is a small, Christian, classical liberal 
arts college in Hillsdale county. Adrian College is a 
private, co-educational college of liberal arts and 
sciences, which offers traditional four-year residential 
institutional experiences. Siena Heights University 
is a Catholic university that offers 75 majors and 
programs. Additionally, the Southern Michigan Center 
for Science and Industry is located within Hudson. 
The center’s objective is to provide opportunities 
for careers in engineering, sales, manufacturing 
and advanced manufacturing to improve student 
performance and workplace readiness by providing 
21st century education and training using blended 
learning with utilization of technology.

FIGURE 2.8 
Educational attainment

Housing Characteristics
Housing plays a central role in shaping the character, 
livability, and economic vitality of a community. 
Understanding Hudson’s housing stock—its types, 
ages, conditions, values, and occupancy trends—
is essential for planning policies that promote 
affordability, inclusivity, and long-term sustainability.
This section provides a detailed overview of housing 
characteristics in Hudson, including tenure (owner- 
vs. renter-occupied), housing values, vacancy rates, 
and household size. Comparisons to Lenawee 
County and nearby communities offer context and 
help identify challenges or opportunities unique 
to Hudson. An understanding of the local market is 
important in the master planning process because 
demand for housing will influence the future land use 
plan.   

FIGURE 2.9
Housing stock growth over time

Housing Units - Type and Tenure
The first measure of Housing Units is how many there 
are and how fast the supply is growing. According 
to ACS 2023 estimates, there are 999 housing units 
available in the City of Hudson. As Figure 2.9 shows, 
Hudson’s rate of housing stock growth, along with 
Hillsdale’s is declining, and at a faster rate. Adrian 
is experiencing  a relatively positive rate of housing 
unit grwoth. Lenawee County and the State are also 
experiencing rates of decline.  If the evidence pointing 
to a decreasing number of available housing units is 
accurate, the City needs to address the needs of its 
growing population by providing adequate numbers 
of housing units.
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