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 Project Name & Case #:  

o Zoning Reforms for Missing Middle 
Housing - PRD 

o 25-01-ZTA 

 

 Applicant: 

o City of Hendersonville  

 

 Articles Amended: 

o Zoning Ordinance 

 Article IV  

 Article V 

o Subdivision Ordinance 

 Sec. 403 Streets 

 

 Zoning Districts Impacted:  

o C-4 

o PRD 

o PID 

o PCD 

 

 Future Land Use Designations: 

o Rural Residential  

o Family Neighborhood Living 

o Multi-Generational Living  

PR OJEC T SUMMAR Y  

Summary 

The City of Hendersonvil le has initiated an amendment to 

the City’s Zoning Ordinance to make changes that would 

allow for the greater uti lization of land for  missing middle 

housing and walkable, interconnected neighborhoods.   

These proposed changes are part of a series of zoning 

reforms that aim to address a range of issues that will 

relax density/dimensional standards to increase housing 

while increasing site design and transportation standards 

in order to ensure quality outcomes.  These proposed 

changes include: reductions in dimensional standards , 

improving clarity with new and revised definitions, and 

incorporation of new permitted uses.  

Revisions specifically overhauling the Planned Residential 

Development Conditional Zoning Dis trict (PRD) and Minor 

PRD are designed to tailor the district to new mixed 

housing type neighborhoods and infil l development , 

al lowing duplexes, triplexes and quadplexes in addition to 

single-family detached homes and townhomes. Th is type of 

development is in contrast to large apartment 

developments that have previously util ized PRD. These 

changes also translate to greater flexibi lity for minor PRDs. 

The use of Minor PRD for infil l in existing neighborhoods 

wil l be complimented by the recently adopted provi sion to 

allow units that are under 1,200 Sq FT to count as .5 units 

in density calculations - creating naturally -affordable 

housing options by removing disincentivizes that restrict 

the construction of smaller sized units.  
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AMENDMEN T OVER VIE W -  AMM ENDM EN T A N ALYSIS  

 

Introduction - For the purposes of this staff report, references to “Affordable Housing” are made in 

regards to the larger crisis of the lack of housing stock that is available at a cost totaling 30% of a 

Household Income or less and specifically for those making 120% of the Area Median Income (AMI) or 

less. References to “attainable housing” are made in regards to  market rate solutions for the provision 

of dwelling units that may be made available to those that do not income qualify for subsidized housing 

but are stil l in need of housing at lower price points than the median home price  in the area.   

In response to the affordable housing crisis in Hendersonville and across Western North Carolina,  

and indeed across many portions of our country, elected officials, planners and developers have been 

attempting to innovate and reform Zoning codes to allow for increased housing supply. In theory, 

increased housing supply will offset demand and lead to price stabilization or even reductions in 

housing costs. The proposed text amendments put forth by staff are intended to do just that  and 

specifically create opportunities for “naturally-occurring affordable housing”.   

The following sections of the amendment are broken into components so that simpler changes can be 

on a different track than more complex changes should there be a need to spend more time refining 

the complex proposals. 

Category 1 - Complete 

Dimensional Standards  

Corner Lots  

Definitions  

Permitted Uses  

Increased ADU Size 

½ Density for Smaller Units 

 

Category 2  

Planned Residential Development Standards  – The intent of these changes is to introduce ‘gentle 

density’ in existing residential areas and newly developed residential areas  by implementing new 

standards that support “Missing Middle Housing” . PRD is proposed to be modified with a series of 

simplifications and adjustments that would allow for greater flexibil ity while being coupled with 

recently adopted incentivizes for smaller, attainable units.  The first change is the removal of Multi -

Family Residential from the Planned Residential Development (PRD) – despite how it may appear, this 

change is not to target a reduction in density in PRD but rather to streamline the options available for 

different types of residential developments in the City. With this change, PRD would become a tool 

for single-family and small-scale multi-family development (missing middle housing) while CHMU and 

Urban Residential would become the City’s primary large-scale multi-family (garden style apartments) 

residential zoning districts.  

Other changes to PRD uses include the addition of Accessory Dwelling Units (ADUs), Tri -plexes, 

Quad-plexes and some neighborhood-scale commercial uses. These additions are intended to allow 

PRD to reflect Missing Middle Housing types and correspond with  the Multi-Generational Living 

character area description from the Gen H Comprehensive Plan.  

With these proposed changes in place, the “Density Bonus” section is proposed to be removed as 

well. This leaves the base density at 10 units/acre and does not allow a bonus up to 18 units/acre.  

Keep in mind that units 1,200 Sq Ft or less are proposed to be counted as ½ unit. 

PRD revisions also include adjusting the requirements for Max. Footprint and Open Space. With a 

shift away from multi-family and the elimination of the density bonus, the 60% Open Space 

requirement was set to become the principal regulation dictating land use within a PRD development . 
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Staff is suggesting a more balanced approach which would increase the footprint allowance and reduce 

the open space allowance while reserving the additional space for v ehicular uses areas. This allows the 

permitted uses (1-4 family units max), the density allotment (10 u/a max) and incentives for units with 

smaller footprints (>1200 SF = .5 unit) to be coupled with other standards, such as Tree Canopy 

preservation and Open Space/Common Space plantings, to drive the distribution of land use within a 

development. If the standard were to stay at 60% Open Space, then staff believes the proposed density 

would need to be increased.  

To further simplify the PRD section, the setback standards were converted to a table form. The most 

significant change to setbacks was to eliminate the 30’ setback from all p erimeter property lines. This 

allows for greater flexibil ity – especially when used in conjunction with the Minor Planned Residential 

Development.  

The other significant changes to PRD include :  

1) Providing reference to the Gen H Future Land Use Character Areas to guide density. 

2) Ensuring that the language around vehicular circulation aligns with the standards in other 

portions of the zoning code and with the Gen H Comprehensive Plan – reflecting goals related 

to walkability, bikeability and interconnectivity.  

3) Eliminating the Building Height Bonus since multi-family uses were removed, 

4) Removing sections with duplicative standards for parking and buffer requirements since these 

standards are found in Chapters 6 and 15 respectively,  

5) Adjusting the density standards for Minor PRDs. These adjustments were based on taking the 

minimum lot size for each zoning district  (square feet) and converting it to a units/acre (ex. R-

40 | 40,000 Sq Ft per unit = 1 unit/acre) and then add 1 to come up with the standard for each 

district (ex. R-40 | 1 unit/acre + 1 = 2 units/acre Minor PRD Density). Furthermore, the density 

allotment would be doubled for units that are 1,200 Sq Ft or less.  

 

LEGISLA TIVE  C OMM ITTEE + PLA NNING  B OAR D R EC OMMEN DA TION  

The  proposed amendment was reviewed by the Legislative Committee at their meeting on January 

21 s t . The Legislative Committee provided feedback to Planning Staff  which resulted in various 

clarifications. Some considerations of material modifications were discussed but  in general the 

proposal was supported as presented.  

The Planning Board unanimously voted to recommend approval of these Text Amendments at the May 

8 th meeting.  
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PR OPOSED TE XT REVISION S  

 

The following revisions to the zoning code are presented for your consideratio n.  

 

ZONING ORDINANCE 

Sec. 5-9. - C-4 Neighborhood Commercial Zoning District Classification  

5-9-1. Permitted uses. 

The following uses are permitted by right in the C-4 Neighborhood Commercial Zoning District Classification, provided they 

meet all requirements of this Section and all other requirements established in this appendix:  

*** 

Planned residential developments (minor), subject to the requirements of article VII, below 

*** 

 

Sec. 5-14. PRD Planned Residential Development Conditional Zoning District Classification. 

This zoning district classification is designed to accommodate planned residential developments with a rezoning to a Planned 

Residential Development Conditional Zoning District in accordance with article VII herein. Such rezoning to a Planned Residential 

Conditional Zoning District is required as a prerequisite to any use or development in the PRD Zoning District Classification, and 

no use shall be permitted except pursuant to such permit. The rezoning shall insure that the proposed use or development is 

consistent with the requirements of this section and may further specify the timing of development, the location and extent of 

rights-of-way and other areas to be dedicated for public use, and other such matters as the applicant may propose as conditions 

upon the request. In granting the rezoning for a planned residential district, city council may impose such additional reasonable and 

appropriate safeguards upon such approval as it may deem necessary in order that the purpose and intent of this chapter are served, 

public welfare secured and substantial justice done.  

5-14-1. Application. 

The reclassif icat ion of property to PRD Planned Residential Development Condit ional Zoning District shall 

constitute an amendment of the off icial zoning map which may be init iated only by al l  of the owner(s) of a 

legal interest in the af fected property. Such amendment shall be init iated by means of an applicat ion for 

rezoning to a PRD Planned Residential Development Condit ional Zoning District . No permit shall be 

issued for any development within a PRD Planned Residential Development Condit ional Zoning District 

except in accordance with an approved rezoning.  

5-14-2. Permissible uses subject to rezoning to a Planned Residential Development Conditional 

Zoning District. 

A building or land shall be used only for those purposes specif ied in the rezoning for the project which 

may include one or more of the following:  

Accessory structures  

Accessory dwelling units subject to supplementary standards contained in section 16-4, below 

Adult care centers registered with the NC Department of Health and Human Services (DHSS)  

Adult care homes  

Camps  

Child care centers subject to supplementary standards contained in section 16-4, below  

Child care homes  

Congregate care facilities, subject to supplementary standards contained in section 16-4, below  

Customary accessory uses  
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Golf courses  

Golf driving ranges and par three golf courses  

Home occupations  

Neighborhood-oriented Personal services consistent with the purposes of this classification, such as barber and beauty shops, 

medical and dental labs and clinics, opticians and optical services and prosthetics & orthopedics where the gross floor area of 

any individual unit does not exceed 2,000 square feet. In combination, neighborhood-oriented nonresidential uses may not 

exceed a footprint of 8,000 square feet per building.  

Neighborhood-oriented Retail stores consistent with the purposes of this classification, such as gift shops, florist shops and 

pharmacies where the gross floor area of any individual unit does not exceed 2,000 square feet. In combination, neighborhood-

oriented nonresidential uses may not exceed a footprint of 8,000 square feet per building. 

Nursing homes, subject to supplementary standards contained in section 16-4, below  

Neighborhood-oriented Offices located, designed, and proposed to be operated so as to be compatible with the particular 

neighborhood in which they are to be located  

Parks  

Planned residential developments (major)  

Progressive care facilities, subject to supplementary standards contained in section 16-4, below  

Public utility facilities, subject to supplementary standards contained in section 16-4, below  

Religious institutions  

Residential dwellings, multi-family  

Residential dwellings, single-family  

Residential dwellings, two-family  

Residential dwellings, three-family 

Residential dwellings, four-family 

Neighborhood-oriented Restaurants, consistent with the purposes of this classification (no drive-thrus) where the gross floor 

area of any individual unit does not exceed 2,000 square feet. In combination, neighborhood-oriented nonresidential uses may 

not exceed a footprint of 8,000 square feet per building. 

Rest homes, subject to supplementary standards contained in section 16-4, below  

Schools, primary, elementary and secondary  

Telecommunications antennas, subject to supplementary standards contained in section 16-4, below  

Telecommunications towers, subject to supplementary standards contained in section 16-4, below 

 

5-14-3. Site requirements. 

Planned residential development condit ional zoning districts shall have the following site and density 

requirements:  

a) The total land area of the district shall be at least three acres; and Sites should be located in one of the following Future 

Land Use designations as illustrated in the City’s most recently adopted Comprehensive Plan: Rural Residential, Family 

Neighborhood Living, Multi-Generational Living.  

b) Access to the planned residential development shall be by means of a boulevard or thoroughfare (major or minor) 

designated as such in the comprehensive transportation plan. Alternatively, access may be provided by means of streets 

other than major or minor thoroughfares when it is clearly demonstrated that the planned residential development will 

not result in a significant increase in traffic on any such street. Density authorized for a Planned residential development 

conditional zoning district shall not exceed 10 units per acre. The following recommended maximum densities are based 

on the Future Land Use designation of the site: 

  i. Rural Residential = 2 units per acre 

  ii. Family Neighborhood Living = 6 units per acre 

  iii. Multi-Generational Living = 10 units per acre 
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5-14-4. Density. 

The density for a planned residential development shall be established by city council in consideration of 

the comprehensive plan, surrounding land uses and the existence of adequate private and public faci l it ies, 

including without l imitation, water, wastewater, solid waste, stormwater, roads and parks to serve the 

development. Unless a planned residential development quali f ies for a density bonus as provided in 

subsection 5-14-6, below, the density authorized for the district shall n ot exceed ten units per acre .  

5-14-5. Density bonus. 

A density bonus over and above the maximum density specif ied in subsection 5 -14-4, above, may be 

approved by city council only upon determining that the proposed planned residential development 

complies with the general considerations l isted in subsection 5 -14-5 provisions and standards of this 

Article as well as the following addit ional considerations:  

a) The property on which the development is proposed to be situated shall be located in close proximity to within 350 feet 

of a boulevard or thoroughfare designated as such in the comprehensive transportation plan;  

b) Vehicular access for such development shall be limited to one or more boulevards or thoroughfares designated as such 

in the comprehensive transportation plan;  

c) The carrying capacity of the roadway shall be adequate to handle increased traffic associated with the development 

without reducing the level of service grade of such roadway;  

d) The development is proposed to be located within reasonable walking distance of places of employment and/or shopping 

facilities and shall provide pedestrian amenities in order to foster pedestrian access to such facilities;  

e) The development shall provide common open space sufficient for the needs of its residents, which shall not be less than 

the greater of the common open space required by subsection 6-16-2, below, or one percent of the land area of the 

development for each dwelling unit per acre proposed.  

Any density authorized by city council pursuant to this section shall not exceed 18 dwelling units per acre.  

5-14-64. Development standards.  

Unless noted otherwise, the following development standards shall apply to al l planned residential 

developments, whether major or minor. In addit ion, planned residential developments shall meet al l  

applicable standards contained in art icle VI, below  

5-14-64.1. Open space and footprint requirements. Planned residential developments shall have a maximum 

footprint of 20 40 percent of the site and shall have, as a minimum, 60 40 percent of the site as open space. In addition, 

planned residential developments shall meet the common open space requirements of section 6-16.  

5-14-64.2. Dimensional Standards Setbacks. All dwellings and their accessory structures shall be set back not less 

than 40 feet from the nearest right-of-way line for any street or railroad adjoining the site; provided, however, such setback 

may be reduced to ten feet when parking is situated to the side or rear of the lot and screened from view from public rights-

of-way. Furthermore, such buildings and structures shall be set back not less than 30 feet from any exterior property line 

which is not a right-of-way.  

The planning board or c City council, as the case may be, shall require reservations of rights-of-way, as well as increased 

setbacks, for roads identified in the comprehensive transportation plan, including existing roads to be widened as well as 

corridors of new roads.  

All dwellings and their accessory structures shall be located at least ten feet from the edge of the paving for any street or drive 

and at least five feet from the edge of the paving for any area devoted principally to parking. Carports shall be situated at least 

ten feet from the edge of the paving for any street or drive and may be physically connected to the principal structure which 

they serve. In addition, dwellings and accessory structures abutting a street intended to serve more than 32 dwelling units or 

intended to be dedicated as a public street must be set back a minimum of 35 feet from the center line of such street. The 

approved setback lines shall be shown on the plan of development and on any recorded subdivision plat.  

In addition to the foregoing setback requirements, minimum spacing between buildings shall be provided as per the NC State 

Building Code Volume V-Fire Prevention.  
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Minimum lot area in square feet:  0 

Minimum lot width at building l ine in feet:  None  

Minimum yard requirements for Principal 

Structures in feet:  

Front: 40, reduced to 0 when parking is situated 

to the side or rear of the lot and screened from 

view from public right of way, provided, 

however, that front-facing garages shall be 

setback a minimum of 45 feet.  

Side: 0. If  provided, setbacks shall be a minimum 

of 5 with exception of corner lots where setback 

shall be 7.5 from side street right -of-way 

Rear: 20 

Maximum height in feet:  35  

Minimum yard requirements for Accessory 

Structure in feet:  

Front: Located to side or rear of principal 

structure 

Side: 0 with exception of corner lots where 

setback shall be 7.5 from side street right -of-way 

Rear: 0 

 

5-14-64.3 Subdivision of planned residential developments. Planned residential development projects may be 

subdivided provided that arrangements for such subdivision are made at the time of the planned residential development 

application.  

Zero lot lines may be permitted on one or more lot lines of each lot in accordance with these standards:  

a) Any wall constructed on the lot line shall be a solid, windowless wall. If there is an offset of the wall from the lot line, the 

offset must be at least six feet.  

b) A five-foot maintenance easement and a maximum eave encroachment of 32 inches within the maintenance easement 

shall be established in the deed restrictions and covenants of the adjoining lot. This will provide ready access to the lot 

line wall at reasonable periods of the day for normal maintenance.  

5-14-64.4. Circulation and access. Internal streets, drives and parking areas shall provide safe and convenient access 

to dwelling units and recreation facilities, and for service and emergency vehicles. Connectivity is a goal of the internal street 

system and external connections to areas outside and adjacent to the Planned Residential Development Conditional Zoning 

development shall be constructed.  

i. The site shall be traversed by a network of internal streets built according to city standards. Internal streets 

should seek to avoid cul-de-sacs and dead-end roads and other features that hamper connectivity. However, 

roads may terminate at a monumental structure or green space. In such cases a sidewalk or other connection 

shall be provided to ensure the goals of connectivity.  

ii. Internal streets shall have sidewalks and street trees.  

iii. If a bus line serves, or is expected to serve, the district, a bus shelter is required. Larger projects may require 

more shelters as determined by a traffic impact analysis.   

iv. Alleys providing access to the rear of lots are encouraged. Public alleys shall meet the specifications of relevant 

City standards. Where individual lots have frontage on another city street, private drives may be used as alleys, 

in which case they may be constructed within common space at the rear of lots or, in conjunction with the use 

of cross-access easements, they may be constructed within a series of rear setbacks. One-way alleys shall be a 

minimum of 8’ wide. Two-directional alleys shall be a minimum of 16’ wide. 

v. All new development with fewer than 10 dwelling units are required to provide stub-outs to adjacent property 

to extend and connect streets and drives with future streets and drives where feasible and practical.  

vi. All new development with more than 10, but fewer than 100 dwelling units, are required to provide at least one 

stub-out to extend and connect streets and drives with future streets and drives on adjacent property. In the 

event that adjacent land is already developed with stub-outs present, the developer shall connect to the existing 
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stub-out(s). In the event that the proposed development is able to provide three or more points of access to 

the existing street network, this provision may be waived.  

vii. Residential developments containing 100 or more dwelling units shall provide required street connections and  

stub-outs at a ratio of one stub-out per 100 dwelling units to extend and connect streets and drives with future 

streets and drives on adjacent property. In the event adjacent land is already developed with stub-outs present, 

the developer shall connect to the existing stub-out(s).  

Streets shall not be designed to encourage outside traffic to traverse the planned residential development on local streets.  

Sidewalks shall be required along streets adjacent to the planned residential development. Sidewalks shall form a logical, safe, 

and convenient system for pedestrian access to all dwelling units and appropriate project facilities and shall be required along 

such streets, drives and parking areas within the planned residential development as is necessary to accomplish this. 

Pedestrian/bicycle pathways may be substituted for sidewalks, if appropriate.  

Streets intended to serve more than 32 dwelling units as well as those intended to be dedicated as public streets shall meet 

the design and construction standards of the NCDOT. All other streets and drives need not comply with NCDOT's pavement 

width and road right-of-way standards, but they shall comply with its pavement structure requirements. All dead-end streets 

and drives shall terminate in a cul-de-sac or other adequate means of reversing vehicular direction. It shall be the responsibility 

of the developer to submit to the director of public works core samples taken by a licensed testing firm demonstrating that 

completed streets or drives meet such pavement structure requirements.  

Internal streets with minimum setbacks measuring less than 35 feet from center line shall be private streets and are not 

acceptable for dedication to, or maintenance by, the city. Developments containing such private internal streets with setbacks 

measuring less than 35 feet from center line shall have the following disclaimer in large type placed in a prominent position on 

the following applicable documents for the development including the site plan, the plat, the restrictive covenants, the 

condominium documents, and any contracts used in the sale of properties.  

"Some or all of the streets and/or drives in this development do not meet minimum right-of-way requirements for the City of 

Hendersonville. You are notified that these are proposed as private streets and that the City of Hendersonville will not accept 

them for maintenance."  

5-14-6.5 Building height. A building may exceed 35 feet in height only upon the granting of a height limitation 

exemption by the city council. Upon application, the council may grant a height limitation exemption upon finding that:  

a) Such building will not block sunlight from adjacent property between the hours of 10:00 a.m. and 2:00 p.m. from the 

months of October 1st to May 1st.  

b) Such building is adequately designed and served from the standpoint of safety, and the city fire chief certifies that the fire 

safety equipment to be installed is adequately designed and that the building is reasonably well located in relation to the 

fire stations and equipment so as to offer adequate protection to life and property. In no case shall the building exceed 

50 feet in height.  

c) The side and rear yards for any structure in excess of 35 feet in height shall be increased by one foot for each one foot 

in height in excess of 35 feet.  

5-14-6.6 Buffering, screening and landscaping. The applicant shall propose and plant, construct and make 

satisfactory arrangements for the preservation of a buffer and/or setbacks adequate to protect adjoining properties from the 

impacts of the proposed development. Parking and service areas and dumpsters shall be screened from view by adjacent single-

family residences. Existing vegetation shall be preserved whenever possible. In addition, the developer shall provide an 

appropriate landscaping plan within the project.  

5-14-6.7 Off-street parking. Off-street parking requirements for planned residential developments shall be as follows:  

A minimum of one space per residential unit containing one or two bedrooms. A minimum of one and one half spaces per 

residential unit containing three or more bedrooms. Enclosed garages and carports count towards meeting the parking 

requirement. All parking spaces shall be located within 75 feet of the residential unit they serve.  

5-14-64.85. Maintenance of common facilities. The developer, project owner, or a properly established 

homeowners association shall provide for the continuing maintenance of common open space, recreational facilities, sidewalks, 

parking, private streets and other privately owned but common facilities serving the project.  

5-14-4.6. Site Design.  

i. It is preferred that primary façades face the adjacent street or common space. A main entrance shall face a 

connecting walkway with a direct, safe, pedestrian connection to the street. Where the main entrance does not 

face the adjacent street, buildings should nonetheless be designed to provide an attractive streetside façade. 
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ii. Buildings shall be situated with regard to pedestrian and vehicular connectivity. It is preferred that they be 

located close to the pedestrian street with off-street parking behind and/or beside the building. Important 

mountain vistas and/or views of significant historic sites shall be protected and accentuated to the extent 

practicable. 

iii.   Front-facing garages should be recessed from the front façade of the house and visually designed to form a 

secondary building volume. Developers are encouraged to turn garages and carports so the openings or doors 

are not visible from the street. 

 

5-14-75. Minor planned residential developments. 

An applicant may elect to have a development processed as a minor planned residential development so 

long as the proposed development, including al l  phases, is greater than 2 dwell ing units but does not 

exceed 50 dwell ing units. Minor planned residential developments may consist of any residential uses 

permitted under Sec. 5 -14-2, regardless of the underlying zoning district . and so long as no accessory  No 

commercial development may be part of a minor planned residential development. is requested for the 

project.  A minor planned residential development may be located in one or more of the following zoning 

district classificat ions: R-40, R-20, R-15, R-10, R-6, MIC, RCT, C-2, C-3, C-4 I-1.  

5-14-75.1 Density.   

The maximum number of dwell ing units which may be constructed in a minor planned residential 

development shall be 50 or a number computed on the basis of the following table, whichever is less.  

Use District  Dwelling Units Per Acre  

R-40  1.0 2.0 

R-20  2.5 3.0  

R-15  3.75 4.0 

R-10  5.5  

R-6  8.5  

MIC  5.5 8.5 

RCT  5.5  8.5 

C-4 8.5 

C-2  8.5  10.0 

C-3  8.5  10.0 

I-1  8.5  

 

5-14-75.2 Development standards for minor planned residential developments. Except as otherwise noted 

herein, minor planned residential developments shall be governed by the development standards for planned residential 

developments contained in subsection 5-14-64, above.  

5-14-75.3 Procedures for reviewing. Unlike other planned developments which undergo rezoning to a conditional 

zoning district, minor planned residential developments undergo site plan review pursuant to section 7-3.  

 

Section 5-15 Planned Commercial Development Conditional Zoning District 

5-15-2. - Permissible uses, subject to rezoning to a Planned Commercial Development 

Conditional Zoning District. 

*** 

Residential dwellings, Multi-Family 
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*** 

 

5-15-4. - Development standards 

*** 

5-15-4.6. Density. The density for a residential development planned as part of a PCD Planned Commercial Development 

Conditional Zoning district shall be established by city council in consideration of the comprehensive plan, surrounding land uses and 

the existence of adequate private and public facilities, including, without limitation, water, wastewater, solid waste, stormwater, 

roads and parks, to serve the development. A planned commercial development may qualify for a density bonus in the manner 

specified in subsection 5-14-5, above. Otherwise, the density authorized for the district shall not exceed ten units per acre. 

*** 

Section 5-21. - PID Planned Institutional Development Conditional Zoning District Classification  

5-21-2 - Permissible uses. 

*** 

Residential dwellings, multi-family 

*** 

 

 

 

https://library.municode.com/nc/hendersonville/codes/code_of_ordinances?nodeId=APXAZOOR_ARTVZODICL_S5-14PRPLREDECOZODICL_5-14-5DEBO
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Sec. 4-5. Classification of uses.  

SUBDIVISION ORDINANCE 

Section 4.03. B. 2. a. ii.  i i.  Private streets shall not be constructed as part of development within the city's corporate l imits  with the 

exception of private al leys. Private al leys shall be considered drives  and not subject to publi c street standards.  

USE 

R
-4

0 

R
-2

0 

R
-1

5 

R
-1

0 

R
-6

 

P
R

D
C

ZD
 

M
IC

 

C
-4

 

P
C

D
C

ZD
 

I-
1

 

P
ID

C
ZD

 

U
R

C
Z

D
 

Accessory dwelling units  SS  SS  SS  SS  SS  SS SS  SS  -  SS  -  -  

Adaptive reuse  - - - - -  -  -  -  -  P  -  -  

Golf courses  -  -  -  -  -  P  -  -  P  P  -  -  

Golf driving ranges, par 3 golf  SU  -  -  -  -  P  -  -  P  P  -  -  

Planned residential development (minor)  SS  SS  SS  SS  SS  -  SS  P -  SS  -  -  

Planned residential development (major)  -  -  -  -  -  P  -  - -  -  -  -  

Residential dwellings, single-family  P  P  P  P  P  P  P  P  P  P  P  L  

Residential dwellings, multi-family  -  -  -  -  -  P  -  P  P  -  P  P  

Residential dwellings, two-family  -  P  P  P  P  P  P  P  P  -  P  -  

Residential dwellings, three-family  -  - - - - P  - P - - - - 

Residential dwellings, four-family  -  -  -  -  -  P  -  P -  - -  -  

Residential dwellings, small-scale multi-family  -  -  -  -  -  -  P P  -  - -  -  

Personal services  -  -  -  -  -  L SS  P  P  P  -  L  

Retail stores  -  -  -  -  -  L  SS  SS  P  P  -  L  

Restaurants  -  -  -  -  -  L  SU  SU  P  P  -  L  
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EXA MPL ES OF  MISSING  MIDDL E HOUSING  DEVELOPMEN T  

 

 

GEN H FIGURE  4.11 –  DENSITY IN TEN SITY VS CON SER VA TION   



 

 

GEN H COMPREHENSIVE PLAN  -DE SIREABL E & AFF ORDABLE  HOUSIN G (p.110 - 111)  
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GEN H COMPREHENSIVE PLAN  -CHARAC TER  A REA PER CEN TAGE S  
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AMENDMEN T STAN DAR DS (AR TICL E 11 - 4)  
 

 

GENERAL REZONING STANDARDS: COMPREHENSIVE PLAN CONSISTENCY 

1) COMPREHENSIVE 
PLAN 

CONSISTENCY 

LAND SUPPLY, SUITABILITY & INTENSITY 

Supply: The Land Supply Map shows an abundance of 

“Underdeveloped” land in the City’s zoning jurisdiction.  

Suitability: Land Suitability Maps show that a majority of the land 

supply is ‘most suitable’ for Residential development.  

Intensity: The proposal aligns with the development pattern of 

Option 2 in Figure 4.9 – Alternative Growth Map  

FUTURE LAND USE & CONSERVATION MAP 

Character Area Designations: Rural Residential, Family 

Neighborhood Living, Multi -Generational Living 

Character Area Descriptions: Somewhat Consistent 

Zoning Crosswalk: N/A 

Focus Area Map: N/A 

2) COMPATIBILITY 

Whether and the extent to which the proposed amendment is  compatible with 
existing and proposed uses surrounding the subject property  

In addition to a general analysis , staff  has uti l ized the Gen H Comprehensive Plan as 

a guide for further evaluati ng the zoning text amendment’s compatibi l i ty . The 

analysis below includes an assessment of how the project al igns with the overal l 

Goals and overarching Guiding Princi p les found in Chapter IV of the Gen H Plan.  

Those i tems that are direct ly addressed have been starred*.   

EXISTING CONDITIONS 

According to the UNC School of Government Development Finance 

Initiative study performed for the City of Hendersonville Strategic 

Housing Committee, they found that “to meet current and future 

housing demand, Henderson County needs an  estimated 10,000 new 

housing units within the next five years. At least 2,000  of these 

units are needed in Hendersonville for low-to-moderate income 

households.”   

In addition to the efforts of the Strategic Housing Committee, 

better utilization of land has been an ongoing goal for the City 

according to its last two Comprehensive Plans. The objective behind 

this effort is to reduce growth pressures from development 

sprawling into forest and farmland and to create more 

walkable/bikeable compact connected communities which reduce 

automobile traffic and improve quality of life . However, efforts to 

support infill development have been limited by existing zoning 

district standards. The City’s recent efforts to reform the zoning 

ordinance, including this proposal,  will create new opportunities for 

“gentle density” housing. 

GEN H COMPREHENSIVE PLAN GOALS  (Chapter IV) 

Vibrant Neighborhoods : Consistent* 

Abundant Housing Choices : Consistent* 

Healthy and Accessible Natural Environment : Consistent* 

Authentic Community Character : Consistent 
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Safe Streets and Trails : Consistent* 

Reliable & Accessible Utility Services : Consistent 

Satisfying Work Opportunities : Consistent 

Welcoming & Inclusive Community : Consistent 

Accessible & Available Community Uses and Services : N/A 

Resilient Community : Consistent 

GEN H COMPREHENSIVE PLAN GUIDING PRINCIPLES  (Chapter IV) 

Mix of Uses: Consistent* 

Compact Development: Consistent* 

Sense of Place: Consistent 

Conserved & Integrated Open Spaces: Consistent 

Desirable & Affordable Housing : Consistent* 

Connectivity : Consistent* 

Efficient & Accessible Infrastructure:  Consistent 

3) Changed 
Conditions  

Whether and the extent to which there are changed conditions,  trends or 
facts that require an amendment -  

The primary changed condition relates to the persistent lack of 

housing availability in Hendersonville and throughout the region. In 

particular, starter homes / “attainable housing” / naturally-occurring 

affordable housing supply are lacking and needed to accommodate 

the city’s workforce and next generation of city residents.  

4) Public Interest  

Whether and the extent to which the proposed amendment would result 
in a logical  and orderly development pattern that benefits the 
surrounding neighborhood, is in the public interest and promotes public 
health,  safety and general  welfare - 

The proposed amendment would allow for a compatible infil l 

development with a mix of housing types and increased “gentle 

density” of market-rate naturally-occurring affordable housing. 

Some provisions for interconnectivity and parking placed to the 

rear encourages a development patterns that lends itself to creating 

more walkable neighborhoods across the City.  
 

5) Public 
Facilities  

Whether and the extent to which adequate public  facilities and services 
such as water supply,  wastewater treatment,  fire and police protection 
and transportation are available to support the proposed amendment  

The proposed text amendment would allow for greater utilization of 

existing infrastructure. 

6) Effect on Natural 
Environment  

Whether and the extent to which the proposed amendment would result 
in significantly adverse impacts on the natural  environment including but 
not limited to water,  air,  noise,  storm water management,  streams, 
vegetation,  wetlands and wildlife - 

There is no immediate development proposed . However, there is 

the potential for some loss of trees where new units are placed on 

existing undeveloped land. However, due to reduced setbacks, there 

will be flexibility in where structures are located – lending itself to 

more options in placement to avoid mature canopy trees.  
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REZON ING  STAN DAR DS ANAL YSIS  & C ONDITIONS  

 
 Staff Analysis 

1. Comprehensive Plan Consistency - Staff finds the proposed text amendment to be 

consistent with the Gen H Comprehensive Plan Character Area Description s – in 

particular the Multi-Generational Living Character Area which accounts for the 

greatest percentage of land area in the city.  

2. Compatibility - The proposed text amendment is not incompatible with the existing 

development pattern in the city. The proposal allows for “gentle density” and the 

integration of small-scale multi-family housing alongside traditional single -family 

homes.   

3. Changed Conditions - The text amendment is a response to the need for additional 

“attainable housing” in the city.  

4. Public Interest – Increased housing stock and expanded utiliza tion of existing land 

provides benefits to those in need of housing .  

5. Public Facilities -  Allows for greater utilization of existing infrastructure  

6. Effect on Natural Environment – Potential for some mature tree loss on existing lots , 

but Open Space is required.  
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 DR AFT C OM PRE HEN SIVE  PL AN CON SISTENC Y AND R EZONING  REA SONABLENE SS STA TEM EN T  
 

 

 

 

 

 

The petition is found to be consistent  with the City of Hendersonville Gen H 
Comprehensive Plan based on the information from the staff analysis and the public 
hearing, and because: 

 

The proposed text amendment aligns wit h the Gen H 2045 Comprehensive Plan Future Land 
Use & Conservation Map an d the Character Area Descriptions.   

 

We [find/do not find] this petition to be reasonable and in the public interest based on the 
information from the staff analysis and the public hearing, and because:  

 

 

The petition is found to be consistent  with the City of Hendersonville Gen H 
Comprehensive Plan based on the information from the staff analysis and the public 
hearing, and because: 

 

The proposed text amendment aligns wit h the Gen H 2045 Comprehensive Plan Future Land 
Use & Conservation Map and the Character Area Descriptions.   

 

We [find/do not find] this petition to be reasonable and in the public interest based on the 
information from the staff analysis and the public hearing, and because:  

 

 

The petition is found to be consistent  with the City of Hendersonville Gen H 
Comprehensive Plan based on the information from the staff analysis and the public 
hearing, and because: 

 

The proposed text amendment aligns wit h the Gen H 2045 Comprehensive Plan Future Land 
Use & Conservation Map an d the Character Area Descriptions.   

 

We [find/do not find] this petition to be reasonable and in the public interest based on the 
information from the staff analysis and the public hearing, and because:  

 

 

The petition is found to be consistent  with the City of Hendersonville Gen H 
Comprehensive Plan based on the information from the staff analysis and the public 
hearing, and because: 

 

The proposed text amendment aligns wit h the Gen H 2045 Comprehensive Plan Future Land 
Use & Conservation Map and the Charact er Area Descriptions.   

 

We [find/do not find] this petition to be reasonable and in the public interest based on the 
information from the staff analysis and the public hearing, and because:  

 

 

 

DRAFT [Rationale for Approval] 

 The proposed amendment creates an opportunity to address the need for additional  

gentle density missing middle housing.  

 The proposed amendment establishes standards to encourage walkable neighborhoods.  

 The proposed amendment compliments existing provisions to incentive the construction 

of smaller, more affordable dwellings (“starter homes” ). 

 

DRAFT [Rational for Denial] 

 The proposed amendment is incompatible with existing residential districts  

 The proposed amendment wil l create traffic congestion 

 The proposed amendment wil l result in substantial loss of privacy 

 

 


