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Chapter 1: 

Existing Conditions
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The commission shall 
make and adopt a city plan for the physical 
development of the municipality. The city plan, 
with the accompanying maps, plats, charts and 
descriptive and explanatory matter, shall show 
the commission’s recommendations for the 
physical development and uses of land, and may 
include, among other things, the general location, 
character and extent of streets and other public 
ways, grounds, places and spaces; the general 
location and extent of public utilities and terminals, 
whether publicly or privately owned, the accep-
tance, widening, removal, extension, relocation, 
narrowing, vacation, abandonment or change of 
use of any of the foregoing; the general character, 
extent and layout of the replanning of blighted 
districts and slum areas. The commission may 
also prepare a zoning plan for the regulation of 
the height, area, bulk, location and use of private, 

of population density, but the adoption, enforce-
ment and administration of the zoning plan shall 
conform to the provisions of sections 89.010 to 
89.250.

1. Existing Conditions

The City of Union’s 2020 Comprehensive Plan 
reviews and updates Union’s 1999 Comprehen-
sive Plan entitled “Union 2010”. The essential 
characteristics of the plan are comprehensive, 
general, and long range. “Comprehensive” 
means that the plan encompasses all geographic 
parts of the community and all functional ele-

of the community. “General” means that the plan 
summarizes policies and proposals, but does not 

regulations related to future land use and de-
velopment. “Long range” means the plan looks 
beyond the foreground of pressing current issues 
to the perspective of problems and possibilities, 
10 to 20 years in the future. The City’s Zoning 
Ordinance and Subdivision Regulations are much 

and are the key legislative tools for implementing 
the Comprehensive Plan.

SECTION 1.01. PURPOSE & INTENT

Commission as a policy guide. The comprehensive plan helps direct decisions 
about the physical development of the community. The comprehensive plan 
is the legal and conceptual foundation for the City’s Zoning Code and all other 
land use regulations in the City. The comprehensive plan should be recognized 

of land development possibilities and ever changing conditions. This document 

89 Section 340, which sets forth the legal foundation for the authority, objectives, 
content and application of comprehensive plans as follows:
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SECTION 1.02. PLANNING PROCESS

The planning team will utilize a “values-driven” 
planning approach to update the City’s 1999 
comprehensive plan. This approach integrates 
both the traditional “data-driven” and “vision-
planning” approaches. A key component of the 
comprehensive plan update is the development 
a customized public participation program de-
signed to identify community values and build 
consensus. The public participation program is 

knowledge of the citizens’ perspective of Union’s 
strengths, weaknesses, opportunities and threats, 
also known as a “SWOT” analysis.

Prior to the public participation phase, the con-
sultant team will prepare an Existing Conditions 
Report summarizing the socio-demographic, 
economic and land use situation of the City. This 
report will set the foundation upon which the plan 
will be created. The second phase of the planning 

include a mix of focus sessions, town planning 
meetings, stakeholder interviews and monthly 
meetings with the Comprehensive Plan Steering 
Committee. The consultant team will summarize 

in the Critical Issues Report.

process, the consultant will develop goals, objec-
tives and implementation strategies, based on the 
community’s values and vision. Once the goals, 
objectives and implementation strategies are ac-
cepted in concept by the steering committee, the 

be prepared and submitted to the steering com-
mittee for review and comment. Revisions will be 

and presented to the Planning and Zoning Com-
mission for adoption. Following a public hearing 

Comprehensive Plan will be presented for adop-
tion by the Planning and Zoning Commission.

SECTION 1.03. CITY OF UNION 2035 
COMPREHENSIVE PLAN OVERVIEW

The Union 2035 Comprehensive Plan Update 
includes chapters summarizing the City’s Existing 
Conditions, Critical Issues, Goals and Objectives, 
Future Land Use Elements, Transportation Plan, 
Planning Districts Program and an Implementa-
tion Program. The following is a brief summary of 
the key comprehensive plan components:

 » The Existing Conditions section includes 
an executive summary of the comprehensive 
planning process and resulting plan and a 
demographic analysis of Union’s socio-eco-
nomic conditions and description of existing 
zoning and land uses.

 » The Critical Issues report is a summary of 
the most important concerns the community 
faces. Feedback from the Town Planning 
Meetings and stakeholder interviews will 
provide the basis for the development of the 
critical issues contained in this section. The 
goals and objectives developed for the Com-
prehensive Plan will directly respond to the 
citizen-driven critical issues facing the City of 
Union.

 » The Goals and Objectives of the community 
provide the framework for the Comprehensive 
Plan. This section will include policy state-
ments and development recommendations that 
emerge during the Town Planning Meetings, in-

for the plan. The development and growth 
-

munity’s values and sense of what constitutes 
a reasonable quality of life. To help guide these 
decisions, the Comprehensive Plan provides 

the residents and business owners of Union.
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 » The Community Facilities & Services 
Section will provide a baseline report on the 
existing services available to residents of 
Union, the condition of these services, recom-
mendations for improving these services and 
implementation strategies to provide services 
to the proposed growth areas.

 » The Future Land Use & Transportation Sec-
tion will review current land use and existing 
transportation conditions and provide recom-
mendations for future growth, transportation 
improvements and open space preservation. 
The Future Land Use and Transportation 
Plans illustrate the recommended locations for 
future land use, including residential, commer-
cial, industrial, recreation and the preservation 
of open space. The plan also analyzes the 

Future Land Use & Transportation Plans are 
accompanied by a future land use matrix that 
provides a description for each future land use 
category and recommendations for implemen-
tation. Prior to approving future development, 
the City must review each development for 
compliance with the conditions, policies and 
standards applicable to the future land use 
category in which the proposed development 
is located. The intent of the Future Land Use 
& Transportation Plan and Map is to provide 
the focus and direction needed to make future 
land use and zoning decisions. The Future 
Land Use Map does not replace the zoning 
map; rather it provides the information needed 
to help implement the preferred future land 
use and development conditions.

 » Finally, the Implementation Program pres-

enforce the Plan Elements and incrementally 
achieve the goals and objectives of the com-
munity. This section also advises the City how 

the steps necessary to amend the Compre-
hensive Plan.

SECTION 1.04. STUDY AREA

Union is located approximately 45 miles south-
west of St. Louis just west of Interstate 44 in the 
center of Franklin County. Highways MO-47 and 
U.S. 50 provide north/south and east/west arterial 

include Washington (north), St. Clair (south), 
Beaufort (west), and the Gray Summit (east). 

Union to the Bourbeuse River, which meanders 
through the central portion of Union. The study 
area includes all land situated within the corpo-
rate limits of Union plus one-half mile beyond the 
corporate boundary. The City is approximately 8.1 
square miles. The geography surrounding Union 
is best described in the “History of Union 1827-
1976, by Lucy Lomax, which states;

“The topography of Union is peculiar and 
picturesque, in that approaching the place 
from any direction a person comes down 
hill and observes the city nestling in a val-
ley, yet from every point but one the road is 
ascending before reaching the center of the 
town. The City appears located on ground 
resembling an inverted saucer. It could not 
have been located better for natural drainage, 
as from what might be termed a ridge extend-
ing from the southwest to the northeast there 
is a gentle slope in all directions except to 
the southwest from whence the high ground 
enters the City.”

SECTION 1.05. COMPREHENSIVE  
PLAN SUMMARY

The local government is the primary body with 
jurisdiction to coordinate the overall pattern of 
physical development of the community. As 
growth and development occurs, elements of 
the Comprehensive Plan should be adhered 
to. Therefore, the local government should 
review the planning documents periodically and 
implement its objectives as needed to meet the 
growing demands of the community. Over time, 
the 2035 Comprehensive Plan may need to be 
supplemented with additional, more focused 
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planning studies that address the ever-changing 
climate of a growing, prospering community. By 
taking careful steps to create a long-range plan 
and listening to community feedback, Union is 
taking positive steps to plan for the future, protect 
investments and to preserve Union’s rich heritage.

SECTION 1.06. HISTORY OF UNION

In 1818, Franklin County was organized and 
separated from St. Louis County and named 
after one of America’s founding fathers: Benjamin 
Franklin. With 922-square-miles, Franklin County 
is the largest geographic area in the St. Louis 
MSA (Metropolitan Statistical Area) and one of 
the largest counties in all of Missouri. The His-
tory of Union dates back to January 22, 1825 
when, by an act of the State Legislature, the City 
of Union was established to serve as the county 
seat for Franklin County. The name “Union” was 
supposedly chosen to signify a coming together 
after dissention of the county over the moving of 
the county seat from Newport. The ground where 
Union now exists was owned by three farmers 
who donated 72.5 acres for the establishment of 
the original town. Business and houses began 

opened on July 20, 1827 and by 1840, Union had 
its own blacksmith, two general stores, a wagon 
maker, a cabinet maker, a shoemaker, a hotel, a 

a steady stream of German settlers were drawn 
to the area and this trend continued through 1910. 
Strong evidence of the German culture can still 
be found in architecture throughout Union and 
Franklin County.

Union continued to grow at a moderate rate until 
1887 when it experienced a “boom” caused by the 
completion of the St. Louis, Kansas City and Colo-
rado Railroad. The SLKC & CRR was the product 
of several businessmen who lived in towns west 
of St. Louis, such as Union, who saw the potential 
of having a railroad serving their community. 
Within four months after the railroad opened, forty 
houses were added to the town and the popula-
tion grew to 610. The railroad later came under 
the ownership of the Rock Island Railroad.

-
lished by the National Cob Pipe Works which 
opened in 1907 by a small group of local business 
leaders who sought to create jobs for the semi-

was for 1,000 pipes from a Chicago tobacconist. 
Within eight (8) years, the company was producing 

the largest manufacturers in the world. Employment 
during this period rose from 10 to 75 individuals.

Franklin County’s Government and Judicial Cen-
ters, built between 2006 and 2008, stand at the 
east face of Union’s Town Square, across from 
the historic 1923 courthouse. The historic court-
house was completely remodeled in 1970 after 
being bombed the previous year as a diversion 
during a bank robbery, and a second courtroom 
was added in 1975. Following the opening of the 
Judicial Center, the 99 year-old building’s court-
room was renovated to its historic appearance. 
As of 2022, Franklin County is making a series of 
upgrades to make the historic courtroom suitable 
to host jury trials again.

In 1968, East Central College (ECC) was estab-
lished to serve the higher educational needs of 
people in east central Missouri. One year after 

classes were held in temporary facilities within 
the Union City Hall. That same year, a 114-acre 
tract of land was purchased for developing the 
main campus at the intersection of U.S. High-
way 50 and Prairie Dell Road. Today, ECC now 
encompasses more than 200 picturesque acres 
and serves an enrollment of 3,500 students.
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SECTION 1.07. UNION TODAY

The City of Union is a 4th Class City with a City 
Administrator form of government. The elected, 
policy-making body of the City consists of a Mayor 
and an eight-member Board of Aldermen. Union 
is divided into four wards, each with two (2) repre-
sentatives. The City Administrator is appointed by 
the Board of Aldermen and is the full-time Admin-

-

Today there are an estimated 12,348 residents 
and over 300 businesses based in Union. Some 
of the City’s largest employers are manufacturing 

and Silgan Plastic Food Containers as well as 
public service agencies like Franklin County Gov-
ernment, Union R-XI School District, and East 
Central College. The Courthouse still dominates 
the historic Downtown square and much Down-
town activity is related to county government. A 
wide variety of stores and services are available 
to area residents. The city has four (4) industrial 
parks poised and ready for future expansion. The 
city is served by the Central Midland Railway.

In 2020, the City moved in to its new City Hall, 
located at 10 E. Locust Street. The former City 
Hall, the historic Union Auditorium Building, is 
currently planned to have restroom and acces-
sibility improvements made so that it can function 
as a community event venue. The new City Hall 
and Auditorium improvements are called for in 
the Union 2020 Comprehensive Plan, adopted in 
2011.

The Union public school system is AAA rated. The 

home to East Central College. There are approxi-
mately 18 churches, and many civic services and 
cultural organizations. The City’s primary strengths 
lie in its central location, County Seat designation, 
stable neighborhoods, excellent schools, reliable 
work force and East Central College. Union, Mis-
souri was ranked “One of the Top 10 Best Small 
Towns in the United States” in a nationwide survey 
in 2001. The City of Union is known for its “Small 
Town Charm with Big City Opportunities”.

SECTION 1.08. POPULATION  
FORCES AND TRENDS 

1.08.01. Union and the Selected Peer Cities

Union is the Franklin County seat on the edges, 
but still within, the St. Louis Metropolitan area. 
This report frequently compares socio-economic 
statistics of Union with several similar cities 
based on population size and location: Wash-
ington, MO (Franklin County), Lebanon, MO 

Troy, MO (Lincoln County seat), Warrenton (War-
ren County seat), Centralia, IL (multiple counties), 
Waterloo, IL (Monroe County seat), Columbia, IL 
(Monroe County), Greenville, IL (Bond County 
seat), Franklin County as a whole, St. Louis 
Metropolitan Area (bi-state).
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1.08.02. Trends

in 1880 when the city’s population was 402. That 
represented 1.5% of all residents of Franklin 
County. In 2020, the U.S. Census Bureau esti-
mated Union’s population at 12,348, or 11.9% of 
the county. Union’s population has been growing 
steadily since those early days with the exception 
of the Great Depression decade. Since 1960, the 
city’s population has tripled. 

Meanwhile, Franklin County was no slouch. Its 
overall population increased by 134% from 1960 
to 2020 (127% outside of Union). Washington, 
the largest city in Franklin County, added 82%. 
In just the last decade, Union has grown 17.5%, 
Washington 3.7%, and Franklin County 3.1% (but 
only 0.6% outside of Union and Washington).

Section 1.08.03. Population Density 

Union has a population density—persons per 
square mile (PPSM)—that is about average for 
the eleven selected cities. At an overall average 
of 1,371 residents per square mile, Union has 
about the same density as Washington, Missouri 
and Centralia and Waterloo, Illinois.

Large and long-developed suburban communities 
in the metro area generally have higher densities. 
Kirkwood, in St. Louis County, has a density of 
3,208 PPSM, more than double that of Union. 
Florissant, the most populous municipality city 
in St. Louis County, has a 2019 density of 4,185 
PPSM. St. Charles, St. Peters, and O’Fallon in 
St. Charles County have densities ranging from 
2,500 to 3,000 PPSM

The City of St. Louis, even after decades of 
population losses, has an overall density of 4,886 
PPSM.  (At the City’s peak population in 1950, 
density was 13,800!)
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Section 1.08.04. Household Size (Population 
per Household)

Households are the same as occupied housing 
units. Households are not necessarily “families” 
but families living in housing units are households. 
Retailers pay a great deal of attention to the 
number of households. Households tend to be 
the single best indicator of retail sales potential.

Union households are relatively average in size 
with 2.51 persons per household (PPHH).

Hillsboro and Troy have the highest PPHH.  
These are also the fastest growing among the 
selected cities. Centralia has the lowest PPHH 
and it also has lost 14% of its population since 
2000. There seems to be a correlation between 
population growth and larger households.

Section 1.08.05. Population and Growth Rate 
Comparisons with Selected Cities 

Of the eleven comparison cities, seven are county 
seats (Union plus all those in red), though Leba-
non is the only city not in the St. Louis metropoli-

the middle at the sixth largest number of residents. 
Among county seats, it ranks third of seven.

Of the eleven comparison cities, Union has had 
the fourth highest rate of population growth since 
the turn of the century. The top three—Hillsboro, 
Troy, and Warrenton—are also county seats. While 
some of these growth rates can be attributed to 
annexations of previously unincorporated areas, it 
is clear that many “edge cities” in metro St. Louis 
are managing rapidly expanding constituencies. 

But not all growth is large growth. Union’s major 
companion in Franklin County, Washington, grew 
only 6% while Franklin County as a whole grew 

-
lia and Greenville, Illinois, both lost populations.
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Section 1.08.06. Population Growth for the St. 
Louis Metro Area

This map from the East-West Gateway Council of 
Governments illustrates that the Missouri High-
way 47 corridor was a strong population growth 
area (green dots) between the Census years 
of 2000 and 2010. Net growth favored western 
areas, but not entirely. A comparable map to 2020 
has not yet been produced.

The area in the blue square was enlarged and 
appears on the next page.  

The map shows that there was substantial growth 
in this area (green dots), in a mostly north-south 
pattern (Route 47 corridor). There were a few 
declining areas (red dots) along the Missouri 
River in and around Washington. 
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relatively strong growth rates over several decades 
in parts of Franklin County. Yes, there have been 
some annexations to add to city growth, but there 
has also been general growth on a wide scale.

Section 1.08.07. Projections in Growth Rates, 
Population, and Household Size 

The highest growth rates in U.S. history were the 
1950s and 1990s, but national projections that 
combine both natural increase and net migra-
tion to the year 2060 show dramatically slower 
population expansion. Midwest metro areas and 
all rural areas are anticipated to have the greatest 
struggles to attract growth from this “smaller pie”.

While growth has been strong in the western 
parts of the metro area, capturing future shares 

probably more competitive in sluggishly growing 
metro St. Louis. Census Bureau projections of 
U.S. growth rates show unprecedented slow-
downs coming.

The 2010s was the slowest national growth 
decade since 1790 except the 1930s. It only gets 
slower based on Census projections to 2060.

Union will have to work extra hard to continue 
to attract more residents, particularly in light of 
regional economic development goals that focus 
on the “urban core”.

Using weighted annual average growth rates for 
Union and the metro area between 1990 and 
2019, three scenarios of population growth for 
Union are illustrated.

Assuming continuation of trends in Union itself, 
Union could have a population of 30,800 by the 
year 2040. 

But assuming the much slower trends of the 
metropolitan area, population in Union could grow 
very slowly to just 13,300 in 2040. 

Assuming an average of those two weighted 
growth rates could yield a 2040 population in 
Union of 20,700, still a substantial growth of 73% 
from the 2019 estimate of 11,990.
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Using Union’s current persons per household 
(2.51) and carrying out to 2040 with the maximum 
population projection scenario, Union would need 
12,270 housing units. This would be an increase 
of almost 7,500 units from 2019.

Average household size, however, typically de-
clines over time, so a low-end scenario assumes 
that Union’s persons per household dramatically 
declines to the lowest of the eleven cities under 
study.  At 2.24 PPHH, and using the slow popu-
lation growth scenario, Union would need just 
5,940 housing units in 2040, an increase of only 
about 1,160.

however, so a middle-ground projection assumes 
a gradual decline in PPHH from today’s 2.51 to 
the 11-city low of 2.24 by 2040. Using the middle-
ground population projection, this would require 
a total of about 9,200 housing units in 2040, an 
increase of 4,420.

SECTION 1.09. HOUSING  
FORCES & TRENDS

Section 1.09.01. Housing Vacancy 

Union does not have a serious housing vacancy 
problem. 2019 estimates by the Census Bureau peg 
overall vacancy in Union at 4.3% of existing housing. 
This is well below average of the eleven cities.

On the other hand, Union might not have enough 
housing for its population growth curve. There will 
always be vacant units; that is part of the dynam-
ics of a housing markets to have available units 
for marginal growth. So population growth will 
require more housing. 

Vacancy is a problem for declining markets.  
Centralia and Greenville are the only cities on the 
graph that have had recent population decreases.  
On a net basis, this often means housing “left 
behind,” and they each have high vacancy rates.
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Section 1.09.02. Housing Structures,  
Year Build

Union’s housing stock is comparatively young, re-

to housing for all of Franklin County, Union’s hous-
ing is dominated by structures built since 2014. 
The graph depicts the location quotient of the city 
within the county. A value of “1.0” would mean 
that the percent of housing in Union for that time 
period is the same as the County’s percent.

Actually, just under one-tenth of Union’s housing 
-

tween 2000 and 2009, but the pace was quicker 
in the city than the county more recently. 

The median year built of all housing in Union 
is 1989, compared to 1982 in Franklin County.  
Washington’s median year is 1976.

Section 1.09.03. Median Housing Values

Union’s housing values are somewhat on the 
low side compared to the rest of the county and 
to Washington. At a median value in 2019 of 
$148,800, housing values increase 10.4% after 
2010. But the county’s overall housing values, 
some $17,000 higher, increased by 12.6%.

The median for the county, in fact, now slightly 
exceeds the median value in Washington, which 
has long had values higher than in Union.

With county-wide values rising more strongly 
that in Union, there may be opportunities for the 
city to attract higher income households that can 

Franklin County in any event.

Union is a middle class housing market. Com-
pared to median housing values of the com-
parison cities of this report, Union is right in the 
center at $148,800 in 2019. The median for all 
eleven cities is $148,000. 

Centralia and Greenville, Illinois, have relatively 
low values probably attributable to net population 
losses and high vacancy rates. Supply simply 
outstrips demand.  
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Other places, like Washington, Columbia, and 
Waterloo have reputations for attracting higher 
income households still within easy commutes to 
jobs in the more central parts of the metro area.

SECTION 1.10. HOUSEHOLD INCOMES 

Section 1.10.01. Median Income 

Union is a middle-income community. At an esti-
mated $52,600 for the year 2019, median house-
hold income in Union was 92% of the county-wide 
median of $57,200 and just slightly lower than the 
median for all eleven peer cities. Union’s income 
is on par with Festus and Troy, but only just over 
half of the median in Columbia, Illinois.

Columbia also has the highest median housing 
values while Union’s housing values are right in 
the middle.

Section 1.10.02. Per Capita Income

Household income can be misleading where 
average household sizes vary. So, it is useful to 
also compare per capita incomes—or total house-
hold income in an area divided by the population.

Because of Union’s slightly higher average 
household size, its per capita income is a little 
less than the other cities.

class/middle income community where per capita 
incomes are just slightly lower than the overall 
and Franklin County averages. But the overall 
average is aided by the relatively high per capita 
income in Columbia. If Columbia is removed from 
the list, the overall average drops to $25,000, so 
Union is slightly above that average. 
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SECTION 1.11. JOBS AND ECONOMY

Section 1.11.01. Jobs

The Census Bureau’s “On-the-Map” data series 
shows 6,360 jobs located in Union as of calendar 
year 2018. Unfortunately, the data for this infor-
mation stops in 2018 for now.  

Union’s biggest strength is in manufacturing jobs 

found. Union also has a great many retail trade 
jobs (12.4% of all jobs), educational services 
(11.1%) attributable in great part to East Central 
College, lodging and dining jobs (9.2%), and 
public administration (9.2%) attributable to the 
city’s role as County Seat.  

Union captured 17% of all Franklin County jobs in 
2018, compared to Washington, which captured 
30%. In Washington, manufacturing made up 

was the same percentage as Union at (12.4%).

Section 1.11.02. 2018 Job  
Location Quotients

A location quotient compares the percent of jobs 
by sector in Union to the percentages in the same 
sectors in a larger economy—in this case, the St. 
Louis metro area.  A quotient of 1.0 means the 
percentages are the same.

Public administration and manufacturing show up 
as particular advantages in Union, attributable to the 
city’s role as a county seat and an industrial strong-
hold. Each of these sectors has more than twice the 
percentage of all jobs as the metropolitan area.

Utilities, educational services, transportation & 
warehousing, and retail trade also have location 
quotients greater than 1.0, indicating relatively 
strong sectors. Union is, however, not attracting 

technical jobs. This suggests opportunities for 
greater job diversity while reducing reliance on 
government and manufacturing.
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Section 1.11.03. Jobs in Comparable Cities 

Union’s 6,360 jobs in 2018 exceeded the average 
for the comparison cities, though both Washington 
and Lebanon have roughly twice as many jobs.

Union is in a group of similarly sized job cities 
with Troy and Centralia.

Section 1.11.04. Changes in Jobs in 
Comparable Cities 2002-2018

Unlike Troy and Centralia, however, jobs in Union 
have grown strongly. Between 2002 and 2018 
(the full period of the available Census data), 
Union added 1,470 jobs—a 30% jump. But Troy 
added only 230 jobs (up 4%) while Centralia lost 
more than 2,600 (down 30%).

Union was way above the average growth of the 
eleven cities, which was only 385 more jobs, or an 
average growth rate of seven percent. Without the 
two cities where jobs decreased, the average growth 
was 7,710, or 21% more in 2018 than in 2002.

Franklin County added 13% more jobs and the St. 
Louis metro area added eight percent. Union has 
been a relatively strong job growth market.

Section 1.11.05. Jobs per 100 Residents 

Union once again demonstrates its “middleness” 
when comparing jobs in the city per 100 residents. 
In 2018, Union had 53.0 jobs per 100 popula-
tion, just above the average of 54.0 for all eleven 
comparison cities.

Washington, Lebanon, and Hillsboro top the 
list with roughly 80 jobs per 100 residents each. 
Hillsboro is a relatively small city but is the county 

are related to government. Lebanon has become a 
strong job center on the far outskirts of the Spring-

like Union, is a strong concentration of manufactur-
ing and related jobs but has a stronger retail center.
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Section 1.11.06. Commuting Patterns 

Union is a “net employment community” because 
fewer residents leave the city for jobs elsewhere 
than commute into the city for jobs.  Just over 
4,000 Union residents commuted to jobs in other 
places in 2018, but they were more than replaced 
by almost 5,400 in-commuters taking jobs in 
Union.  (Again, these are undercounts but propor-
tionally valid.)

Using these data, there were 6,359 jobs in the 
city in 2018 (earlier rounded to 6,360).  Of these 
jobs in Union, 988 were held by Union residents 
(15.5%) while 5,371 were held by outsiders 
(84.5%).  The “daytime” population of Union was 
larger than its “nighttime” population.

Franklin County, on the other hand, had about 
11,500 more people leaving the County in 2018 
for work elsewhere than coming into the county 
for jobs.  Washington, by the way, was also a 
net employment community with about 4,000 
more people commuting in than commuting out.  
Indeed, about 650 of Washington’s in-commuters 
lived in Union.  Almost 500 of Union’s in-commut-
ers live in Washington.

Section 1.11.07. Commuting  
Destinations, 2018

Union residents commute to a very wide range of 
other places for jobs they hold—many of these 
quite distant from Union.  Of the 5,029 residents 

Union for work.  Another 12.9% commuted the 
short distance to Washington.  The next highest 
percentage (4.4%) commuted all the way to the 
City of St. Louis.

Still, almost half of Union’s employed labor force 
worked in “other locations” not in the top ten 
locations.  This means that almost six out of ten 
(59.2%) of the out-commuters (excluding those 
who remained in Union) worked in “other loca-
tions.”  Of the out-commuters alone, 16.1% were 
employed in the City of St. Louis.



Note:  Union residents also shop outside the city. 
“Break Even” is when local stores attract enough 
non-resident sales to overcome the local “leakage.” In 
Union, the results are well above break even. Propor-
tions in Washington and Lebanon are even stronger.
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Section 1.11.08. Wages of Commuters 

Out-commuters from Union brought home higher 
incomes in 2018, on average, than those who work 
in Union. Over four in ten out-commuters earned 
more than $40,000 per year, the highest of three 
income categories of this Census Bureau database. 

But almost a similar share of the jobs in the city 
held by people commuting into Union (38.2%) 
earned more than $40,000, though a lower share 
(about a third) of Union residents who remained in 
the city for their jobs were in this income category.

On average, 41.7% of jobs held outside the city 
paid $40,000 or more, while 37.3% of jobs in 
Union paid that much.

SECTION 1.12. RETAIL ECONOMY 

Section 1.12.01. Annual Retail Trade Gaps 
(Excluding Restaurants) 

On an annual basis, the retail “buying power” of 
Union residents is $123.3 million. But retail busi-
nesses in Union have annual sales of over 1½ 
times that amount—$193.8 million.

Union is clearly a net attractor of retail shoppers. 
This is also evident in the previous data on retail em-
ployment compared to neighboring and peer cities.  

Of the 11 comparison cities illustrated here, nine 
have internal retail sales exceeding their own 
buying power (dark red “supply” bar). On a net 
basis, they attract more sales from non-residents 
to make up for “leakage” by their own residents.
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Section 1.12.02. Annual Eating and Drinking 
Gaps (Excluding Retail)

The eating and drinking “buying power” of Union 
residents is likewise below the actual sales at 
Union’s eating and drinking places, but the gap is 
much smaller. Sales exceed local buying power by 
just 1.1 times, meaning that Union is attracting a few 
more diners and drinkers from outside its borders.

Of the 11 comparison cities, all but one have 
internal eating and drinking sales exceeding their 
own buying power (dark red “supply” bar).

Section 1.12.03. Retail Sectors Over-
Represented in Union

Given the strong retail sales in Union relative to 
residents’ buying power, several of the major retail 
and dining sectors are “over-represented” in the city.

For instance, there are 1.9 times the amount 
of auto dealership sales in the city than Union 

-
chandise stores lead this gap between actual 
sales and local buying power.

Section 1.12.04. Retail Sectors Under-
Represented in Union 

Three major categories, however, fall short of sales 
within Union compared to local buying power.

For instance, local clothing and accessories 
stores attract sales equivalent to only 53% of the 
amount that Union residents spend for clothing 
and accessories.  As a consequence, Union 
residents are caused to conduct much of the their 
clothing purchases outside of the city.  At the 
same time, outsiders have relatively few options 
for clothing purchases in Union, thus pushing 
many of their sales to other communities.
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Section 1.12.05. E-Commerce in the  
United States 

“Mail order” shopping has been popular in the U.S. 
since at least the late 19th Century, fostered most 
famously by Sears, Roebuck and Montgomery 
Ward.  They serviced a great deal of western ex-
pansion in the U.S. as trains became ubiquitous 
and settlers needed retail goods.

as consumers shop online.  The Federal Reserve 
Bank estimated that such e-Commerce amounted 
to less that one percent of all shopping in early 
2000.  But it has climbed steadily in the U.S. to 
13.6% as of early 2021.

With the advent of ever more e-Commerce 
businesses and stronger Internet service, the 
pace of growth increased in about 2014.  Had a 
similar pattern continued, today’s e-Commerce 
would be about 11.1% of all sales.  Moreover, the 
COVID-19 pandemic cause a sharp increase in 
e-Commerce starting in 2020.

Implications are still being worked out in the 
marketplace.  Consensus indicates that shopping 

and that more “retailing” will be serviced from 
industrial distribution centers.

SECTION 1.13.  
EDUCATIONAL ATTAINMENT 

Union’s educational attainment numbers have 
improved from those put forth in the 2010 Com-
prehensive Plan. Union’s high school graduation 
rate has dropped by less than 1%, however the 
percentage of those with a Bachelor’s Degree or 
higher is 22.3%, a 12% gain over the 2010 Com-
prehensive Plan, and now only slightly behind 
Missouri’s 29.9%. 
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SECTION 1.15. TRADE AREA PROFILE

1.15.01. Trade Area Demographics

Union is part of the St. Louis Metropolitan Area. 
In 2020, the metro region had a population of 
2,806,349 people. It has a total of 1, 262,226 
housing units. The median (middle)household 
income is $65,725, while the mean (average) 

household size is 2.42. Union families are slightly 
larger, with slightly lower household incomes than 
the average St. Louisan. However, that is not to 
say that Union doesn’t have capital to spend and 
a pool of capital to pull from. 

A comparison with the Trade Area Demographics 
from the previous comprehensive plan is useful to 
examine the changes. We can see from examin-
ing the chart that the population has grown 93% 
from the 2012 projections in the one-mile range. It 

mile range. The growth was 2% for the 10 mile 
range and the current population is actually less 
than the 2012 projection for the 20 mile range.

UNION TRADE AREA DEMOGRAPHICS 2022 WITH 2011 COMPREHENSIVE PLAN 
DEMOGRAPHICS COMPARISONS 
Union’s Trade Area:
Center Point: City Hall
(Source: ACS 2015-2019)

Total Population
Total Households
Total Housing Units

1 mile

5,875
2,258
2,378

5 miles

21,458
8,044
8,575

10 miles

59,969
23,368
25,347

20 miles

133,723
51,670
56,835

Previous Comp Plan Projections
Center Point: City Hall
(Source: 2011 Union Comp Plan)

Population (2000 Census)
Estimated 2007 Population
Projected 2012 Population

1 mile

3,015
2,992
3,048

5 miles

14,558
15,518
16,194

10 miles

52,761
56,580
58,913

20 miles

120,417
134,329
141,118
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UNION TRADE AREA 2026 INCOME PROJECTIONS 2022  
WITH 1999 INCOME COMPARISONS

1.15.02. Trade Area Income Statistics

Comparing today’s numbers with 1999’s, the 
Median Household Income rose 40%, the Aver-
age Household Income rose 42% and the Per 
Capita Income also rose 42% within one mile. The 
Median rose 49%, the Average rose 62% and the 

rose 42%, the Average 48% and the Per Capita 
60% within 10 miles. Finally, the Median rose 34%, 
the Average 43% and the Per Capita 51%.

Trade Area Income Projections
Center Point: City Hall

Median Household Income, 2021
Average Household Income, 2021
Median Household Income, 2026
Average Household Income, 2026
Per Capita Income, 2021
Per Capita Income, 2026

Trade Area Income Statistics, 
1999
Center Point: City Hall

Median Household Income, 1999
Average Household Income, 1999
Median Family Income, 1999
Average Family Income, 1999
Per Capita Income, 1999

1 mile

$55,761
$66,926
$57,589
$72,417
$25,706
$27,834

1 mile

$39,812
$47,222
$45,446
$53,529
$19,590

5 miles

$63,715
$79,241
$69,614
$87,624
$29,993
$33,270

5 miles

$42,827
$49,022
$48,894
$54,868
$18,261

10 miles

$63,517
$77,893
$69,380
$85,899
$30,456
$33,719

10 miles

$44,626
$52,752
$51,970
$59,917
$20,014

20 miles

$64,854
$82,239
$72,376
$92,513
$32,084
$35,802

20 miles

$48,335
$57,435
$55,633
$64,570
$21,192



T h e  C i t y  o f  U n i o n ,  M i s s o u r i

E x i s t i n g  C o n d i t i o n s 1 . 2 4

1.15.03. Trade Area Workforce Characteristics

The average travel time to work was unavailable 
for the current count, so instead travel times are 
measured in numbers working in the county, state 
and out of state. The average earnings broken 
down by male and female are also unavailable 
however, the number of both male and female 
workers increased by 74% and 1,175 workers in 

lost .01% or 156 workers in ten miles, and lost 
3,287 or .05%.

UNION TRADE AREA WORKFORCE STATISTICS

1.15.04. Trade Area Housing Characteristics

Homeownership dropped by 14% between 2000 
and 2019, while the number of renters grew 9.6% 
in one mile. Homeownership dropped by 10.5% 
while the number of renters rose 4.45% within 

-
ship within 10 miles fell 8% and the number of 

homeownership dropped 11.2% and renters 
dropped .8%. Not surprisingly, home values grew 

only ranges we have data for. The household size 
actually dropped 8%. Rent rose 73% within one 
mile, the only range we have data for. 

Trade Area Workforce Statistics
Center Point: City Hall

Total Workers
Worked in County
Worked in State, out of County
Worked out of State

Trade Area Workforce Statistics, 
1999
Center Point: City Hall

Mean Travel Time to Work
Males w/ Earnings, 1999
Average Earnings of Males
Females w/ Earnings, 1999
Average Earnings of Females

1 mile

2,751
2,077

664
11

1 mile

25.2 minutes
914

$29,816
662

$19,905

5 miles

10,366
7,518
2,789

60

5 miles

26.1 minutes
4,292

$31,924
3,611

$19,850

10 miles

29,305
19,886

9,162
257

10 miles

27 minutes
15,815

$38,033
13,646

$19,059

20 miles

64,088
37,647
25,717

724

20 miles

30.2 minutes
36,721

$40,687
30,654

$20,548
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UNION TRADE AREA HOUSING STATISTICS

Trade Area Housing Statistics
Center Point: City Hall

Owner-Occupied Houses
Renter Occupied Houses
Average Housing Value
Average Housing Value, 2021
Average Housing Value, 2026
Gross Rent
Median Year Home Built
Total Vacancies
Average Household Size, 2021
Average Household Size, 2026

Trade Area Housing Statistics
Center Point: City Hall

Total Housing Units
Average Household Size
Average House Value
Average Gross Rents
Average Age of Home
Owner-occupied Housing Units
Renter-occupied Housing Units

1 mile

1,450 (61%)
808 (34%)
$152,592
$178,498
$199,615
$799.00

1976
111 (4%)

2.43
2.43

1 mile

1,278
2.51

$91,335
$463

38.5 years
75.60%
24.40%

5 miles

5,799 (68%)
2,245 (26%)

$196,754
$227,439
$250,047

n/a
1991

532 (6%)
2.63
2.63

5 miles

5,637
2.67

$113,549
$512

30.2 years
78.50%
21.55%

10 miles

17,118 (68%)
6,250 (25%)

n/a
$247,330
$274,018

n/a
1983

2,000 (8%)
2.54
2.53

10 miles

21,230
2.65

$115,622
$511

29.9 years
76.90%
23.10%

20 miles

38,958 (69%)
10,775 (19%)

n/a
$277,770
$306,708

n/a
1985

5,176 (9%)
2.56
2.55

20 miles

48,078
2.69

$139,435
$493

29 years
80.20%
19.80%
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SECTION 1.16. UNION LIFEMODES™ 
AND URBANIZATION SEGMENTS

Another valuable resource to look at is Union’s 
Tapestry Segmentation. This tool divides the 
United States into 68 distinct market segments 
based on their shared socio-economic and demo-
graphic characteristics. Then those 68 segments 
can be grouped together based on shared simi-
larities into 14 LifeMode groups and by location 
into 6 Urbanization summary groups. 

Union contains six unique market segments 
based on the total number of households that 
fall into each segment. The household is a single 
housing unit, so each household could have more 
than one family, or single adults, or combina-
tion of people living in it. Like “birds of a feather” 
similar people tend to live together, so contiguous 
households are then grouped into neighborhoods. 
These neighborhoods can then be grouped into 
segments, illustrated in the chart below. 

can then be divided into LifeModes (stages of life) 
and Urbanization (distance from an urban center). 

with both Parks and Rec and Rustbelt Traditions, 
falling into GenXurban. Union is trending younger, 
with up to 84% still in childbearing years. 58% 
are younger than middle age with families, an 
additional 26% are in their 30’s, primed to start 
families. This informs future planning for more 
families with kids, needing more schools, parks, 

their characteristics are described in the chart 
below. This, combined with the housing recom-
mendations from the Demographics section 
advises toward building newer, but modestly 

Union household’s are seeking, with 41% wanting 
the amenities of the metro at an attainable price, 
and 36% liking Union’s small town feel.
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SECTION 1.17. TAPESTRY  
SEGMENT DESCRIPTIONS

OUR NEIGHBORHOOD

 » Semirural locales within metropolitan areas.

 » Neighborhoods changed rapidly in the previ-
ous decade with the addition of new single-
family homes.

 » Include a number of mobile homes (Index 
150).

 »
low vacancy rate, 73.4% homeownership.

 » Young couples, many with children; average 
household size is 2.75.

Middleburg: 36% of Union Households
Middleburg neighborhoods transformed from the easy pace of country living to semiru-
ral subdivisions in the last decade, as the housing boom spread beyond large metropol-
itan cities. Residents are traditional, family-oriented consumers. Still more country than 
rock and roll, they are thrifty but willing to carry some debt and are already investing in 
their futures. They rely on their smartphones and mobile devices to stay in touch and 
pride themselves on their expertise. They prefer to buy American and travel in the US. 
This market is younger but growing in size and assets.

 SOCIOECONOMIC TRAITS

 » Education: 65% with a high school diploma or 
some college.

 » Labor force participation typical of a younger 
population at 66.7% (Index 107).

 » Traditional values are the norm here— faith, 
country, and family.

 » Prefer to buy American and for a good price.

 » Comfortable with the latest in technology, for 
convenience (online banking or saving money 
on landlines) and entertainment.
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OUR NEIGHBORHOOD

 »
or quad; half are older single-family dwellings.

 » Just over half the homes (53.4%) are occu-
pied by renters. The average national rent is 
$981

 » Older, established neighborhoods; three 
quarters of all homes were built before 1980.

 » Single-parent families or singles living alone 
make up almost half of the households.

 SOCIOECONOMIC TRAITS

 » Composed of a blue-collar work force with a 
strong labor force participation rate.

 » Price is more important than brand names or 
style to these consumers.

 » With limited incomes, these are not adventur-
ous shoppers.

 » They would rather cook a meal at home than 
dine out.

 » They seek adventure and strive to have fun.

Front Porches: 25.9% of Union Households
Front Porches are a blend of household types, with more young families with children 
and more single households than average. More than half of householders are rent-
ers, and many of the homes are older town homes or duplexes. Friends and family are 

House- holds tend to own just one vehicle, but it is used only when needed.
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OUR NEIGHBORHOOD

 » Almost half (46%) of the households are 
married-couple families, similar to the US 
(48%), most without children (also similar 
to the US); the slightly higher proportion of 

population.

 » Average household size is slightly lower at 2.47.

 » They are movers, slightly more mobile than 
the US population (Index 109), but over 70 
percent of house holders moved into their 
current homes before 2010.

 » Most residents live in modest, single-family 
homes in older neighborhoods built in the 
1950s.

 » Nearly three quarters own their homes; nearly 
half of households have mortgages.

 » A large and growing market, Rustbelt Tradi-
tions residents are located in the dense urban 
fringe of metropolitan areas throughout the 
Midwest and South.

 » Most households have 1 to 2 vehicles available. 

SOCIOECONOMIC TRAITS

 » Most have graduated from high school or 
spent some time at a college or university.

 » Labor force participation slightly higher than 
the US at 67%.

 » While most income is derived from wages and 
salaries, nearly 31% of households collect 
Social Security and nearly 20% draw income 
from retirement accounts.

 » Family-oriented consumers who value time 
spent at home.

 » Most have lived, worked, and played in the 
same area for years.

 » Budget aware shoppers that favor American-
made products.

 » Read newspapers, especially the Sunday 
editions.

Rustbelt Traditions: 14.7% of Union Households 
The backbone of older industrial cities in states surrounding the Great Lakes, Rustbelt 
Traditions residents are a mix of married-couple families and singles living in older de-
velopments of single-family homes. While varied, the work force is primarily white collar, 
with a higher concentration of skilled workers in manufacturing, retail trade, and health 
care. Rustbelt Traditions represents a large market of stable, hard-working consumers 
with modest incomes but an average net worth of nearly $400,000. Family oriented, 
they value time spent at home. Most have lived, worked, and played in the same area 
for years. 
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OUR NEIGHBORHOOD

 » This large segment is concentrated in the 
Midwest, particularly in Ohio, Pennsylvania, 
and Indiana.

 » Due to their rural setting, households own two 
vehicles to cover their long commutes, often 
across county boundaries.

 » Home ownership rates are very high (Index 

valued at 25 percent less than the national 
market.

 » Nearly two in three households are composed 
of married couples; less than half have 
children at home.

SOCIOECONOMIC TRAITS

 » Steady employment in construction, manufac-
turing, and related service industries.

 » Completed education: 40% with a high school 
diploma only.

 » Household income just over the national 
median, while net worth is nearly double the 
national median.

 » Spending time with family is their top priority.

 » Cost-conscious consumers, loyal to brands 
they like, with a focus on buying American.

 » Last to buy the latest and greatest products.

 » Try to eat healthy, tracking the nutrition and 
ingredients in the food they purchase.

Salt of the Earth: 11.8% of Union Households 
Salt of the Earth residents are entrenched in their traditional, rural lifestyles. Citizens 
here are older, and many have grown children that have moved away. They still cher-
ish family time and also tending to their vegetable gardens and preparing homemade 
meals. Residents embrace the outdoors; they spend most of their free time preparing 

-
ploma or some college education; many have expanded their skill set during their years 
of employment in the manufacturing and related industries. They may be experts with 
DIY projects, but the latest technology is not their forte. They use it when absolutely 
necessary, but seek face-to-face contact in their routine activities.
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OUR NEIGHBORHOOD

 » Homes are primarily owner occupied, single-
family residences built prior to 1970; town 
homes and duplexes are scattered through 
the neighborhoods.

 » Both median home value and average rent 
are close to the national level.

 » Households by type mirror the US distribution; 
married couples, more without children, domi-
nate. Average household size is slightly lower 
at 2.51, but this market is also a bit  older.

Parks and Rec: 7.8% of Union Households 
These suburbanites have achieved the dream of home ownership. They have pur-
chased homes that are within their means. Their homes are older, and town homes and 
duplexes are not uncommon. Many of these families are two-income married couples 
approaching retirement age; they are comfortable in their jobs and their homes, budget 
wisely, but do not plan on retiring anytime soon or moving. Neighborhoods are well 
established, as are the amenities and programs that supported their now independent 
children through school and college. The appeal of these kid-friendly neighborhoods is 
now attracting a new generation of young couples.

SOCIOECONOMIC TRAITS

 » More than half of the population is college 
educated.

 » Older residents draw Social Security and 
retirement income.

 » The work force is diverse: professionals in 
health care, retail trade, and education, or 
skilled workers in manufacturing and con-
struction.

 » -
ers are careful to research their big-ticket 
purchases.

 » When planning trips, they search for dis-
counted airline fares and hotels and choose 
to vacation within the US.

 » These residents tend to use their cell phones 
for calls and texting only.
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Southern Satellites: 4.3% of Union Households 
Southern Satellites is the second largest market found in rural settlements but within 
metropolitan areas located primarily in the South. This market is typically slightly older, 
settled married-couple families, who own their homes. Two-thirds of the homes are 
single-family structures; almost a third are mobile homes. Median house- hold income 
and home value are below average. Workers are employed in a variety of industries, 
such as manufacturing, health care, retail trade, and construction, with higher propor-
tions in mining and agriculture than the US. Residents enjoy country living, preferring 
outdoor activities and DIY home projects.

OUR NEIGHBORHOOD

 » About 78% of households are owned.

 » Married couples with no children are the 
dominant household type, with a number of 
multigenerational households.

 » Most are single-family homes (67%), with a 
number of mobile homes.

 » Most housing units were built in 1970 or later.

 » Most households own 1 or 2 vehicles, but 
owning 3+ vehicles is common.

SOCIOECONOMIC TRAITS

 » Education: almost 40% have a high school 
diploma only (Index 140); 45% have college 
education.

 » Labor force participation rate is 59.1%, slight-
ly lower than the US.

 » These consumers are more concerned about 
cost rather than quality or brand loyalty.

 » They tend to be somewhat late in adapting to 
technology.

 » They obtain a disproportionate amount of 
their information from TV, compared to other 
media.



U N I O N  2 0 3 5  C O M P R E H E N S I V E  P L A N  U P D A T E

E x i s t i n g  C o n d i t i o n s 1 . 3 3

The range of median household incomes for 
Union was between $47,800-$60,000, and the 
median value was $54,050. A note to remember 
about median values, they are the value that falls 
in the middle as opposed to the average. Union 
The median value range for Franklin County is 
$28,200-$108,700 with a median household 
income of $47,800.

No one place in the United States has all 68 seg-
ments represented. However, the next two charts 
show you how Union’s segment representation 
compares to that of the United States and the 
rest of Franklin County. Union is over represented 
compared to the percentages of United States 
households in all segments except for South-
ern Satellites, where they were almost evenly 
matched.

While no market captures all 68 segments, it is 
valuable to look at the local market segments of 
Franklin County for comparison. Franklin County 
contains 11 more market segments than Union 
does. These market segments are nearby if 
Union wants to consider them for advertising etc.
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SECTION 1.18.  
DEVELOPMENT CONSTRAINTS

Section 1.18.01. Historic Sites

“The National Register of Historic Places is the 

of preservation. Authorized under the National 
Historic Preservation Act of 1966, the National 
Register is part of a national program to coor-

identify, evaluate, and protect our historic and 
archeological resources. While there are numer-
ous criteria for listing, it is required that a property 
must be at least 50 years old to be eligible for 
consideration. Currently, there are no listed 
properties in the City of Union; however, many 
of the City’s existing properties are now more 
than 50 years old. Post WWII architectural styles, 
structures and neighborhoods are now seen as 
being potentially eligible for such listing.

Section 1.18.02. Environmental Framework

The environment provides the natural and physi-
cal context within which land use activities take 
place. The intent of this plan is to minimize the 
negative impacts on the environment. This sec-
tion provides a brief overview of the environmen-
tal framework of Union and highlights some of the 
more sensitive environmental elements that must 
be considered in future development and land 
use decisions.

Section 1.18.03. Floodplains

The riparian zone of a river, stream or other body 
of water is the land adjacent to the centerline of 
the channel and includes the stream banks and 

valleys or narrow strips of stream bank. Riparian 
zones help control the intensity and frequency of 

that support a diverse range of species and 
vegetation. Riparian areas are prone to periodic 

fragile ecosystems. For these reasons, and the 

fact that Union’s riparian areas are very scenic 
and pristine, this plan recommends preserving 
riparian areas in the form of a greenway system.

“100 Year Floodplain” is an area that is expected 

is also the limits of the “riparian zone” and delin-
eates the recommended greenway locations. The 

stream banks required to discharge the 100-year 

function, increasing the both the frequency and 

fence or other permanent, manmade obstruc-

-

event and functionally reduces the frequency and 
-

decreases with the presence of obstacles, such 
as a fence or building, their presence is generally 
acceptable when regulated properly.

The Federal Emergency Management Agency 
(FEMA) prepared Flood Insurance Relief Maps 

development proposed near a river, stream or 

the FIRM maps to verify their location within 

needed, for any future development activity.

Section 1.18.04. Wetlands

of the state, which included “waters of the United 
States within the state of Missouri. Wetlands 
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perform many valuable functions including de-

grounds for aquatic habitat and support vegeta-
tion that absorb harmful greenhouse gasses. 

However, Missouri has lost over 90 percent of the 
wetlands that once covered 4.8 million acres of 
the state’s total land area.

This plan recommends preserving and enhanc-
ing wetlands in accordance with the Federal and 
state regulations that mandate “no net loss” of 
wetlands. If a wetland or portion of a wetland 
is disturbed or eliminated, replacement of that 
wetland with a wetland of equal quality and 
quantity is required. Development should be 
prohibited from encroaching upon these areas 
and any other wetland areas found within the 
project area. The designation of a wetland in 
itself does not necessarily prevent development, 
but is an indicator that development will need to 
be approached in a more sensitive manner. The 
appropriate state agencies should be contacted 
prior to any alteration of any wetland area.

Section 1.18.05. Topography

Topography is the natural terrain of an area; 
its slopes, valleys, hills, and similar landscape 
features. Topography can be a critical element to 
development. When severe slopes are developed, 
they frequently become unstable which creates a 
great deal of erosion. This erosion further desta-
bilizes the slopes and all of the soil that washes 

-
ers. This degrades the quality of the water body 

Phase II Stormwater regulations by the State 
are an attempt to control these sorts of impacts 
through the use of Best Management Practices. 
One such practice can be limiting development 
to areas without severe slope issues. This plan 
recommends focusing development where slope 
erosion will not be a problem.

Section 1.18.06. Soils

Soil develops as a result of the weathering of 
water, wind, and ice on the geology of a loca-
tion. We tend to think of them as something that 
just “exists” but they are ever-changing bodies of 
organic matter, sand, silt, and clay. Soils are often 

or best use is, such as Prime Farmland Soils or 
Expansive Clay Soils. This latter group of soils 
can be problematic for development as they tend 
to swell when wet, which can crack and even 
break concrete foundations.

Soil evaluation and geotechnical sampling should 
be used as a part of identifying where future 
development should or should not occur.
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SECTION 2.02. OVERVIEW OF PUBLIC 
ENGAGEMENT ACTIVITIES

The preparation of the Union Comprehensive 

participation activities which included the following:

 » Public Workshops. The heart of the public 
planning process, the City of Union and the 
planning team conducted three (3) public 
workshops at key points throughout the 
development of the plan. These workshops 
were used to solicit issues, ideas, and priori-
ties of plan, as well as to review and comment 
on draft recommendations.

 »  
Session and Prioritization Workshop. At 
the outset of the planning process, the plan-
ning team met with department heads of the 
City of Union to assess the 2011 Compre-
hensive Plan. Through a facilitate workshop, 
department heads provided input the Vision, 
Goals, and Objectives of the 2011 Compre-
hensive Plan: (1) has the City made good 
progress on achieving each Goal and Objec-
tive? (2) is each Goal and Objective still rel-
evant, and does it need to be carried forward? 

2. Critical Issues Report
SECTION 2.01. PUBLIC ENGAGEMENT

The use of citizen participation is an essential component in the development 
of a consensus or “common philosophy” within a community. The public 
engagement process designed for the City’s Comprehensive Plan Update 
provided a forum for collecting, organizing and recording public input. The 
public engagement methods employed during the planning process allowed 

thereby increasing the likelihood of public support when the time comes to adopt 
and implement the resulting plan. The public engagement activities were tailored 
to the “citizen planners” within the community, with the purpose of utilizing their 

teamwork-based format.

and (3) what current issues and priorities is 

the 2011 Comprehensive Plan. This workshop 
provided the foundation of the topic areas of 
the Comprehensive Plan Update.

 »  
Sessions. The planning team conducted 

and the Planning & Zoning Commission to 
introduce the project and community engage-
ment activities.

 »  
Sessions. The planning team conducted two 
(2) Plan Review and Visioning Work Sessions, 
one each with the Board of Aldermen and 
Planning & Zoning Commission. The format 
of these work sessions followed that of the 

Prioritization Workshop.

 » Resident and Stakeholder Focus Group. 
The planning team conducted a focus group 
work session with invited Union residents 
and stakeholders. The format of this work 

-
prehensive Plan Review and Prioritization 
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Workshop. Feedback from this work session 
provides insight on the issues and opportuni-
ties facing Union residents, business owners, 
and other community members and was used 
to help identify key priorities of the Compre-
hensive Plan.

 » Community Survey. A resident survey, 
consisting of 28 multiple-choice questions 
and three (3) optional open-ended response 
questions, was developed and administered 
through SurveyMonkey to collect input on 

Union. A total of 523 people responded to the 
Community Survey, of which 428 are resi-
dents of Union.

 » Community Outreach: The planning team 
worked with the City of Union to produce 
materials and information that were presented 
in Union’s print and online publications and 
social media channels throughout the duration 
of the Comprehensive Plan Update process.

Over 500 unique Union residents and non-
resident stakeholders participated in this process, 
through over 575 individual points of contact. 
Critical Issues presented in this chapter were 

to be addressed in the Union 2035 Comprehen-
sive Plan Update.

SECTION 2.03. COMMUNITY  
SURVEY SUMMARY

The Union Community Survey consisted of 31 
questions—28 multiple choice questions and 
three (3) optional, open-ended feedback ques-
tions. The survey was developed jointly by the 
City of Union and planning team and was admin-
istered online via SurveyMonkey.

Residents were encouraged to access the 
survey via a link on the City of Union’s website, 
the Comprehensive Plan website. A total of 523 

respondents completed the survey, 428 of whom 

Interval) of +/- 4.6 percent.

Survey-takers were polled on a variety of topics 
relating to community amenities and quality of 
life. More than 65% of respondents have lived in 
Union more than 10 years, with less than 7 percent 
having lived in Union for less than 2 years. Over 
82 percent are homeowners, and over 89% live 
in single-family homes. Responses were evenly-
distributed throughout the City.

Section 2.03.01. School Quality

Slightly less than half of respondents (49%) have 
school-age kids at home. Of responding house-
holds with school-age kids, 73% attend Union 
R-XI public schools, 15% attend a private reli-
gious school, and 6% are homeschooled. More 
than 85% rated their school as average or better, 
with 43% rating their school as “Above Average” 
or “Excellent”. Public school families ranked the 
quality of their schools higher than did private 
religious school families.

Section 2.03.02. Jobs and Commuting

100% of respondents own one or more ve-
hicles. 81% of respondents are employed (424 
respondents). Of those, 55% work outside of 
Union, and 44% work in Union. 74% of employed 
respondents commute less than 30 minutes to 
work, with 53% commuting less than 15 minutes 
to work.



T h e  C i t y  o f  U n i o n ,  M i s s o u r i

C r i t i c a l  I s s u e s  R e p o r t2 . 4

Section 2.03.03. Public Safety

Over 82% of respondents indicated that they feel 
“Very Safe” or “Somewhat Safe” in their neigh-
borhood, while less than 6% indicated feeling 

“Somewhat Unsafe” or “Very Unsafe”. Respon-
dents living north of U.S. 50 were slightly less 
likely, by approximately 10 percent, to indicate 
feeling “Very Safe” as compared to respondents 
living south of U.S. 50.

When asked which issues were most likely to 
cause people to feel unsafe, the majority of 
respondents indicated (1) homelessness and (2) 
drug activity.

Section 2.03.04. Community Amenities

A majority or respondents (over 75%) indicated 
that they use parks and recreation facilities, gro-
cery stores, banks, gas stations, and restaurants. 

More than 92% of respondents use grocery 
stores, gas stations, and restaurants. Only 45% 
of respondents use medical facilities in Union, 
and less than 15% use health and social services.

When polled on what kinds of places Union is 
missing, the top selections were restaurants 
(59%), retail stores (58%), and arts and cultural 
institutions (37%). Among retail stores, those with 
the highest use are grocery stores (78%), phar-
macies (59%), big box stores (53%) and hard-
ware/home improvement (49%). For dining, those 
with the highest use are casual dining restaurants 
(82%), and fast food restaurants (75%). If they 
can’t buy something in Union, respondents were 
most likely to travel to Washington (96%), Ches-

County (44%) to shop. 

Nearly 50% of respondents visit Downtown once 
per week or more often. Restaurants were the 
top reason for people to visit Downtown (66%), 
followed by banking (52%). Only 17% visit Down-
town for community or special events, and only 
15% visit for shopping.

Section 2.03.05. Quality of Life

67% of respondents indicated that healthcare 
facilities are average or worse. 73% indicated that 
streets and sidewalks are average or better. 88% 
indicated that parks and recreational amenities are 
average or better, and 86% indicated the same 
for City services. 79% indicated that the sense of 
community in Union is average or better, with 32% 
of those indicating above average or excellent.

Finally, respondents were asked if they could 
“wave a magic wand” and change three (3) 
things about Union, what would they be? 278 
survey-takers responded to this question. The 
top responses include improving Downtown 
and a destination with shopping, dining, and 
events; improving maintenance of streets and 
sidewalks; improving walkability and bikeability 
throughout Union; developing an indoor recre-
ation center and pool; attracting more retailers 
and restaurants of all types; addressing property 
maintenance through expanded code enforce-
ment; addressing increased homelessness; and 
addressing increased drug problems.

In general, the Community Survey feedback is 
consistent with the in-person feedback received 

the community-at-large that were engaged in the 
other planning meetings and workshops.
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SECTION 2.04.

Union’s Critical Issues
Downtown Union: Revitalize Downtown Union as a community destination  
with a variety of shopping, dining, and entertainment destinations.

 Diversify Union’s economic base and develop 

Reconnect Union across the Bourbeuse River: Make the Bourbeuse 
River a recreational destination that links the two “halves” of Union.

Walkability and bikeability: Develop City-wide bicycle and pedestrian 
connectivity linking parks and schools with neighborhoods and business districts.

Regional visibility: Enhance Union’s visibility and access from I-44.

Local and regional accessibility: Improve the function of U.S. 50,  
MO-47, and their intersection.

Retail and service amenities: Continue to support and strengthen  
Union’s retail, service, and hospitality businesses.

Housing: Facilitate the development of expanded, diverse housing options  

Local businesses and residents: Support “home-grown” businesses  
and retain local residents to live and work in Union.

Small-town quality of life: Maintain Union’s small-town, family-friendly 
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SECTION 3.02. UNION’S VISION

The intent of this plan is to build upon Union’s existing strengths to address current issues and position 
Union for future success by promoting the community’s rich natural resources, small town atmosphere, 

-
ing the values and critical issues provided by the residents, is:

Union will continue to enhance its regional identity 
and offer a premier quality of life to make Union a 
choice community to live, work, play, and raise a 
family—for this generation and future generations.

 » As a Community... 
all residents and business owners and continue to protect and steward the resources that 
make Union a great place to live.

 » As High-Quality Residential Neighborhoods... The City will actively work to 
enhance the local character and quality of life while preserving Union’s small town, family-
friendly values.

 » As a Responsible Regional Partner... Union will actively collaborate with 
neighboring communities and agencies to promote the region’s work force; stable 
neighborhoods; and strong industrial, commercial, and educational partnerships.

 » As a Great Place to Raise a Family... Union will continue to provide a wide 

community life.

3. Vision, Goals & Objectives
SECTION 3.01. INTRODUCTION

achieved by setting a tone, or vision for the Plan that comes from the wishes and 
needs of the community. From the vision, the plan relies on goals and policies to 
provide the focus and direction needed to make intelligent decisions throughout 

by the citizens of Union through a customized public engagement process 
developed for the purpose of updating the City’s Comprehensive Plan, the results 
of which are summarized in the previous chapter entitled “Critical Issues”.
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The Union comprehensive planning process de-

ten (10) years. The plan calls for balanced and 
carefully considered growth, ongoing transporta-
tion investments, downtown revitalization and 
economic development. The intent of the Plan is 
to protect Union’s small town character and out-
line new initiatives such as increasing pedestrian 
and bike access, promoting active lifestyles and 
diversifying the City’s tax base. It foresees:

 » Commercial and mixed use redevelopment 
focused primarily in the City’s Downtown 
and existing commercial districts, and more 
intense, large scale commercial uses along 
Highway 50 and at the Highway 50/I-44 
interchange;

 » Taking a progressive approach to create more 
full-time, salaried jobs in a diversity of indus-
tries to support the City’s workforce;

 » Expanding the supply of dwelling units to 
provide appropriate housing for all;

 » Creating a large-scale, signature park along 
the Bourbeuse River to link the “two halves” of 
Union and provide recreational river access;

 » Improving bicycle and pedestrian connectivity 
throughout town, and;

 » Preserving the City’s small town atmosphere 
and maintaining the current level of public 
services, parks, schools and seasonal events.

The foundation of the plan rests on the belief that 
Union will do what is necessary to understand 
changing market demands, accept new trends 
in land use, seize the opportunity to improve 
downtown, create jobs, and grow the resident 
population. The community is already taking an 
active role in expanding the City’s park system, 
improving Highway 50 to 4 lanes, and investing in 

recognizes that if Union does not proactively posi-
tion itself to take advantage of, or even create, 
economic development opportunities, they will 
occur elsewhere and Union will see a decline in 

-

tion of businesses located in Union. The following 
sections identify the City of Union Comprehen-
sive Plan goals and objectives.

SECTION 3.03. GOALS & OBJECTIVES 
OVERVIEW

The goals adopted for the Union Comprehensive 
Plan Update represent measurable conditions 
that Union should strive to achieve in the next 
10-20 years. This plan update also includes 
several objectives and implementation strategies 
that provide the focus and direction needed to 
obtain the preferred future. The implementation 
strategies form a work program the City should 
follow to achieve the vision, goals and objectives 
adopted as part of this plan. Some strategies 
are clear actions the City should take; others are 
recommendations for additional planning work, 
more study or further public input.

The formulation of a vision, goals and objectives 
is a critical process in the preparation of a com-
prehensive plan. Goals are general statements 
that address the City’s long-range plans and 
desired outcomes. They provide the framework 
upon which the objectives of the comprehensive 

policies or implantation strategies, discussed 
in greater detail in the Implementation Section, 
provide physical actions or steps that help further 

stability and future growth of Union depends 
directly on its ability to provide the desired public 
services, facilities, administration and expanded 
commercial/industrial growth options. These and 

have been considered in the development of the 
following goals and objectives.
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SECTION 3.04. COMPREHENSIVE  
PLAN GOALS

The goals and objectives developed for this plan 
respond to the critical issues raised during the 
Town Hall Meetings, interviews with stakeholders 
and the conditions observed and researched 
during the formation of this plan. The goals and 

their decisions relating to services, land use 
development, and neighborhood preservation. 
Obtaining these goals will require the coordina-
tion and leadership of all levels and forms of 
government, both internal and external to the City, 
plus strong support from community groups and 
private enterprise. The goals and objectives have 
been broken down, in no particular order, into the 
seven (7) planning elements presented on the 
facing page.

In addition to the following goals, objectives and 
implementation strategies, Chapter 4 (Community 
Facilities & Services) and Chapter 5 (Future Land 
Use Plan) also provides recommendations and 
land use policies that, when implemented, create 
a more livable community that retains and at-
tracts residents and businesses.
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Goal 1: Community Character & Placemaking
Preserve and enhance Union’s physical character and environment through 
land development that encourages revitalization of Downtown; supports 
industrial and business growth; and preserves the natural landscape, 
topography, natural drainage patterns, vegetative cover, and scenic viewsheds.

Goal 2: Downtown Revitalization
Make Downtown Union a City-wide and regional destination by promoting 
and facilitating investment to attract and retain businesses; generate 
commercial, dining, and entertainment opportunities; and create activity 
and vitality that attracts visitors.

Goal 3: Business Stability & Economic Development
Diversify and strengthen Union’s economic base and local  
employment opportunities.

Goal 4: Housing & Neighborhood  
Stabilization & Development
Provide diverse, safe, and high-quality housing opportunities that meet the 
current and projected needs of all Union residents. 

Goal 5: Parks, Open Space & Community Health
Enhance Union’s existing, high-quality park space and physical geography 
to create an expanded, interconnected park system for passive and active 
recreation and environmental preservation.

Goal 6: Transportation & Accessibility
Maintain a safe and efficient road system that provides pedestrian and 
multi-modal access to all users and supports future economic development 
while maintaining the small-town character and the integrity, security, and 
privacy of Union’s original street network.

Goal 7: Community Infrastructure & Services
Maintain and build upon Union’s existing educational, social, recreational, 
and governmental successes. Ensure the availability of public facilities, 
infrastructure, emergency services, and other public services to promote a 
high quality of life that serves the present and future needs of Union’s residents.

Union’s Comprehensive Plan Goals
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Goal 1:  

Community Character & 
Placemaking
Preserve and enhance Union’s physical character 
and environment through land development that 
encourages revitalization of Downtown; supports 
industrial and business growth; and preserves the 
natural landscape, topography, natural drainage 
patterns, vegetative cover, and scenic viewsheds.
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Objective 1.1: 
Preserve and improve Union’s physical character 
through code enforcement, redevelopment, and 
rehabilitation.
Strategy 1.1.1: 

property deterioration and to protect property values.

Strategy 1.1.2: Promote investment in the redevelopment of the older, dilapidated 
housing in or adjacent to the downtown. 

Strategy 1.1.3: Promote public education about neighborhood investment and 

Objective 1.2: 
Facilitate and guide growth to enhance Union’s 
existing neighborhoods and districts while 
maximizing Union’s future community and economic 
development potential.

Strategy 1.2.1: Update the City’s zoning code to promote planned growth.

Strategy 1.2.2: Formulate an annexation policy based upon future growth patterns, the 
City’s ability to provide public facilities/services, and suitability of land 
for development.

Strategy 1.2.3: Prioritize restorative development and preservation of the existing 

Section 3.04.01. 
Community Character & Placemaking
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Goal 2:  

Downtown Revitalization
Make Downtown Union a City-wide and regional 
destination by promoting and facilitating investment 
to attract and retain businesses; generate commercial, 
dining, and entertainment opportunities; and create 
activity and vitality that attracts visitors.
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Objective 2.1:  
Reestablish Downtown Union as a cultural 
destination, entertainment attraction, and  
retail center.
Strategy 2.1.1: Recruit and retain businesses in Downtown Union.

Strategy 2.1.2: Promote higher-density, mixed-use residential uses in Downtown—

walking distance of Downtown.

Strategy 2.1.3: Develop an enhanced community gathering space and outdoor 
entertainment venue in downtown.

Section 3.04.02. 
Downtown Revitalization

Objective 2.2: 
Preserve and enhance the physical character  
of downtown Union’s buildings, streets, and  
public spaces.
Strategy 2.2.1: Restore Union’s historic buildings by encouraging comprehensive 

Strategy 2.2.2: Continue to promote façade and urban design improvements with a 
focus on historic preservation. Seek funding from the State’s CDBG 
program, public/private partnerships, or other funding sources.

Strategy 2.2.3: Encourage the use of street furniture such as benches, waste containers, 
fountains, public art, information kiosks and seasonal banners to help 

Strategy 2.2.4: Actively recruit and incubate local businesses downtown with the goal of 
“maintaining Union’s small-town feel”.
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Section 3.04.02. 
Downtown Revitalization

Objective 2.3: 
Develop tools to facilitate and promote  
Downtown revitalization.

Strategy 2.3.1: Establish a Community Improvement District (CID) to raise funding 
for Downtown improvement projects. The CID Board of Directors 
should lead future planning, operations, and management initiatives in 
Downtown Union.

Strategy 2.3.2: Develop a Downtown Master Plan.

Strategy 2.3.3: Develop and adopt Downtown Design Guidelines and a Downtown Form-

Strategy 2.3.4: Expand participation in the Missouri Main Street Connection and achieve 

an Accredited Main Street.

Strategy 2.3.5: Establish a formal Downtown organization with an Executive Director.
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Goal 3:  

Business Stability & 
Economic Development
Diversify and strengthen Union’s economic base and 
local employment opportunities.
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Objective 3.1: 
Continue to actively identify and recruit new 
businesses and support existing businesses to  
stay in Union.
Strategy 3.1.1: Develop programs to attract clean industrial land uses. Targeted 

uses should include technology-based enterprises, green industries, 
warehousing, light assembly, manufacturing, and transportation 
distribution.

Strategy 3.1.2: Utilize provisions in Chapters 99, 100, and 353 of the Missouri 
Revised Statutes (RSMo) to facilitate the revitalization of underutilized 
commercial and industrial properties.

Strategy 3.1.3: Develop a new Mixed-Use Innovation Campus zoning district to attract 
and facilitate development of new business and industrial uses.

Strategy 3.1.4: Actively work to connect potential tenants with vacant commercial 
buildings, and connect developers to vacant building rehab 
opportunities and vacant site redevelopment opportunities.

Section 3.04.03. 
Business Stability & Economic Development

Objective 3.2: 
Seek out and nurture entrepreneurs and start-up 
businesses.

Strategy 3.2.1: Create a business incubator program for start-up businesses. Activities 
can include providing physical space with shared-services and low 
rent; temporary rent subsidies for targeted commercial properties; tax 
abatement; and others.

Strategy 3.2.2: Develop marketing strategies for the reuse of vacant  
commercial buildings.

Strategy 3.2.3: Develop a new Downtown Mixed-Use Neighborhood zoning districts  
to attract and facilitate retail and service business to existing 
underutilized residential buildings immediately surrounding the central 
business district.
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Section 3.04.03. 
Business Stability & Economic Development

Objective 3.3: 
Support competitive workforce development.

Strategy 3.3.1: Work with East Central College, Ozark Technical College, State Technical 
College of Missouri, and other post-secondary education institutions 
to expand access to professional education programs in Union, with a 
focus on new and emerging technologies and business sectors.

Strategy 3.3.2: Partner with Union R-XI School District and the School District of 
Washington to provide expanded college- and career-readiness 
programs. The purpose of these programs should be to retain Union 
residents in Union after graduation and connect these residents to  
Union jobs.

Strategy 3.3.3: Conduct regular “CEO Roundtable Meetings” between the Union 
Development Corporation and owners/operators of local businesses to 
understand and address local workforce needs.
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Goal 4:  

Housing & Neighborhood 
Stabilization & 
Development
Provide diverse, safe, and high-quality housing 
opportunities that meet the current and projected 
needs of all Union residents.



U N I O N  2 0 3 5  C O M P R E H E N S I V E  P L A N  U P D A T E

V i s i o n ,  G o a l s  &  O b j e c t i v e s 3 . 1 7

Objective 4.1: 
Promote new residential development that fulfills 
unmet market demands.

Strategy 4.1.1: Increase the supply and variety of housing options to meet all socio-

developed in many of Union’s older neighborhoods. There is a lack of 
new and/or high-quality, 4-bedroom homes in the $250,000 to $400,000 
range in the City of Union for larger families.

Strategy 4.1.2: 
neighborhood stabilization.

Strategy 4.1.3: 
by improving housing options and other services that are attractive to 
working families.

Section 3.04.04. 
Housing & Neighborhood Stabilization & Development

Objective 4.2: 
Develop resources to maintain and improve 
neighborhood quality, safety, and character.

Strategy 4.2.1: Develop a new Downtown Residential Neighborhood zoning district to 
address historic residential areas adjacent to downtown that are non-
conforming with the current R2 Single-Family Residential zoning district.

Strategy 4.2.2: Conduct a city-wide blighting study to identify geographical  
areas that may qualify for State of Missouri revitalization and 
redevelopment programs.

Strategy 4.2.3: Consider the use of Chapter 99 and Chapter 353 provisions, including a 
Land Clearance for Redevelopment Authority (LCRA) and redevelopment 
corporations for residential and mixed-use revitalization projects.

Strategy 4.2.4: 
maintenance for all ages and income groups, being particularly sensitive 
to the needs of elderly and low-income homeowners.
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Goal 5:  

Parks, Open Space & 
Community Health
Improve Enhance Union’s existing, high-quality park 
space and physical geography to create an expanded, 
interconnected park system for passive and active 
recreation and environmental preservation.
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Objective 5.1: 
Improve and expand Union’s parks and recreation 
system as needed to remain state-of-the-art and 
address changes in resident population.
Strategy 5.1.1: Develop a City-wide Parks and Trails Master Plan as a counterpart to this 

Comprehensive Plan Update.

Strategy 5.1.2: Develop and conduct a bi-annual parks and recreation user survey of 
residents, as part of a broader citizen satisfaction survey.

Strategy 5.1.3: Identify and plan for the acquisition of additional park land and trail 
rights-of-way for future system expansion. Ensure that Union’s park 
system meets or exceeds the National Recreation and Parks Association 
(NRPA) standard of 10 acres per 1,000 residents.

Strategy 5.1.4: Plan for the construction of designated trails, greenways, and on-street 
bike and pedestrian facilities are at an interval of no more than one-half 
(1/2) mile across the entire City, ensuring that all households are within 
one-quarter (1/4) mile or less of a designated facility.

Section 3.04.05. 
Parks, Open Space & Community Health
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Section 3.04.05. 
Parks, Open Space & Community Health

Objective 5.3: 
Work towards making Union a “Healthy Community”.

Strategy 5.3.1: Install sidewalks to Union’s schools and along all roads. Make sure kids 
can safely walk to school.

Strategy 5.3.2: Promote better nutrition in cooperation with restaurants, grocery stores, 
farmers markets, and others.

Strategy 5.3.3: Plan for a comprehensive trail system connecting parks,  
neighborhoods, shopping areas with connections (visual & physical)  
to the Bourbeuse River.

Objective 5.2: 
Provide high-quality, public access to the Bourbeuse 
Riverfront within the City of Union.

Strategy 5.2.1: Plan for and establish a public park along the Bourbeuse River.

Strategy 5.2.2: Plan for and develop a variety of low-impact active and passive 

riparian landscape. Uses to consider may include:

 » Gravel bar and beach access;
 » Boat access facilities;
 » Fishing access;
 » Hiking, bike, and equestrian trails;
 »
 » Conservation areas;
 » Interpretive exhibits and displays on history and ecology;
 » Multi-purpose gathering spaces and venues; and
 » Seasonal camping facilities.

Strategy 5.2.3: Explore operational and funding partnerships with the State of Missouri 
and Franklin County, including Missouri Department of Natural 
Resources and Missouri Department of Conservation.
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Goal 6:  

Transportation & 
Accessibility
Maintain a safe and efficient road system that provides 
pedestrian and pedestrian and multi-modal access to all 
users and supports future economic development while 
maintaining the small-town character and the integrity, 
security, and privacy of Union’s original street network.
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Objective 6.1: 
Enhance Union’s regional connectivity for 
community and economic development.

Strategy 6.1.1: Work with Missouri Department of Transportation (MODOT) and 
Franklin County to complete the realignment of MO-47 and intersection 
improvement of U.S. 50 and MO-47.

Strategy 6.1.2: Continued with the planned development of the Highway 47 Expressway 
improvement; work with MODOT for cost-sharing opportunities to 
enhance the project.

Strategy 6.1.3: Work with MODOT, Franklin County, Washington, and St. Clair to improve 
MO-47 to four (4) lanes north to Bieker Road (Washington) and south to 
Miller Drive (St. Clair).

Strategy 6.1.4: Work with MODOT to improve U.S. 50 to four (4) lanes from Progress 
Parkway to I-44.

Section 3.04.06. 
Transportation & Accessibility

Objective  6.2: 
Maintain and improve Union’s city streets for safety, 
efficiency, and accessibility.

Strategy 6.2.1: Widen, pave and/or resurface all collector roads.

Strategy 6.2.2: Require a level of service (LOS) of C or better in all new projects. Any 

to provide the necessary updates to the appropriate roadways.

Strategy 6.2.3: Incorporate state of the practice design features such as roundabouts, 

Strategy 6.2.4: Add electric vehicle (EV) charging stations at City parks and facilities; 
consider regulatory incentives to encourage property owners to provide 
EV charging stations at businesses.
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Strategy 6.2.1: Provide sidewalks and paths to connect the City’s neighborhoods, 
schools, downtown and parks/recreational areas for pedestrians  
and cyclists.

Strategy 6.2.2: Continue to seek funding and create strategic public/private partner-
ships to facilitate the construction of new sidewalks or the rehabilitation 
of old sidewalks.

Strategy 6.2.3: Continue evaluating the availability of multi-modal transportation 
services; such as the need to expand on-demand public transit for 
elderly over the coming years. Providing services to an increasing 
elderly population is a challenge facing Union as well as other 
communities throughout the nation.

Section 3.04.06. 
Transportation & Accessibility

Objective  6.3: 
Ensure equitable transportation options for all 
residents, regardless of age, income, or ability.
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Goal 7:  

Community 
Infrastructure & Services
Maintain and build upon Union’s existing educational, 
social, recreational, and governmental successes. 
Ensure the availability of public facilities, infrastructure, 
emergency services, and other public services to 
promote a high quality of life that serves the present and 
future needs of Union’s residents.

(These services include, but are not limited to, code enforcement, planning, road 

services. Such services may be provided directly by Union, through the private 
sector, or through other governmental agencies.)
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Objective 7.1: 
Maintain and enhance Union’s high-quality public 
facilities and services.

Strategy 7.1.1: Continue to maintain the city’s low cost of living through the provision of 
quality, competitively priced public services, and reasonable tax rates. 

Strategy 7.1.2: Encourage more entertainment (indoor and outdoor) opportunities for all. 
In general, the residents want more things to do and see.

Strategy 7.1.3: Continue to partner with the school district to make better use of 
facilities, programs, and expand upon the options available to graduates.

Section 3.04.07. 
Community Infrastructure & Services

Objective 7.2: 
Expand Union’s community events and  
entertainment opportunities.

Strategy 7.2.1: Promote the creation of more youth events. Recruit members of the 
student body and members from youth groups from local churches to 

Strategy 7.2.2: Expand upon the City’s current events and encourage the development 
of more annual programs and special events. 
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Objective 7.3: 
Provide continued investment in the City’s 
infrastructure (water, sewer, electric, internet  
and telecommunications) to ensure quality, 
affordable utilities.

Strategy 7.3.1: Concentrate capital investments into areas that are contiguous to 
currently developed land and that are currently or easily served by 
existing facilities.

Strategy 7.3.2: Initiate development agreements that help pay for the direct and indirect 
costs of new infrastructure development.

Strategy 7.3.3: Investigate a policy regarding the use of public rights-of-way, where 

Section 3.04.07. 
Community Infrastructure & Services

Objective 7.4: 
Continue to evaluate and enhance the  
performance of Union’s government for the  
purpose of high community quality and good 
stewardship of resources.

Strategy 7.4.1: Develop and conduct a bi-annual citizen satisfaction survey of  
Union residents.

Strategy 7.4.2: 
enforcement of city codes.

Strategy 7.4.3: 
for Federal and State grant applications. The City should also take 
a proactive role in engaging with County and State representatives 
regarding funding opportunities.
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4. Public Facilities & Services
SECTION 4.01. PUBLIC FACILITIES & SERVICES OVERVIEW

The public facilities and services available to residents of the City of Union and 
discussed in this section include:

 » Public Safety such as Police, Fire Protection, Ambulance, and  
Emergency Management 

 » General City Services such as Administration, Engineering/Streets/Public 
Works, Parks & Recreation, Water, Sewer, Solid Waste, Community  
Development, and the Farmers Market, as well as business related  
outreach with the Union Chamber of Commerce and the Union  
Development Corporation, and 

 » Other Services such as Schools, Library, and Healthcare

Some of these services are provided by governmental jurisdictions and agencies 
besides the City of Union.

SECTION 4.02. DISTRIBUTION OF 
PUBLIC SERVICES

Section 4.02.01. Introduction

The quality and availability of these services 
-

ment in the future. Generally, the more compact 

these services. Compactness can be achieved by 
encouraging development adjacent to the exist-
ing built-up area rather than allowing “leap-frog” 
development, which skips over large tracts of 
undeveloped land. A second means of increasing 

police protection, such as high value commercial 
uses or hazardous industrial uses. This clustering 

where it is most needed and minimize costly util-
ity runs and infrastructure costs.

Section 4.02.02. Recommendations

future growth and the distribution of public servic-
es is to concentrate development in areas which 
can be served by existing facilities rather than 
in areas which require new facilities. However, 
future public utility expansions will be needed to 
sustain and encourage growth. The City must 
consider the timing, size and direction of these 
expansions as well as the availability of alterna-
tive sites which could be more easily served prior 
to investing in costly infrastructure projects. The 
following sections provide a brief overview of the 
public services in Union and recommendations 
for future improvements.

SECTION 4.03. PUBLIC SAFETY

-
dents of Union. The availability of these two public 
services is essential to maintaining the day to day 
health, safety and welfare of Union’s residents.
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Section 4.03.01 City of Union  
Police Department

The Union Police Department is a full-service 
department, located at 119 S. Church Street. 

terms of size or facilities since the 2011 Compre-

(one more than in 2011) and three (3) administra-

the entire City and will respond to calls outside of 
the city limits on an emergency basis.

The largest and most visible component of the 

safety and welfare of the community. The de-
partment would like to be able to have three (3) 

at peak hours, but currently can only maintain two 
(2) at all times and three (3) during peak hours. In 

likely an additional support person.

The Union Police Department has outgrown its 

exacerbate the situation. Currently, the depart-
ment has no interview rooms or storage. They 
have inadequate space for evidence which in 
recent years has routinely increased in volume for 
most departments. They do not have space for 

help maintain the health of the department which 
not only aids them in the performance of their 
duty but also helps reduce healthcare costs.

Since 2016, the Department has permanently 

on the east side of Union.

Dispatch is handled by Franklin County and this 

two (2) holding cells and any need beyond that is 
met with county jail facilities.

Neighborhood watch groups set up in some parts of 

are those driven and maintained by the neighbor-
hood as opposed to developed by the Department.

As development occurs to the east and southeast, 
additional assessment of the department will be 
needed to provide adequate response times to 
those areas. This is directly related to access into 
those neighborhoods and the nature of the City’s 
growth in a linear fashion along Highway 50.

Section 4.03.02. Union Fire Protection District

The Union Fire Protection District covers ap-
proximately 96 square miles and consists of four 

1,632 incidents per including assisting neighbor-
ing districts. The District maintains mutual aid 
agreements for neighboring, regional and state-
wide aid.

The Union Fire Protection District also plays a 

Securities Initiative Region as designated by the 
Department of Homeland Security and FEMA. 
Strike Teams have been developed throughout 
the region. The capabilities of each strike team 
include responses to trench collapse, building 

incidents. Additionally, each strike team has the 
capability to function for a period of up to 72 
hours without any outside support or re-supply. 

rescue operations throughout the region whether 
at a single site incident or in a disaster/multi site 
setting.

Headquarters/Station #1: Station 1 is located 

building permits, and public relation requests 

manned 24 hours a day Monday through Friday.

Station #2: Station #2 is located at 201 North 
Church Street. This station is manned by volun-
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Station #3: Station #3 is located at 1690 East 
Denmark. Like Station #2, it is manned by volun-

Station #4: Station #4 is located at 2917 High-
way 50 West. The property was purchased for a 

The Union Fire Protection District currently main-

This rating system is extremely important to the 
entire community because virtually all US insur-
ers of homes and commercial property use ISO’s 

-
ing premiums. A Community’s PPC depends on 

-
cations systems, including telephone systems, 

-

companies the water supply system, including 
condition and maintenance of hydrants, and a 
careful evaluation of the amount of available 
water compared with the amount needed to sup-

Generally, communities with good PPC ratings 
enjoy lower insurance costs than communities 
with higher PPC ratings. Not only is this an 

this risk is also passed on to local businesses. 
For this reason, new business tends to choose 
communities with good ISO ratings. Therefore, 

-
ment is not only important for the safety, health 
and welfare of the community, but also for public 

strive to attract and retain businesses and home-
owners.

issues that need to be addressed for each with 

1. Water Supply: 
in most residential and commercial areas, the 

be up to the standards required for a better 
ISO rating. Local hydrants with 500 gpm are 

better rating.

2. Response Times, Access, and Geographic 
Location of Companies:
that the Bourbeuse River can be an impedi-

look to locate future companies close to river 
crossings. In addition, numerous streets are 
dead-ends, cul-de-sacs, or are narrow and 
may be considered for closing. Such street 

-

the siting of companies with a direct impact to 
ISO rating.

3. Communications: Fire dispatch for the 
District is handled by Franklin County. The 
system in place has been developed more 
for police protection and the District believes 
changes are needed. The District along with 
EMS is actively working with the County to 
address mutual communication needs.

the Union Fire Protection District anticipates a 
need for additional companies to the Northeast of 
its district as well as to the Southeast.

Additionally, the District serves as the Fire 
Marshall for the City and as such inspects and 

perspective. The Marshall works to accommo-
date the needs of the building owners but must 
rigorously uphold the intent of the codes. In this 
aspect, the District is very interested in seeing 
the City develop and maintain high quality build-

sprinkler systems, pressure, etc) for commercial 
and multifamily buildings.

In 2010, the City of Union adopted a new build-
ing code that is based on the 2009 International 
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Section 4.03.03. Ambulance District

Union is served by the Union Ambulance District, 
a 24-hour emergency ambulance service with fa-
cilities located at 211 South Church Street (House 
#1) and 1757 Old Hwy 50 East (House #2). Pri-

-

crew consists of three (3) to four (4) members 
made up of a mix of Paramedics and Emergency 
Medical Technicians (EMT’s). Additionally, the 
Union Ambulance District has approximately 30 
part time employees that consist of additional 
Paramedics, EMT’s, and Registered Nurses.

The Union Ambulance District is an independent 
taxing authority. Please refer to Section 2:28 for 
the district’s rate.

The district owns a parcel of land to the west 
of Union for a future House #3. If call volumes 
remain at current levels, one crew will be moved 
to the new house. This will provide for a single 
crew per house. If call volumes increase, one 
crew will be located in Houses #2 and #3 and two 
crews will be located in House #1.

Currently, the Union Ambulance District feels their 
equipment and coverage are adequate to meet 
current needs.

Section 4.03.04. Emergency Management

The City also is responsible for maintaining 
an Emergency Response Plan. The City must 
continue to take a lead roll in coordinating police, 

conduct ongoing updates to the Emergency 
Response Plan to ensure the area is prepared 
for both natural and man-made hazards. It is 
important to take precautions to ensure the area’s 
transportation network, hospitals, emergency 
facilities and the distribution of food, water and 
shelter continue to function during and after an 
earthquake, tornado or other devastating natural 
or man-made event(s). Studies show that on 
average, 25% of businesses that close during a 
disaster do not come back. By making plans now 
to raise awareness and prepare the community 

be better positioned for future disasters.

The City of Union has adopted an Emergency 
Management Plan.

Section 4.03.05. Public  
Safety Recommendations

The Police Department adequately serves the 
community from their present location; however 
the facilities are in serious need of replacement. A 
key to the Department’s future success is retain-

technology in law enforcement and communica-
tion equipment.

We recommend that, in addition to a new police 
station (with the amenities noted above that are 

better geographic coverage and faster response 
times to calls.

The City of Union should continue working with 
the Union Fire Protection District on increasing 
the capacity and pressure of water supply, uni-
formly enforcing quality building codes, requiring 
new developments to have water supplies com-
mensurate with a better ISO rating, require new 
developments to limit cul-de-sacs, encourage 
opening dead-end streets into thru streets, and 
limit street closures. In this manner, the City can 
obtain very real cost savings for its citizens as 
well as increased ability to attract new business 
by having a better ISO rating.
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The City should continue to educate the com-

how to prepare for an earthquake, and what to do 
during an earthquake. Because earthquake pre-
paredness is sometimes overlooked in this region 
even though Union is located in an earthquake 
zone, we suggest the City utilize materials provid-
ed by the National Disaster Education Coalition. 
For more information please see the fact sheet 
entitled “Preparing for Disaster”, prepared by the 
US Department of Homeland Security, FEMA and 
the American Red Cross.

SECTION 4.04. GENERAL  
CITY SERVICES

Section 4.04.01. City Hall

The headquarters for most municipal services 
takes place at City Hall. The City Hall facility is a 
new building located at 10 Locust Street on the 
western edge of the Central Business District. It 
was completed in 2020 as one of the implemen-
tation items of the 2011 Comprehensive Plan.

Section 4.04.02. Administration

How the City of Union develops in the future is 
directly impacted by the form and quality of its 
governance. Current City administration is based 
on a Mayor and Board of Alderman that are sup-

 » Mayor
 » Alderman (Two each are elected from four 

wards)
 » Municipal Judge

 » City Clerk
 » City Collector
 » Chief of Police
 » Emergency Management Director
 » City Attorney

 » City Administrator 
 » City Engineer 
 » Assistant City Administrator / Community 

Development Director
 »
 » Parks and Recreation Director 
 » Public Works Director 
 » Street Superintendent 
 » Water/Wastewater Superintendent

City departments include:
 » City Administration (includes Finance Depart-

ment)
 » City Clerk
 » Assistant City Administrator / Community 

Development
 » Engineering and Building
 » Finance
 » Parks and Recreation
 » Police
 » Public Works (includes Streets, Water, and 

Sewer

City Board’s & Commissions include:
 » Board of Alderman (Mayor and 8 Alderman (2 

from each of 4 wards). The Board meets the 
2nd Monday of each month.

 »
Regular members and 3 Alternate members). 
This board meets whenever meetings are 
called.

 »
members and 10 regular members). This 
commission meets the 4th Monday of each 
month. The Planning & Zoning Commission is 
responsible for the development and adoption 
of the City’s Comprehensive Plan and the 
review of various development plans, subdivi-
sion plats and special use permits.

 »
members from Board of Alderman plus 6 
regular members)(IDA Members Also Serve on 
Union Development Corporation Board). These 
groups meet the 1st Thursday of each month.
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 » Parks, Buildings, Development and Public 
Service (Aldermanic Board Committee). This 
committee meets the 3rd Monday of each month.

 » Personnel, Finance and Public Works (Al-
dermanic Board Committee). This committee 
meets the 1st Monday of each month.

Currently, there is no Historical Preservation 
Commission. Additionally, the City does not 
directly address public housing or public transit.

Section 4.04.02. Engineering & Public Works

The City of Union Engineering Department 
administers the City’s building permit and inspec-
tion process, enforces the City’s Storm Water 
Management Program, and supervises all large 
infrastructure projects as well as supervising 
wastewater reporting.

Public Works Departments provides typical day-
to-day maintenance of the City’s infrastructure 
system including streets, water, and wastewater. 

recent growth. However, as the City grows, espe-
cially into areas where Streets and Public Works 
do not have ready facilities, consideration should 
be given to locating new or additional facilities in 
these expansion areas.

Additionally, the Engineering and Public Works 

developments are constructed in keeping with 
City standards. Too often developments attempt 
to construct minimal roads and storm water facili-
ties and then the development corporations fold 
or disappear causing the long term maintenance 
of such infrastructure to fall on the City.

Finally, in many municipalities, the Engineer-
ing Department (and not uncommonly Parks & 
Recreation) is a subunit under Public Works. This 

Section 4.04.03. Park System

The City of Union owns and operates park and 
-

riety of amenities including an indoor community 
auditorium/recreation center, outdoor swimming, 

pavilions and playground equipment. The park 
system is maintained by a separate parks mainte-

Section 4.04.04. Water Department

The City of Union obtains its water from six deep 
groundwater wells located throughout the City, 
the newest of which was installed in 2009. Ac-
cording to records from the Missouri Department 
of Natural Resources, the oldest parts of the 
system date back to 1934. Water quality is good, 
meeting chemical and radionuclide standards, 
though, with calcium carbonate levels consistent-
ly over 200 mg/l, this water is considered hard. 

& 3 and chlorination at well 5.

Treated water is pumped directly into the distribu-
tion system that is divided into two system pres-
sure gradients: West and East. The West gradient 
comprises much of the older part of the City 
whereas the East gradient has followed the City’s 
expansion along Highways 50 and 47 to the east 
and south.

Recommended improvements to the water 
system include adding chlorination to all of the 
well sites, as this will likely be required by MDNR 
in the near future anyway. As the City continues 
to grow, additional wells and storage facilities will 
need to be built. Generally, locations for these 
new facilities will be driven by the direction of 
growth and the limitations imposed by the exist-
ing territory rights of the county water districts. 
The system of water mains and storage facilities 
should also be evaluated to improve the City’s 
ISO insurance rating. Along with storage consid-
erations, looping of water mains will likely need 
to continue to address disinfection byproduct 
regulations. The City should also solicit the public 
as to the need for softer water to determine if the 
demand for this treatment is there to justify the 
additional cost.
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Section 4.04.05. Sanitary Sewer Department

Like its water system, the wastewater system is 
divided into two collection basins. The City also 
has two treatment facilities: West (the City’s main 
treatment plant located on the south side of the 

The West Treatment Plant was a two-cell aer-
ated lagoon that was originally built in 1959 and 
upgraded in 1980. In 2007, a new activated 
sludge facility was incorporated into the existing 

requirements. This facility includes an ultraviolet 
disinfection system. The permitted capacity is 1.5 

The East Treatment Plant is approximately 10 
years old and has undergone several upgrades 

gpd, this mechanical plant is currently being 
expanded to increase capacity to 750,000 gpd 

-
ent. The City also has an industrial pretreatment 
program in place.

The City has made a considerable investment 
in its two existing treatment facilities. In the long 
term, the City should explore the possibility of 
consolidating these two facilities into a new re-

and the Bourbeuse River that would also be able 
to address growth along Highway 50 towards 
Interstate 44.

issue for many municipalities. I&I is where waste-

into the system. Since wastewater systems are 
rarely capable of also handling stormwater (which 
would increase the pipe sizes and overall system 
at least one order of magnitude) active programs 
to identify I&I are extremely important.

City actively addresses I&I by: maintaining a map 
of where repairs occur have begun videoing seg-
ments of the wastewater system, and have begun 

system for the city

limited to a discrete area (such as in or near the 
river) and that similar rainfall events can create 

-
nance of the rain falls.

Section 4.04.06. Storm Water

of the Bourbeuse River. Therefore, the potential 
-

as well. The City has worked to reduce all such 

concentration”. This is the time it takes for water 

surfaces such as rooftops, roads, and parking 
lots do not allow for rain to percolate into the 

in undeveloped areas, concentrating into drain-
ageways, streams and rivers much faster. This is 

short duration, often creating what are referred to 

disruptions tend to destabilize a stream causing 
downcutting of the stream bottom, increased 
sedimentation, and bank erosion. These are 
all conditions that will increase the frequency 

as well as land owners. This plan recommends 
addressing storm water before any new develop-
ment or major redevelopment activity takes place, 

However, as growth continues, some develop-
ments will resist creating retention, detention, or 
rain garden systems to address time of concen-
tration and the impacts to streams. Additionally, 
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there will likely be increased pressure to develop 

such pressures. Fortunately, it has adopted 
focused ordinance titled “Provisions for Flood 
Hazard Reduction”. This plan urges strict compli-
ance with this ordinance and well as periodic 
consideration for update and expansion. Addition-

protection recommendations:

1. Delineate Floodplain Boundaries: The 

Flood Elevation (BFE), as determined by 
FEMA. The BFE includes areas that have a 

2. Floodplain Components: The City should, 
whenever possible, clearly identify on maps 

-

-

that must be kept free of encroachment so 

-
plain that could be completely obstructed 
without increasing the water-surface elevation 

at any point.

Section 4.04.07. Solid Waste

It is the policy of the City of Union that all City 
residents are required to use the City’s trash 
service, which is provided my Waste Connections. 
Services include:

 » Trash Collection

 » Recycling: The list of accepted recyclables is 

other municipalities. 

 » Yard Waste: While there are limitations on 
how the materials are collected, the list is 
similar to most other municipalities.

 » Bulky Trash: As is standard for most mu-
nicipalities, bulk trash does not include major 
appliance, auto parts, tires, batteries and 
contractor generated debris.

Section 4.04.08. Community Development

The Community Development Department, 
though the smallest Department within the City, 

responsibilities are listed below:

 » Forging relationships with existing industry/
business to assist with potential expansion 
possibilities.

 » Act as ombudsman to local industries/busi-
nesses.

 » Recruitment of new retail, industrial and 
residential development.

 » Web site(s) updating.

 » Business License issuing and renewal.

 » Marketing of community to local, regional and 

include, but not limited to: St. Louis Regional 
Chamber and Growth Association, Missouri 
Department of Economic Development, 
Franklin County Economic Development 
Council, Small Business Administration of the 
EDC St. Charles, Missouri Partnership, etc.
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 » -
poration, Union Development Corporation, on 
the marketing of Union Corporate Center, a 
210-acre industrial park located in the south-
eastern portion of the City.

 »
minutes of the Union Development Corpora-
tion.

 » Coordinate City business events.

 » Nurture and develop relationships with exist-
ing/potential retailers and retail developers to 
ensure future development.

 » Works with industrial prospects from initial 
contact. Shows all available properties/build-
ings and discusses possible incentives. Co-
ordinates with State Department of Economic 

 » Responsible for City’s Comprehensive Plan 
and working with City Planning and Zoning 
Commission on adoption of Plan.

 » Produce marketing materials; handouts, 

 » Other duties as assigned by Board of Alder-
men and City Administrator.

Section 4.04.09. Union Farmer’s Market

The City of Union facilitates a Farmer’s Market to 
provide easy access to fresh produce and goods as 
well as supporting local growers. The market is held 
on select Fridays between April and October at East 
Central College or other locations as designated.

Section 4.04.10. Union Area  
Chamber of Commerce

Incorporated in April 1979, the Union Area Cham-
ber of Commerce includes business, civic, and 
individual members and is the 2nd largest cham-
ber in Franklin County.

The Chamber’s mission statement is “The Union 
Area Chamber of Commerce is organized to 
promote the economic, industrial, professional, 
educational, cultural and civic welfare of the 

improve our community.”

Along with organizing ribbon cuttings and busi-
ness networking activities, the Chamber works 
throughout the year with the City of Union, Frank-
lin County Government, East Central College, 
the Union Development Corporation, Scenic 
Regional Library and other groups to host special 
projects, luncheons, and training events designed 
to foster a strong and growing local economy.

Some of the Chamber’s popular community 
activities include: 
 » Distinguished Service Awards (DSA)
 » Banquet Founder’s Day 10K Run & 5K Fun 

Walk
 » Annual Chamber BBQ & Long Haul Service 

Award
 » Annual Chamber Golf Outing
 » Wingfest

Beyond the committees needed to organize and 

standing committees include the Ambassadors, 
Business Development, Education, Fund Raising, 
Legislative, Membership, and the Past-Presi-
dent’s Advisory Council.

Section 4.04.11. Union  
Development Corporation

The Union Development Corporation (UDC) is a 

incorporated on Jan. 25, 1955 as a cooperative 
venture between property owners, business lead-
ers, the City of Union, and the Union Area Cham-
ber of Commerce. The Community Development 
Director serves as an economic development 
leader for the City’s to the UDC

The purpose of the corporation is “to engage in 
any activity for the promotion and advertising 
of the City of Union, Missouri, as a trade and 
industrial center; to solicit the location of industrial 
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plants in or near the City of Union; to procure 

thereof.” Governed by a volunteer board with 13 
members, the Union Development Corporation 
includes representatives from various disciplines 
such as banking, real estate, advertising, small 
business ownership, industrial sales, and public 
service.

Over the last 50 years, the Union Development 
Corporation has successfully expanded the 
manufacturing, light industrial, and trade sectors 
of Union. Some of their accomplishments include:
 » Developed and nearing build-out of the 181-

acre North Loop Industrial Park.
 » Promoted construction of Independence Drive 

between U.S. 50 and 47.
 » Developing and marketing the 242-acre Union 

Corporate Center industrial park.
 » Promoting construction of the Progress 

Parkway extension to U.S. 50

Section 4.04.12. General City  
Services Recommendations

We recommend that the City of Union undertake 
a periodic (every 5 to 10 years) detailed examina-
tion of its governance structure. Currently we 
believe that the City is well served by its existing 
structure however the City has also seen rapid 
growth at times. Should new and rapid growth 

serve, focus and optimize such growth.

The City also has a great deal of potentially 
historic buildings that should be preserved and 
reused. We recommend the City consider creat-
ing a Historic Preservation Board/Commission to 
foster the preservation of such structures.

We recommend that, as the City grows and devel-
ops, it reach out to neighboring communities and 
the metropolitan area to address public transit.

We also recommend that the City Engineering 

play a major role in developing quality construc-
tion standards for streets, sewers, and storm 

water facilities. Consideration should also be 
given to having Parks & Recreation maintenance 

standards necessarily must be stringent to 
protect the citizens and City from failure either 
of the infrastructure constructed and/or from the 

SECTION 4.05. OTHER CITY SERVICES

Section 4.05.01. Union R-XI Public  
School District

The vast majority of school-aged children in 
Union are served by the Union R-XI Public 
School District. And with approximately 3,000 
students enrolled in classes from kindergarten 
through 12th grade, it is fully accredited and one 
of the largest districts in Franklin County. The 
Union R-XI School District is an independent 
taxing authority.

Union R-XI has three elementary schools, one 
middle school, and one high school. These 
include: 
 » Beaufort Elementary School (located in 

Beaufort) 
 » Central Elementary School (2 East 

 » Prairie Dell Elementary School (1911 Prairie 
Dell Rd.)

 » Union Middle School (503 West End Ave.)
 » Union High School (1 Wildcat Dr.)

The goal of the Union R-XI School District is “to pre-
pare competent and responsible lifelong learners.” 
Proof they are achieving that goal came recently as 
the District received the prestigious “Distinction in 
Performance” Award from the Missouri Department 
of Elementary and Secondary Education.
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Section 4.05.02. East Central College

Founded in 1968, East Central College was 
established to serve the educational needs of 
people in east central Missouri. It occupies a 
114-acre tract of land was purchased in the heart 
of Union for what is now in a picturesque main 
campus with indoor and outdoor sports facilities 
and a Regional Training Center.

The East Central Community College is an inde-
pendent taxing authority. Please refer to Section 
2.28. for the district’s rate.

Today, this two-year college serves an estimated 
3,500 students each semester. East Central 
provides a well-rounded learning experience and 
the proof is in the results. For instance, 95% of 
the college’s vocational and technical graduates 
are employed and 71% are working in a training-

instruction, bachelor’s degree programs and 
the Master of Education degree at East Central 
College. East Central also plays other important 
roles in the region by sponsoring cultural events 
throughout the year and by working in partner-

customized training classes.

Section 4.05.03. Missouri Baptist University

Missouri Baptist University is an evangelical 
Christian, liberal arts institution and has as its 

-

degrees, and graduate degrees. While the main 
campus is located in Creve Couer, Missouri, 
the university maintains campuses in Union, St. 

area, and an extension in Leadington, MO.

Section 4.05.04. Scenic Regional Library

Union is the headquarters of Scenic Regional 
Library which serves the Franklin, Gasconade and 
Warren County Library District. This District oper-
ates seven libraries and a bookmobile serves rural 

communities and schools in the tri-county area.
The Scenic Regional Library is an independent 
taxing authority.

The Scenic Regional Library District facility in 
Union is located at 251 Union Plaza Drive along 
Highway 47 North.

Section 4.05.05. Healthcare Facilities

Union is served by a large number of private 
practice doctors and physicians. Major medical 
clinics in Union include:
 » Mercy Clinic Family Medicine
 » Mercy Clinic Primary Care

While no hospitals are located in Union, the city is 
served by Mercy Hospital in Washington, Missouri.

Section 4.05.06. Other Services 
Recommendations

While there is always a limited ability for a mu-
nicipality to make positive change to a school 
district, whenever the opportunity arises for the 
City of Union to make a positive change to the 
R-XI district, it should do so. Recent instances 
throughout the world of government support for 
education has shown that when education levels 
increase, so does the health, income, and quality 
of life of the citizens.

We recommend the City continue to facilitate the 
Farmer’s Market and other similar activities that 
draw people to the Central Business District.

The City may also consider urging that any new 
development that may occur at Highway 50 and 
I-44 be mixed use that would include healthcare 
facilities so that Union citizens have direct access.
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SECTION 4.06. SUMMARY

The residents of the City of Union are well served 
across a wide range of services. However, exist-
ing facilities and anticipated growth will require 
changes and capital improvements. This is most 
notable in the following areas:

 »

 » Water supply and pressures should be a 
focus of the City in order to achieve a higher 
ISO rating. Additionally, building codes and 
new developments must accommodate this 
issue. 

 » City governance should be periodically  
examined.

The recommendations provided herein should be 
implemented to ensure the community continues 
to enjoy a full range of municipal services and a 
high quality of life.
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5. Community Place Types & 
Future Land Use Plan
SECTION 5.01. COMMUNITY PLACE TYPES OVERVIEW

As a small, historic, self-contained city and the second-largest city (and county 
seat) of Franklin County, Union is characterized by a wide variety of land uses 
and patterns of physical development. Union’s historic core is located west of 
the Bourbeuse River and Highway 47, on top of a hill, but continued growth has 
primarily occurred east of the river and highway, toward Interstate 44. As Union 

growth that equally-addresses both “sides” of Union. The geographic framework 
and future land use plan of the Union 2035 Comprehensive Plan Update utilizes 
Community Place Type Districts to facilitate revitalization and guide future growth.

Community Place Types contain aspects of both 
future land use planning and zoning districts. 
They identify the existing physical character of 
development, streets, infrastructure, and public 
space and make recommendations to guide 
future physical development, streets, infrastruc-
ture, and public space in accordance with the 
community’s Vision for the future of Union. 

their built character, streetscape, public realm, 
and public space amenities—in addition to the 
quantitative aspects of land use, Community 
Place Types establish a coordinated placemaking 

based on existing parcels, development character, 
and uses.

Community Place Type Districts address the 
major commercial districts, residential neighbor-
hoods, and potential business and economic 
development opportunities within Union. The 
Community Place Type District locations and 
boundaries are illustrated in Figure 5.1; an over-
view of the 11 Community Place Type Districts is 
provided on the following pages. 

Detailed land use, development, urban design, 
and community character recommendations are 
presented by Place Type District:

 » Residential neighborhood recommenda-
tions are presented on pages 5.12-5.20;

 » Mixed-Use Innovation Campus District 
recommendations are presented on pages 
5.22-5.26; 

 » Recommendations for Commercial District 
are presented on pages 5.28-5.32;

 » Downtown recommendations are presented 
on pages 5.34-5.42; and

 » The Future Land Use Plan is presented on 
page 5.43..
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I. Countryside Residential 
District (R1)

The Countryside Residential District (R1) is roughly 
coterminous with Union’s existing R1 Single-Family 
Residential Zoning District. As such, this district 
incorporates the general regulations of the R1 district. 
Countryside Residential lots are 12,000 square feet 
and larger. This district includes large-lot home sites 
in curvelinear-street, cul-de-sac subdivisions as well 
as large single home sites on country roads and lanes. 
The entirety of the district is characterized by a rural 
small-town and large-lot subdivision appearance with 
primarily detached single-family homes, spacious front 
lawns, and neighborhood-scaled streets.

The existing R4 Planned Mobile Home Park zoning 
districts are proposed to remain as grand-fathered 
overlay districts where they currently within the Type 
I - Countryside Residential District (R2).

II. Suburban Residential  
District (R2)

The Suburban Residential District (R2) is roughly 
coterminous with Union’s existing R2 Single-Family 
Residential Zoning District. As such, this district 
incorporates the general regulations of the R2 district. 
Suburban Residential lots are 7,500 square feet and 
larger. This district is characterized by single-family 
and duplex, medium-lot home sites in both subdivi-
sion developments and traditional neighborhoods in 
Union’s historic core, featuring primarily rectilinear 

The entirety of this district is characterized by a typi-
cally suburban subdivision appearance with primarily 
detached single-family homes, spacious front lawns, 
and neighborhood-scaled streets.

The existing R4 Planned Mobile Home Park zoning 
districts are proposed to remain as grand-fathered 
overlay districts where they currently within the Type 
II - Suburban Residential District (R2).

Section 5.01. Community Place Types Overview
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III. Multi-Family Residential 
District (R3)

The Multi-Family Residential District (R3) is cotermi-
nous with Union’s existing R3 Multi-Family Residential 
Zoning District and covers existing attached villas, 
common-wall condominiums, and apartment complex 
developments, as well as likely future development 
sites for such projects. These sites share common 
characteristics, including medium- to low-density build-
ing formats; self-contained subdivision or complex-style 
street layouts; and locations adjacent to higher-inten-
sity commercial or mixed-use developments. As such, 

development nodes from less-intense residential areas.

Section 5.01. Community Place Types Overview

IV. Downtown Residential  
District (R5; New)

The Downtown Residential District (R5) comprises the 
oldest and most dense detached single-family housing 
in Union. This district surrounds Downtown, primarily 
to the east and south, and is currently part of the R2 
Single-Family Residential Zoning District. However, 
approximately 75% of lots in this new district do not 
comply with R2 minimum lot area (7,500 square feet); 
lot width (65 feet); or front and side yard minimum 
depth requirements. The entirety of this district is 
characterized by traditional small-town neighborhood 
development patterns with a gridded street network, 
walkable neighborhood streets, and consistent front 
yard setbacks.
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V. Downtown Mixed-Use 
Neighborhood District  
(R6; New)

The Downtown Mixed-Use Neighborhood District (R6), 
like the Downtown Residential District comprises the 
oldest and most dense detached single-family housing 
in Union. This district surrounds Downtown, between 
the Downtown core and Downtown Residential District, 
and is currently part of the R2 Single-Family Residen-
tial Zoning District. As with the Downtown Residential 
District, the majority of the parcels in this District to 
not comply with R2 zoning district requirements. The 
Downtown Mixed-Use Neighborhood provides for the 
ability to operate certain restricted commercial/service 
enterprises while protecting the integrity, quality, and 
character of the area. Recommended commercial 
use would consist primarily of professional (attorneys, 
CPAs, dentists, etc.), semi-professional services (hair 

shops, cafes, and other eateries that accent the area 
and its character.

VI. Mixed-Use Innovation 
Campus District (MUIC; New)

The Mixed-Use Innovation Campus District provides 

institutional, and research buildings for high-tech, 
education, and healthcare industries with maximum 

amenities, and possibly multi-family housing. In 
addition, other large-format buildings and land use 
types—manufacturing, logistics, etc.—can also be 
accommodated. The Mixed-Use Innovation Campus 
District is intended to facilitate economic development 
in emerging industry sectors and move Union beyond 
its current light industrial and retail employment base. 
The Mixed-Use Innovation Campus District covers and 
replaces portions of the B2 Highway Business Zon-
ing District, I1 General Industrial Zoning District, NU 
Non-Urban District, and certain undeveloped tracks in 
the R1 Residential District. Additionally, large areas of 
Mixed-Use Innovation Campus District are indicated in 
future areas to be considered for annexation.

Section 5.01. Community Place Types Overview
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VII. Neighborhood Business 
District (B3)

The Neighborhood Business District (B3 is roughly 
coterminious with the existing B3 Neighborhood Busi-
ness Zoning District, with additions north of Downtown 
along Park Road and Highway A that are currently 

Hall Brother’s Lumber). As such, this district incorpo-
rates the general regulations of the B3 district. The 
intent of this district is to provide for low-density retail 
and service businesses in a primarily auto-oriented 
development pattern. Example uses include gas sta-
tions, auto service, industrial supply retailers, specialty 

professional service establishments. Typically, these 
would be located in detached, freestanding buildings 
served by individual parking lots and access drives, 

-
nated landscape zone.

VIII. Highway Business District 
(B2)

-
ible commercial district place type, and supports the 
development of a variety of medium-density com-

on large development sites with centralized parking 
lots. These land uses are supported through primarily 
vehicular access with improved walkability; pedestrian 
connections within developments, to neighboring com-
mercial properties, and to adjacent neighborhoods; and 
beautifully landscaped streets. The Highway Business 
District is located primarily along MO-47, U.S. 50, and 

accommodates numerous existing land uses, including 
big-box retail utilized by residents of Union and sur-
rounding communities in Franklin County.

Section 5.01. Community Place Types Overview
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IX. Downtown Business District 
(B1)

The Downtown Business District encompasses 
Union’s historic Downtown Core. It supports the 
development of a variety of medium- to high-density, 
high-intensity, and mixed-use commercial, dining, 

a vibrant, walkable, small-town square and downtown 
environment. These land uses will be supported by 
a great streetscape and public realm amenities The 
Downtown Business District is coterminous with the 
existing B1 Downtown Business Zoning District. The 
Plan recommends that the Downtown Business 
District be supported through the creation of a Form-
Based Code (FBC) Overlay District.

X. General Industrial District (I1)
The General Industrial District (I1) is coterminous 
with portions of Union’s existing I1 General Indus-
trial Zoning District that are currently developed for 
industrial uses. As such, this district incorporates the 
general regulations of the I1 district. The General 
Industrial district supports manufacturing and material 
processing operations that are generally low-impact to 
adjacent uses. This includes activities like fabrication, 
manufacturing, construction services, warehousing, 
materials processing, and heavy equipment storage, 
sales, and rentals.

Section 5.01. Community Place Types Overview
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XI. Non-Urban District (NU)
The Non-Urban District includes only proposed, large 
scale outdoor recreational areas within the corporate 
boundary of Union. Namely, this includes properties 

development of a park, as well as the Birch Creek Golf 
Club. It is proposed that all other properties currently 

uses, as indicated in the Future Land Use Plan, based 
on their intended future use.

Section 5.01. Community Place Types Overview
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SECTION 5.02. ANNEXATION

The 2035 Comprehensive Plan Update recom-
mends the annexation of an approximately one 
(1) mile wide “strip” around the perimeter of 
Union’s existing corporate boundary, to logical ex-
isting property lines and geographical boundaries. 
A focus of annexation is north of the Bourbeuse 
River and west of MO-47, as well as extending to 
and maximizing Union’s frontage along I-44.

 » An increase in economic development po-
tential, through an increase in land zoned 
for Highway Business, Campus, and single-
family residential land uses;

 » Increased tax revenue;

 » Increased residential development potential;

 » Increased control over the route(s) of poten-
tial new roadway extensions, as well as devel-
opment potential adjacent to these potential 
corridors.

 » Increased control over the development of 
the I-44 corridor, due to acquiring Interstate 
frontage; and

 » Expansion of the City’s zoning code and other 
regulations to surrounding properties.

-
lenges, however, including:

 » An increase in City administrative costs, 
including building inspection and code en-
forcement activities;

 » An increase in the cost of police and emer-
gency services;

 » An increase in resident service costs, includ-
ing water, power, and sewage;

 » Increased capital improvement costs over time, 
dictated by the current conditions of existing 
infrastructure in the annexation area; and

 » Local opposition to annexation, particularly 
among proposed annexed property owners 
who wish to remain independent from the City 
of Union.

Recommended annexation is illustrated in all 
Community Place Types diagrams as hatched 
areas. Recommended annexation will approxi-
mately double Union’s current land area from 9.1 
square miles to 18 square miles (11,530 acres). 

If zoned as recommended in this Plan, Union’s 
land area will continue to be split approximately 
half between residential uses and half between 
non-residential (business/commercial uses). 
However, the proportion of non-residential land 
use will shift. Currently, approximately half of 
non-residential land is zoned for retail commercial 
use, while half is zoned for non-retail, industrial 
business commercial use. With new annexation, 
approximately three-fourths of non-residential 
land use will be designated for non-retail com-
mercial use, while approximately one-fourth will 
be designated to retail commercial use. This land 
use shift coincides with Union’s main projected 
economic and business development opportuni-
ties, as described in Chapter 6.
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SECTION 5.03. FUTURE ZONING  
CODE FRAMEWORK

One of the ongoing challenges faced by the City 
of Union is the fact that the City’s current Future 
Land Use plan is not fully-coordinated with the 
City’s zoning code. This issue is not unique to 
Union; many communities have regulatory or-
dinances that do not facilitate—and sometimes 
directly prohibit—key recommendations of the 
Comprehensive Plan and Future Land Use Plan.

While the approval or denial of zoning adjust-
ments in Union falls within the general recom-
mendations of the Future Land Use Plan, a 
greater degree of integration between the two 

the Planning and Zoning Commission, Board 
of Adjustment, and Union Board of Aldermen a 
greater degree of guidance and oversight in the 
approval of denial of projects. Second, it will pro-

the Vision for—and regulation of—development, 
especially in key parts of the City (i.e. Downtown 

future development to realize latent economic 
development potential.

In addition to establishing qualitative, geograph-
ically-based placemaking recommendations, 
the Community Place Types are designed as a 
framework for future Zoning Code updates to 
facilitate implementation of the Comprehensive 
Plan Update’s Vision on a lot-by-lot, project-by-
project basis. The geographical Place Type Dis-
tricts set forth in this Plan are intended to serve 
as guidelines in future Zoning Code updates. 

This approach has several key advantages for the 
City and the community:

1. First, it ensures that 
the Comprehensive Plan Vision can occur 
by right and incrementally. This removes 
one possible barrier to implementation, since 
implementation of the Plan is not reliant on a 
few large-scale development projects.

2. Second, it establishes a framework for a 
place-based Zoning Code update—should 
it be considered in part or in whole—that truly 
responds to the goals and desires of the com-
munity, and guides development and land use 
to support those goals and desires.

3. Finally, it creates a fully-integrated and 
coordinated relationship between the 
Comprehensive Plan and Zoning Code 
utilizing coterminous geographical boundaries 
for future land use and the regulation of physi-
cal development. This will greatly simplify the 
existing Zoning Code and streamline the day-

and the Planning and Zoning Commission.

While the completion and adoption of this Com-
prehensive Plan Update does not automatically 
result in any updates or revisions to the Zoning 
Code, it is a key recommendation of this Plan that 
the City completes an update of the zoning code, 
based upon the recommendations set forth in the 
Union 2035 Comprehensive Plan Update.
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5.04. Residential Neighborhood 
Recommendations
SECTION 5.04.01. OVERVIEW

Union has many distinctive residential neighborhoods—both historic and 

Union is a well-known residential community in Franklin County and the edge of 
the St. Louis Metro area, and its neighborhoods are key to the City’s identity and 
quality of life.

As detailed in Chapter 1. Existing Conditions, the 
-

cant growth in the last 20 years. While the City 
contains plenty of residentially-zoned land for fu-
ture development, many of Union’s core neighbor-
hoods are in need of revitalization. Historic areas 
immediately surrounding Downtown were largely 
developed prior to World War II and face issues 
of aging infrastructure, aging housing stock, and 
regulatory hurdles like non-conforming lot sizes 
and dimensions. Other core neighborhoods were 
developed from the late-’40s to the 1970s. Many 
of these homes will be reaching market obsoles-
cence in the next 10- to 15-years due to changing 
consumer preferences for house size, number of 

The objective of the residential neighborhood rec-
ommendations is two-fold. First, they guide the 
development of new subdivisions on currently-
undeveloped tracts to ensure continued develop-
ment of high-quality neighborhoods. Recommen-
dations include neighborhood enhancements for 
walkability and bikeability; streetscape and public 
realm improvements; and guidelines for green 
space preservation, tree canopy coverage, and 

Second, these recommendation are designed to 
-

velopment in existing residential neighborhoods, 
including the transition of some existing homes 
in areas adjacent to Downtown to low-impact 
commercial uses. Recommendations include a 
variety of future zoning and regulatory revisions 
to ensure that, as established neighborhoods 
transition over time, new development is contex-
tually-sensitive to existing development patterns. 
Furthermore, they are intended to facilitate 
reinvestment in and the revitalization of Union’s 
historic downtown residential districts.

Implementation of these recommendations 
should be calibrated to the existing built character 
and desired future vision of each Place Type and 
zoning district, as presented on pages 5.14-5.18. 
Plan recommendations are detailed on pages 
5.19-5.20. Recommendations apply to new de-

expansions of existing buildings.
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02. Countryside Residential District (R1)
The Countryside Residential District (R1) is roughly coterminous with Union’s 
existing R1 Residential Zoning District with lots 12,000 square feet and 
larger. This district includes large-lot home sites in cul-de-sac subdivisions 
as well as large home sites on country roads. The entirety of the district is 
characterized by a rural small-town appearance with detached single-family 
homes, spacious front lawns, and neighborhood-scaled streets.

Section 5.04. Residential Place Types Districts

EXISTING PLACE TYPE CHARACTER IMAGE EXISTING PLACE TYPE CHARACTER IMAGE

EXISTING PLACE TYPE TYPICAL DEVELOPMENT PATTERNPLACE TYPE KEY MAP
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03. Suburban Residential District (R2)
The Suburban Residential District (R2) is roughly coterminous with Union’s 
R2 Residential Zoning District with lots 7,500 square feet and larger. This 
district is primarily medium-lot home sites in subdivision developments and 
traditional neighborhoods, featuring rectilinear streets in both gridded and 

suburban subdivision appearance with detached single-family homes.

Section 5.04. Residential Place Types Districts

EXISTING PLACE TYPE CHARACTER IMAGE EXISTING PLACE TYPE CHARACTER IMAGE

EXISTING PLACE TYPE TYPICAL DEVELOPMENT PATTERNPLACE TYPE KEY MAP
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04. Multi-Family Residential District (R3)
The Multi-Family Residential District (R3) is coterminous with Union’s existing 
R3 Multi-Family Residential Zoning District and covers existing attached villas, 
common-wall condominiums, and apartment complex developments. These 
sites are characterized by medium- to low-density building formats; self-
contained subdivision or complex-style street layouts; and locations adjacent 
to higher-intensity commercial or mixed-use developments. 

Section 5.04. Residential Place Types Districts
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05. Downtown Residential District (R5)
The Downtown Residential District (R5) comprises both the oldest and most 
dense detached single-family housing in Union. This district surrounds 
Downtown, primarily to the east and south, and is currently part of the R2 
Zoning District. The entirety of this district is characterized by traditional 
neighborhood development patterns with a gridded street plan, walkable 
neighborhood streets, some alleys, and consistent front yard setbacks.

Section 5.04. Residential Place Types Districts
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06. Downtown Mixed-Use Neighborhood  
District (R6)
The Downtown Mixed-Use Neighborhood District (R6) provides for the ability 
to operate certain restricted commercial/service enterprises in existing 
buildings while protecting the integrity, quality, and character of the area. 
Commercial use would consist of professional services, boutique retailers, 

Section 5.04. Residential Place Types Districts
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Section 5.04.07. 
Recommendations for 
Residential Place Types

5.04.07.01. LOT DEVELOPMENT 
STANDARDS

 » Establish a front build-to line (minimum and 
maximum) in place of front setback line for 
all lots; build-to lines should be developed 
separately for each of the following residential 
Place Type Districts: 

• Type IV Downtown Residential District 
(R5); and

• Type V Downtown Mixed-Use  
Neighborhood District (R6) 

Front build-to lines should be based on exist-

type’s prevailing character and desired Vision. 
For example, by calculating the mean setback 
dimension of the existing street or block face.

 » Establish architectural design guidelines for 
the Type IV Downtown Residential District 
(R5) and Type V Downtown Mixed-Use Neigh-
borhood District (R6) place type districts.

 » Consider developing and adopting a Form-
Based Code (FBC) overlay district for the 
Type IV Downtown Residential District (R5) 
and Type V Downtown Mixed-Use Neighbor-
hood District (R6) place type districts.

5.04.07.02. REGULATORY AMENDMENTS

 » Amend Chapter 410 Subdivision of Land 

line (minimum and maximum) for all new 
subdivision proposals within the following 
Place Type Districts: 

• Type IV Downtown Residential District 
(R5); and

• Type V Downtown Mixed-Use  
Neighborhood District (R6) 

 » Amend Chapter 410 Subdivision of Land to 
reduce minimum right-of-way (ROW) widths 
and roadway widths for residential Collector 
and Minor streets in new subdivision plats. 
Minimum ROW widths should be based on 
street design and parking allowances.

 » Amend Chapter 410 Subdivision of Land 
to provide a maximum street width for 
residential Collector and Minor streets in new 
subdivisions to limit vehicular speeds and 
increase safety on neighborhood streets.

 » Amend Chapter 410 Subdivision of Land with 
a connectivity index calculation of the number 
of links (roadway segments between nodes) 
divided by the number of nodes (intersections, 
cul-de-sacs or sharp turns in streets).

 » Amend Chapter 410 Subdivision of Land to 
require multiple access points to subdivisions 
if the subdivision is located on a major arterial 
or collector road.

 » Amend Chapter 405 Zoning to create a new 
R5 Downtown Residential District. District 
is recommended to be based on R2 Single-
Family Zoning District with the following 
amendments:

• Minimum Lot Size: 4,500 s.f.

• Minimum Lot Width: 35 feet

• Front Build-to Line: 15 feet

• Minimum Side Yard Depth: 5 feet

 » Amend Chapter 405 Zoning to create a new 
R6 Downtown Mixed-Use Neighborhood 
District. District is recommended to be based 
on new R5 Downtown Residential District, 
with limited commercial uses permitted as 
conditional uses in existing buildings.

 » Amend Chapter 405 Zoning to convert the 
existing R4 Planned Mobile Home Park 
zoning districts and their regulations to an 
overlay zoning district for existing mobile 
home parks only.

Section 5.04. Residential Place Types Districts
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STREET & CONNECTIVITY STANDARDS

 » Provide street and public realm facility 
enhancements according to street type 

refer to pages 7.14-7.22).

 » Develop bicycle facilities, pedestrian, and 
multi-use pathways (refer to pages 7.10-
7.12).

STORMWATER & RUNOFF MITIGATION

 » Amend Chapter 420 Stormwater Management 
Standards to address land disturbance of 
7,500 s.f. or greater in residential zoning 
districts; this amendment should aim to limit 

development, using on-site mitigation and site 

 » Chapter 420 Stormwater Management 
Standards to address land disturbance of 
7,500 s.f. or greater in residential zoning 

amendment should require applicable building 
permits to:

1. Calculate the existing, pre-development 

2. Calculate the new, post-development 

3. Identify the positive delta, if it exists, 
between the baseline condition and 
proposed condition (“net increase in 

4. Specify BMP’s for the detention and 

on-site, with supporting calculation and 
design standards.

 » Provide regulatory incentives for increased 
stormwater detention/recharge (green 
infrastructure) on private lots.

TREE COVERAGE STANDARDS

 » Establish private tree planting and coverage 
standards for private lots subject to new 
development, common ground, and street 
trees in the redevelopment of subdivisions.

 » Establish private tree planting and coverage 
standards for private lots subject to 
redevelopment.

 » Establish public tree planting and coverage 
standards for street trees in the public ROW 
for all streets within the Type IV Downtown 
Residential District (R5) and Type V 
Downtown Mixed-Use Neighborhood District 
(R6) place type districts.

GREEN SPACE PRESERVATION

 » Establish a minimum percentage of green 
space to be preserved as part of new 
subdivision plats.

Section 5.04. Residential Place Types Districts
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5.05. Mixed-Use Innovation 
Campus Recommendations
SECTION 5.05.01. OVERVIEW

The Vision for the Mixed-Use Innovation Campus District is for a sustainable hub 
for cutting-edge research, job opportunities, high-tech industry, and community 
amenities that encourages innovation, collaboration, and entrepreneurship in 
vibrant, mixed-use environment.

Union has been successful in both attracting 
and retaining major industrial concerns. These 
businesses are primarily located in two (2) areas. 
Union’s historic industrial area is located in the 

Drive. It is served by both rail access as well as 
access to MO-47 and U.S. 50 via Independence 
Drive. Union’s new industrial park, the Union 
Corporate Center, is located in the southeast 
part of town, at Progress Parkway and Corporate 
Drive near East Central College. Union Corporate 

Today, Union has approximately only 80 acres 
of remaining industrially-zoned land remaining 

tracts of land zoned B2 Highway Business remain 
undeveloped along U.S. 50. 

As detailed in Chapter 6. Economic Development 
-

ty to capture growth in emerging high-tech, biosci-
ence, ag-tech, healthcare, and logistics industries. 
These industry sectors are all growing strongly in 

represented in Union.

The Mixed-Use Innovation Campus District 
(MUIC) place type is intended to replace the exist-
ing I1 zoning district for any land currently zoned 
I1 that is undeveloped, as well as for any annexed 

MUIC District facilitates a greatly-expanded suite 
of land uses while still accommodating traditional 

manufacturing uses. This district is intended for 

institutional, and research buildings for emerging 
high-tech industries—as well as educational and 
healthcare facilities—supported by diverse hous-
ing options, active uses, and other community 
amenities. Development of this District will be 
supported by new road improvements, including a 
recommended extension of Independence Drive 
east and south to U.S. 50 (refer to Chapter 7).

There are a variety of examples of these types of 
development throughout the Greater St. Louis re-
gion, including: Missouri Research Park (O’Fallon); 

Park Industrial Center (St. Louis County); Hortica 
(Edwardsville, Illinois); and Northpark (Cool Val-
ley). The Cortex Innovation District in the City of St. 
Louis and 39 North plant science and agricultural 
technology district in Creve Coeur are national 
leaders in this business sector. 

The Mixed-Use Innovation Campus District 
recommendations on page 5.28 should apply as 

renovations. It is recommended that Mixed-Use 
Innovation Campus districts have a minimum size 
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Existing Conditions Character Images

Section 5.05. Mixed-Use Innovation Campus District

EXISTING INDUSTRIAL PROPERTY

EXISTING INDUSTRIAL PROPERTY EXISTING INDUSTRIAL PROPERTY
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Vision & Best Practices Character Images

Section 5.05. Mixed-Use Innovation Campus District

BJC WEST (CREVE COEUR, MISSOURI)

MIXED-USE DEVELOPMENT AT THE HIGHLANDS @ FOREST PARK

MIXED-USE DEVELOPMENT AT THE HIGHLANDS @ FOREST PARKDONALD DANFORTH PLANT SCIENCE CENTER

BAYER ST. LOUIS CORPORATE HEADQUARTERS
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Section 5.05.02.
Recommendations for 
the Mixed-Use Innovation 
Campus District

LOT DEVELOPMENT STANDARDS

 » Establish a front build-to line in place of 
existing lot frontage setbacks to encourage 
a consistent location and orientation of build-

Secondary Streets.

 »
encouraged.

 » Encourage side-lot and rear lot parking front-
ages and parking lots.

 » Establish requirements for pedestrian facilities 
between buildings and the public sidewalk.

 » When parking is located in front of buildings, 
pedestrian amenities must be provided along 
the front facade of each building.

 » Establish requirements for cross-lot 
pedestrian facilities connecting the pedestrian 
amenities of neighboring buildings to 
encourage walkability between lots.

 » Establish guidelines for pedestrian 
connectivity between parking facilities and 
buildings.

 » Encourage public site amenities, including 
outdoor dining, plazas, fountains, bicycle 
parking, “parklets”, and other elements to 
promote district vibrancy.

 » Support sustainable and low impact site 
development practices such as permeable 
pavement, bio-retention, native landscaping, 

of zoning incentives such as site or density 
bonuses.

REGULATORY UPDATES

 » Develop a new Mixed-Use Innovation 
Campus zoning district, and update Chapter 
405 Zoning Code.

 » Consider developing and adopting design 
guidelines for the Mixed-Use Innovation 
Campus District to achieve the desired 
character of the place type.

STREET & CONNECTIVITY STANDARDS

 » Provide street and public realm facility 
enhancements according to street type 

refer to pages 7.14-7.22).

 » Develop bicycle facilities, pedestrian, and 
multi-use pathways (refer to pages 7.10-
7.12).

TREE COVERAGE STANDARDS

 » Establish minimum tree coverage requirements 
for commercial surface parking lots.

 » Establish tree planting and coverage 
standards for non-residential lots subject to 
redevelopment.

GREEN SPACE PRESERVATION

 » When located adjacent to primarily residential 
areas, establish a “green edge” landscape 
zone, measured horizontally from the lot 
boundary, along all street frontages to 
maintain compatibility with surrounding 
development character; buildings shall be 
prohibited from this landscape zone.

 » Establish a minimum percentage of green 
space to be preserved on site.

Section 5.05. Mixed-Use Innovation Campus District
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5.06. Commercial District 
Recommendations
SECTION 5.06.01. OVERVIEW

The Vision for Union’s Commercial District is to create visually-distinctive 
commercial corridors and nodes that improve walkable and bikeable access to 
retail and service businesses for the “day-to-day” use by residents of Union and 
surrounding communities.

Outside of Downtown, Union’s primary commer-
cial districts are located along U.S. Highway 50 
and Missouri Highway 47. These corridors form a 
cross that divides the City into quadrants, with the 
majority of Union’s historic development located 
in the northwest quadrant. U.S. 50 connects to 
I-44 six (6) miles east of Downtown and, to the 

MO-47 connects to I-44 south of Union in St. 
Clair, and connects to Washington north of Union, 
eventually connecting to I-70 in Warrenton. These 

(B2), contain most of Union’s primary retail sales, 
service, and restaurant businesses and are easily 
accessed from throughout Franklin County.

There is an additional, smaller commercial node, 

located northwest of Downtown around Highway 
A and Park Drive.

The Highway Business District (B2) and 
Neighborhood Business District (B3) place 
types supports the development of a variety of 

community services within a suburban context. 
These land uses are supported primarily through 
vehicular access. Recommendations herein are 
designed to improved walkability, pedestrian con-
nections to adjacent neighborhoods and create 
beautifully landscaped street frontages to further 
improve the visual character of Union. 

Within the Commercial District, new bike and 
pedestrian connections will enhance walkable 
access from surrounding neighborhoods. It is ac-
knowledged that access to sites and businesses 
will remain primarily by car; however, cyclists, and 
pedestrians will be accommodated with enhanced 
facilities. The Highway Business District (B2) and 
Neighborhood Business District (B3) place types 
supports large development sites with centralized, 
shared-use surface parking lots; comprehensive 
pedestrian connections between the street, park-
ing areas, and buildings; and plentiful outdoor 
public space amenities within a beautifully-land-
scaped site environment. 

remain primarily along the south side of U.S. 50 
from MO-47 east to East Central College, and 
again from Progress Parkway east to I-44. As Union 
annexes land east toward I-44, the City should 
continue to classify parcels along U.S. 50 as High-
way Business. Ultimately, it is in Union’s interest to 
annex land all the way to I-44, as the U.S. 50 / I-44 
interchange is sparsely-developed and represents 
a major commercial development opportunity.

Commercial District recommendations on page 
5.32 should apply as properties are redeveloped 
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Existing Conditions Character Images

Section 5.06. Commercial Districts

U.S. 50 AND I-44 INTERCHANGE HALL BROTHER’S LUMBER

HEARTLAND PLAZA FRICK’S MARKET

UNION PLAZA U.S. 50 CORRIDOR
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Vision & Best Practices Character Images

Section 5.06. Commercial Districts

SOUTHLAKE BOULEVARD (SOUTHLAKE, TEXAS) BRENTWOOD BOULEVARD (BRENTWOOD, MISSOURI)

BRENTWOOD STATION (BRENTWOOD, MISSOURI) SOUTHLAKE, TEXAS

PARK CENTRE (CREVE COEUR, MISSOURI)HANLEY ROAD @ DALE AVENUE (BRENTWOOD, MISSOURI)
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Section 5.06.02. 
Recommendations  
for Union’s  
Commercial Districts

LOT DEVELOPMENT STANDARDS

 » Establish guidelines for pedestrian 
connectivity between parking facilities and 
buildings.

 » Establish requirements for pedestrian facilities 
between buildings and the public sidewalk.

 » Promote cross-access between adjacent sites 
to encourage shared parking and reduce curb 
cuts onto primary frontage streets. Establish 
a landscape/pedestrian zone along primary 
frontage streets and discourage parking 
within this zone.

 » Develop consistent landscaping standards 
along primary frontage streets with street 
trees, lighting, and pedestrian amenities.

 » Support sustainable and low impact site 
development practices such as permeable 
pavement, bio-retention, native landscaping, 

of zoning incentives such as site or density 
bonuses.

 » Encourage public site amenities, including 
outdoor dining, plazas, fountains, bicycle 
parking, “parklets”, and other elements to 
promote district vibrancy.

REGULATORY AMENDMENTS

 » Consider developing and adopting design 
guidelines for the Commercial District to 
achieve the desired character of the place type.

STREET & CONNECTIVITY STANDARDS

 » Provide street and public realm facility 
enhancements according to street type 

refer to pages 7.14-7.22).

 » Develop bicycle facilities, pedestrian, and 
multi-use pathways (refer to pages 7.10-
7.12).

TREE COVERAGE STANDARDS

 » Establish minimum tree coverage requirements 
for commercial surface parking lots.

 » Establish tree planting and coverage 
standards for non-residential lots subject to 
redevelopment.

GREEN SPACE PRESERVATION

 » Establish a minimum percentage of green 
space to be preserved on site.

Section 5.06. Commercial Districts
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5.07. Downtown 
Recommendations
SECTION 5.07.01. OVERVIEW

The Vision for Union’s Downtown core is to create a vibrant, walkable, and 
amenity-rich small-town Downtown. The Downtown core will support mixed-use, 

and regional destination. It will provide a central gathering place for community 

Traditional downtowns drew customers from a 
wide radius and became hubs when agriculture 
and animal husbandry were primary employ-
ment industries, before the US highway system 
was developed in the 1950s. The advent of the 
highway system shifted new development to 

counts and the retail strategy of malls became 
ubiquitous, and shoppers could go to major cities 
or larger malls with more ease than ever before. 
Retail in Union remained downtown, but growth 
east along U.S. 50 to I-44 changed the dynamic 
for downtown and brought a need for reconsid-
ering the purpose and role of downtown in the 
community. As retail and dining moved to the 
outskirts, Downtown Union became dominated 
by County and civil service providers. Downtown 
Union still has a singular place in its market, but 
needs to enhance its position as a destination to 
meet future goals for the city. 

A strong downtown is a mutually supporting mix of 
uses that is not found in malls or stand-alone retail 
(many of which Union already has!):

 » Center of government

 »
 » Financial Institutions

 » Personal Services

 » Lodging

 » Retail and Restaurants

 » Supportive Residential Market

To make a great downtown, regardless of scale 
most downtowns pursue strategies that reinforce 
the following:

 » Daytime population—employment

 » Destination quality—mix of uses, art, enter-
tainment, value as a “third place”

 » Utility of Retail and Services

 »
 » Retail and service mix to match preferences

 » Design to capture all modes of mobility

 » Consistent operation by tenants
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Downtown Union is roughly bounded by Cherry 

Street (east), and Washington Avenue (west). It 
is a traditional small-town county-seat downtown, 
with a courthouse square bounded by Church 
Street, Main Street, Locust Street, and Oak 
Street. It is one of only two courthouse square 
downtowns in the greater St. Louis metro (the 
other being Waterloo, Illinois). Union possesses 
good Downtown “bones” that are simply in need 
of revitalization.

The physical characteristics of a vibrant down-
town include:

 » Medium-density buildings (2- to 3-stories);

 » High-intensity, mixed-use development, 

residential;

 » Street-oriented buildings with uniform build-to 
lines (setbacks), storefronts, and active ground 

 » Centralized, shared-use parking, located at 
the back or the interior of the block; and

 » Outdoor site amenities, including plazas, 
outdoor dining and retail; parklets, and great 
streetscapes to encourage walkability.

Downtown Union already possesses most of 
these characteristics and is home to several 
long-standing, supportive Downtown businesses, 
including White Rose Cafe and Union Furniture. 
Unfortunately, there are many vacant lots and 
vacant storefronts, and a disproportionate number 

bail bonds, insurance, and other non-active uses 
associated with the county seat. These business 
don’t attract visitors, especially after 5:00 PM, 

needed to support other retail and restaurants..

Successful revitalization Downtown Union will 
require a multi-faceted approach. Critically, this will 
include: 

 » Infrastructure improvements to downtown 
streets in order to improve the streetscape and 
widen existing sidewalks within limited building 
face-to-building face right-of-way. Widen-
ing sidewalks and developing a high-quality 
streetscape is important in facilitating indoor/
outdoor business and dining activities and a 
vibrant street life. 

 » Providing an additional special event and 
entertainment venue Downtown will support 
and strengthen programming and events.

 » Facilitating the construction of new mixed-use, 
zero-lot line storefront buildings on existing 
vacant lots.

 » As development progresses, providing a high-
quality, centralized, no-cost Downtown parking 
facility permitting visitors to park once and walk 
to multiple destinations.

Beyond infrastructure improvements, there are 
a variety of regulatory and operational improve-
ments that should be made to improve the func-
tion of Downtown development, business opera-
tions, and facilitate investment. This includes 
establishment of a formal Downtown organiza-
tion; creation of form-based code overlay district; 
development of Downtown design guidelines; 
and active marketing of Downtown Union to both 
potential business owners and patrons.

Section 5.07. Downtown Recommendations
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SECTION 5.07.02. FUNDING AND 
INCENTIVES FOR DOWNTOWN

The Union 2035 Comprehensive Plan Update has 
a number of goals that will engender new proj-
ects. Components of the plan may include:

 » Transportation Improvements

 » The potential for coalescing existing and 
future employment, retail and housing 

 » The future potential for workforce housing

 » Assistance for business retention 

 » A strategy for Downtown

The State of Missouri and the Federal government 
have programs and grants for assisting with these 
goals. The use of these programs as incentives 
can be a part of implementation if carefully con-
sidered to harmonize the goals of the city. A major 
goal of these proposed changes is continuing 

Economic development goals are often described 
as job creation, or increasing value of real 
estate, or any number of other economic indica-

for businesses making location decisions. Most 
businesses in fact hope to gain more productivity 
with less labor over time as a strategy for suc-
cess. So for business, the over-riding concern is 

and an appropriate labor force that has the ability 
to upgrade skills as necessary. 

Attracting and maintaining the labor force brings 
a need to address the desired lifestyle of younger 
employees for nearby retail and service ameni-
ties, walkable and bikeable access to employ-

stages of life to make a complete community. 
Creating such places may require some incen-
tives because the way development is created 
is usually by single-focus developers. Housing 
specialists may not understand mixed-use; stand-
alone retail developers simply are not interested 

in mixed-use. The upshot is that complex projects 
may require incentives to attract developers with 
the track record and capacity for complex proj-
ects that include many uses in close proximity. 

SECTION 5.07.03. THE INCENTIVE 
PROCESS

Application of incentives carries risk for cities 
implementing projects to attract new employment 
and residents. According to CDFA, a national 
compendium of best practice for implementa-

goals as is done in the Union 2035 Plan, and then 
analyzes and sets acceptable parameters for:

 » Cost vs. Return: Incentives need to have 
a return, and the return expected needs to 

value created, but also return from new taxes, 
new sales, new employment created, and 
employment retained. Value created can be 
considered successful if in a typical range of 
two to ten times expenditure. 

 » Acceptable Project Risk: As with other en-

space the developer expects to mitigate 

possibility of project failure by the developer. 
Transportation projects do not face private 
sector risk, but do face the risk of cost over-
runs and failure to meet schedules, possibly 
impeding other projects, causing local market 

the city to meet unforeseen contingencies. 
There is also the risk of a business failing or 
leaving before the incentive period (as in a 
25 year TIF bonding) is complete, perhaps 
leaving an empty facility that may or may not 

payments without a source of revenue. 

Section 5.07. Downtown Recommendations
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 » Project Types: The variety of project types for 
Union in the 2035 Plan range from transporta-
tion improvements to parks to employment 
districts. In some cases, grants and incentives 
for implementation could overlap, and in oth-
ers are separate. Putting together a package 
that addresses each project type can allow 
layering of sources and entity types that can 
mesh to enhance desired trends and speed 
the expected timeline for improvements.

 » Goals for Program Results: It is important 

to a number of factors such as: time-lines of 
projects; format for development to mitigate 
city risk; goals for timing of returns and tax 
revenues; expectations for private sector 
recipients of incentives such as employment 

avoid premature surprises, for private and 
public entities in projects where the city holds 

-
ship, or projects in which the city guarantees 
provision of future goods paid for by the 
public, such as infrastructure.

 » Monitoring Results: All incentive and grant 
programs need to be monitored to address and 
mitigate risks as they occur, to ensure compli-
ance by other parties receiving incentives, and 
to improve the ability of the city for future imple-
mentation by close evaluation of the successes 
and challenges found in existing programs

Incentives and their use can be targeted to 
particular projects through what is called public-
private partnership. The advantage of public-
private partnership is the ability of the city to 
provide needed functions from city services, road 

assistance as incentives which mitigates develop-

development cost and increases likelihood of 
project success. Partners may vary depending 
upon asset type, from builders and contractors to 
facility operators, or investment funds including 

(CDFIs) that are connected to community devel-
opment entities (CDEs).

The city can partner as a master developer, as a 
landowner soliciting development services, or as 
an enabler through provision of funding and infra-
structure with development agreements regarding 
performance required by the private sector. The 
basic caveats regarding incentives apply, especial-
ly questions of developer capacity, and safeguards 
for risk should be incorporated into any agreement. 
Partnerships by the public can range from simple 
requests for proposal to contract for design-build, 
to leasebacks of the resulting structures, to full-on 

design, building and operations. 

Downtown District recommendations on page 
5.42 should apply as properties are redeveloped 

Section 5.07. Downtown Recommendations
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Existing Conditions Character Images
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FRANKLIN COUNTY GOVERNMENT CENTER

DOWNTOWN UNION

UNION FURNITURE

VACANT LOT ACROSS FROM CITY HALL

DOWNTOWN UNION

LANDSCAPING & CROSSWALKS
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Downtown Vision & Best Practices Character Images
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SIDEWALK BUMP-OUTS FOR OUTDOOR USE

SIDEWALK DINING

OUTDOOR PUBLIC SPACE IN A VACANT LOT

STREET TREES AND STREET LIGHTS

LOW-IMPACT SEASONAL LANDSCAPING
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Section 5.07.04.
Recommendations for 
Downtown Union

LOT DEVELOPMENT STANDARDS

 » Establish a zero setback front build-to line in 
place of front setback line for all lots.

 » Establish a National Register Historic District 
in Downtown Union to allow property owners 
and developers to access Missouri State and 
Federal Historic Tax Credits for rehabilitation 
of historic buildings

 » Support sustainable and low impact site 
development practices such as permeable 
pavement, bio-retention, native landscaping, 

of zoning incentives such as site or density 
bonuses.

 » Encourage public site amenities, including 
outdoor dining, plazas, fountains, bicycle 
parking, “parklets”, and other elements to 
promote district vibrancy.

REGULATORY AMENDMENTS

 » Amend Chapter 405 Zoning Regulations 
regarding permitted and conditional uses 
in the Downtown Business District (zoning 
district B1 Downtown Business District) by 
removing certain permitted and conditional 
uses from district B1 that are detrimental to 
the character of Downtown. 

 » Amend Chapter 405 Zoning Regulations 
to add permitted and conditional uses for 
temporary specialty “pop-up” establishments 
(galleries, event spaces, restaurants, boutique 
stores, and other retail) that are appropriate 
and supportive to a vibrant downtown.

 » Establish a Form-Based Zoning District for 
Downtown Union and the historic residential 

and redevelopment. To the extent possible, 
Form-Based Zoning District regulations 
should be contextual and inclusive of the 

 » Amend Chapter 405 Zoning Regulations 
to allow for shared or reduced parking 
requirements for all land uses and zoning 

provided by a parking study.

STREET & CONNECTIVITY STANDARDS

 » Provide street and public realm facility 
enhancements according to street type 

refer to pages 7.14-7.22).

 » Develop bicycle facilities, pedestrian, and 
multi-use pathways (refer to pages 7.10-
7.12).

TREE COVERAGE STANDARDS

 » Establish minimum tree coverage requirements 
for commercial surface parking lots.

 » Establish tree planting and coverage 
standards for non-residential lots subject to 
redevelopment.

GREEN SPACE PRESERVATION

 » Establish a minimum percentage of green 
space to be preserved on site.

Section 5.07. Downtown Recommendations
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Strategies for Union
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It is important to note that economic development 
strategies for the Union 2035 Comprehensive 
Plan Update utilize economic and market data 
from 2018, which is the most up-to-date informa-
tion available at the writing of this plan. The 2022 

the 2018 numbers, but we are limited to the avail-
able data.

1. Current Strengths:

Union has the advantage of an established econ-
omy with a variety of industries. It is surrounded 
by the wider ecosystem of Franklin County. Not 
surprisingly, manufacturing is king. We will get to 
the importance of it in a moment. In 2018, Union 
had thriving sectors in retail, educational services, 
public administration, and lodging and dining. 

2. Manufacturing the Future:

Manufacturing is a value-added industry. It 
might not be a huge job creator anymore due to 
automation, but the jobs are steady, and human 
workers are needed to build, service and run the 
machines. Manufacturing is far and away Union 
and Franklin County’s biggest employment sector, 
and it is forecast to keep growing, with Franklin 
County anticipating 19% job growth by 2026.

According to the STL 2030 Jobs Plan, a regional 
economic development analysis and forward-
thinking strategy, Union and Franklin County are 
already well positioned in the metro area as home 

economic clusters in the region: Advanced Manu-
facturing and Production. Not merely stating the 

of small-scale production and manufacturing. This 
cluster includes advanced software engineering, 
manufacturing, consumer products and food pro-
duction.” Interestingly for Union’s future planning, 
information technology is included as a subsector. 

The report highlights this sector: strong 9% em-
ployment growth, with that growth only forecast 
to continue post-COVID as the country’s interests 
shift back to domestic manufacturing. As such, with 
proper transportation and logistics infrastructure, 
advanced manufacturers can provide the backbone 
for this growth, and to encourage growth in related 
sectors. In fact, manufacturing can use it’s regional 
advantages: connections to ag-tech, aerospace, 
transportation, and logistics to drive faster market 
needs assessment, product innovation, and by 
proximity, faster delivery (not to be discounted after 
the disastrous shipping delays of 2022). These are 
the kind of advantages that Union already has in 
place for existing manufacturing, and should use 
when trying to expand manufacturing and can ap-
ply to visioning the future of manufacturing types. 

6. Economic Development 
Strategies for Union
SECTION 6.01. OVERVIEW

When talking economic development, don’t just focus on the city, rather combine 
local strengths with county-level and regional forecasts with the intention 
of laying out a plan focused on Union’s economic revitalization and regional 
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3. Promise and Improvement: 

Union and Franklin County Job Growth and 
Location Quotients will be in strong, and often 

county seat means job growth not only in public 
administration with 590 jobs in 2018 and projected 
2% growth; but also, in administrative support with 

services jobs, now accounting for 6% of all sector 
jobs for the county with a projected 6% growth.

Expect growth in manufacturing, but add to it 
transportation and warehousing which was not 
only strong by 2018 measures, but also projected 
to grow 17%. 

Finally look for a projected 21% growth in jobs 
related to science and technology, especially bio-
tech. Healthcare and social assistance, accounted 
for 440 jobs in 2018 and will see 14% predicted 
growth in Franklin County by 2026. Finally, thanks 
in large part to East Central, Educational services 
accounted for 710 jobs in 2018 and should see 
predicted growth of 5-12% by 2026.

While looking at all of this growth is exciting, Union 

suggests opportunities for greater job diversity re-
ducing reliance on government and manufacturing.

SECTION 6.02. STRATEGIES 

1. Think Regionally, Act Locally:

Become involved with regional economic de-
velopment organizations including, St. Louis 
Regional Chamber, AllianceSTL, St. Louis Eco-
nomic Development Partnership, and St. Louis 
Development Corporation. Closer to home, look 
to county-level organizations like the Industrial 
Development Authority. Make sure that you are 
not only implementing regional policy, but that 
you have a hand in creating it. 

2. Diversify Downtown Businesses: 

the downtown business district. This can most 

the Main Street program. You need to look no 
further than Washington for a successful example 
of either a downtown or a Main Street program. 

Attract local restaurants to downtown and away 
from the concentrations of 50 and 47. Attract bou-
tique local businesses and smaller retailers as an 
antidote to the Big Box retailers that are already 
plentiful along the highways. Looking at leakage 
within one mile of City Hall tells the same story. 
A lack of diversity and choices in establishments 
leads to heavy leakage in multiple categories. 
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Based on estimated sales per existing store, Union 
could support 4½ more clothing/accessories stores, 
22 more sporting goods, hobbies, and music 
stores, and 5½ more small, miscellaneous stores.

One area where both Franklin County, and espe-
cially Union, lacked jobs in was arts and enter-
tainment. Consider building community gathering 
and entertainment space downtown.

At this point, let’s revisit our Tapestry Community 

that 48% of Union Households looking for an 
urban or upscale suburban lifestyle. 

3. Think Small to Go Big:

Become an incubator and innovator for small 
business and entrepreneurship. This is Action-
able Strategy #3 in the 2030 Jobs Plan. 

“Build a World-Class Ecosystem for Small Busi-
nesses and Entrepreneurs Actions”

 » “Embark on an Entrepreneurial Surge to 
increase the number and strength of locally 
owned businesses. 

 »
the revival of neighborhood business districts 
throughout the metro area.”

Make sure that Union is a climate that welcomes 
business creation and growth through a favorable 
tax structure. Within the new Mixed-Use Innova-

-
tion, develop a small business incubator space 
(potentially in collaboration with another regional 
or state organization). 

4. Create Opportunities, Keep Talent: 

This is the basic premise of Actionable Strategy 
#4 in the Jobs Plan. These exact action steps are 
most relevant:

 » “Build Industry-Led Workforce Collaboratives 
that connect education and training to em-
ployers’ needs.

 » “Jump-start industry-led workforce develop-
ment with a Talent Surge.

 » “Strengthen the STEM education and training 
ecosystem throughout the St. Louis metro.”

Union already has the resources in place to make 
the education and training component of this piece 
work. The Workforce Development Program is 
already in place at East Central College to identify 
the needs of local employers and then train local 
adults in Union with targeted skills to meet those 
needs. This program can be expanded as the busi-
ness base in Union is expanded so that employers 

Union also has the rest of Franklin County to ap-
peal to. While Franklin County is by no means an 
urban county, it still has it’s share of citizens who 
crave city living.  23% of households in Franklin 
County crave the kind of amenities that a revital-
ized downtown Union provides, that’s close to 
9,800 households. 

Maintaining Union’s “Small Town” feel through 
local restaurants, stores and services that are 
aimed at local tastes and needs can capture 
the 77% of Franklin County that lives there for 
the more remote feel. With the proper planning 
Union’s downtown can be a draw for all of Frank-
lin County’s 43,338 households. 
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5. Make Union Cutting Edge: 

how to make the St. Louis Metro a cutting-edge 
center for innovation and development in new 
tech. The action steps are all directly actionable 
for Union’s goals:

 » Quadruple down on bioscience in order to 
supercharge this established industry cluster.

 » Construct an Advanced Manufacturing Inno-
vation Center (AMIC) to drive innovation and 
support area manufacturers.

 » Invest in multimodal freight infrastructure to 
strengthen the metro’s advantage in manufac-
turing and transportation and logistics.

 » Expand transit and digital access to better 
connect residents in the greater St. Louis 
Metro area to opportunities no matter where 
they live.

Union’s business base. Union currently has two 
companies doing work in biotech, if you choose 
to build an Innovation Campus it could easily 
become the anchor to draw more. 

The second action item is incredibly interesting. 
It is currently being proposed for the North side 
of St. Louis. Union needs to be connected to this 
project and its programs. The section explains 
how advanced manufacturing innovation will 

“High-value production means higher economic 
productivity and jobs that pay well, many of which 
do not require a four-year degree. The sector also 
encourages startup activity and company growth, 
with dense networks of small and medium-sized 

enterprises (SMEs) that specialize in making par-
ticular components for larger original equipment 
manufacturers (OEMs) such as Boeing and GM. 
These SMEs create jobs and, if locally owned, 
contribute to wealth building in the metro. Close 
physical proximity between SMEs and large-
scale manufacturers speeds the transportation of 
goods and invites supply chain innovation, which 
in turn saves OEMs time and money.” (Again and 
again, we are seeing manufacturers with national 
and international supply chains and logistics in 
place struggle to get their products to market. 
The future is LOCAL)

The AMIC is forecast to be an incubator space 
for small start-up component manufacturers and 
producers. These are start-ups who will eventually 
need a permanent home. Union is well positioned 
to make itself that home as long as you are in the 
conversation.

Next, we arrive at improving infrastructure toward 
freight travel. This is both logical and fully in line 
with proposed future land use. Expanding access 
on MO-47 and U.S. 50 to four lanes makes per-
fect sense, especially on U.S. 50 to grant better 
access to I-44 for trucks. 

Finally, let’s turn to transit and digital access. 
Since 92% of residents own a vehicle and 75% 
work in the county according to the 2020 Census, 
increasing access to transportation isn’t a primary 
concern. So, let’s focus on digital access. 91% of 
Union’s household’s have some kind of computing 
device. Yet, 700 households have no internet, and 
another 500+ use only satellite or cellular data. 

expanded broadband internet service. Improved 
technological infrastructure is good for attracting 
new businesses and being able to provide remote 
learning at the K-12 and college levels.

SOURCES: 
1. 
2. U.S. Census; 
3. STL 2030 Jobs Plan, Greater St. Louis, Inc.; 
4. Missouri Department of Economic Development: Resources for Missouri Startups & Small Businesses
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7. Union’s City-Wide Systems

SECTION 7.01. OVERVIEW

While much of Union’s identity and physical character results from private 
land development, the City has numerous, interconnected networks of public 
infrastructure. City-Wide Systems recommendations include the City of Union’s 
parks, streets, and public facilities.

The City-Wide Systems recommendations pre-
sented herein address the community’s Vision 
and goals to improve the identity, vibrancy, and 
livability of Union. Furthermore, these recommen-
dations build on and further articulate many of the 
principles expressed in the 2011 Comprehensive 
Plan Update, as well as other relevant plans like 
the 2012 Bikeable Walkable Community Plan 
developed for the City by Trailnet. The Union 2035 

-
cations, alignments, and facility types for Union’s 
infrastructure improvements. As a long-term Plan, 
however, it is important to remember that these 
recommendations are not set in stone. Rather, 

future projects to kick-start future planning and 
-

cess available local, State, and Federal funds.

City-Wide Systems recommendations are sum-
marized on the facing page and presented in 
detail on the following pages:

 » Parks, Recreation & Open Space recom-
mendations are presented on pages 7.4-7.9;

 » Bicycle & Pedestrian recommendations are 
presented on pages 7.10-7.12; and

 » Union’s Streets, Connectivity & Mobility 
recommendations are presented on pages 
7.14-7.22.
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01. Parks, Recreation & Open Space 
Recommendations
The Parks, Recreation & Open Space recom-
mendations are comprised of an interconnected 
network of City parks, recreation areas, open 
space, pedestrian pathways, and multi-use gre-
enway trails. This network links neighborhoods 
and parks to Union’s schools, Downtown, and 
other community assets and amenities, and it 
provides a system of greenway paths and trails 
throughout the entire City.

02. Bicycle & Pedestrian 
Connectivity Recommendations
The Bicycle & Pedestrian Connectivity recom-
mendations are comprised of designated 

facilities. These proposed improvements are 
coordinated with recommendations for street 

-
ness and impact of new facilities. Bike and 
pedestrian facilities are designed at a City-wide 
interval of approximately one-half (1/2) mile to 
ensure that all households are less than one-
quarter (1/4) mile from a designated route.

03. Streets, Connectivity & Mobility 
Recommendations
The Streets recommendations outline qualitative 
improvements for major routes throughout Union. 

designated in the City’s current Capital Improve-
ment Plan and existing proposed projects like 
the Highway 5 Expressway and West Loop. The 
purpose of this plan is encourage the develop-
ment of Complete Streets—streets with facilities 
for all users and modes of transportation—incre-
mentally as street improvements are made.
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7.02. Parks, Recreation & Open 
Space Recommendations
SECTION 7.02.01. OVERVIEW

The Parks, Recreation & Open Space Recommendations seek to create an 
interconnected network of City parks, recreation areas, open space, pedestrian 
pathways, and multi-use greenway trails that link neighborhoods to Union’s parks, 
schools, churches, and commercial districts.

These recommendations preserve Union’s exist-
ing parks and open space and develop a system 
of connective trails and pathways to provide 
recreation and mobility options for all residents 
(refer to Figure 7.2). As a long-term Plan, these 
recommendations are not set in stone. Rather, 

future projects to kick-start future planning and 
-

dations seek to enhance the City’s overall park 
system with the creation of a new, large central 
park along the Bourbeuse River.

These recommendations should be regularly 
assessed—along with an inventory of Union’s 
park and recreation facilities—to ensure that 
they are meeting the needs and desires of Union 
residents. Additionally, the City of Union should 
pursue creation of a separate, city-wide Parks 
and Recreation Master Plan to further develop 

steps for implementation

SECTION 7.02.02. EXISTING PARKS & 
MUNICIPAL FACILITIES

Union currently has 12 public parks totalling 
127.4 total acres: 

 » City Park (6.1 acres)
 » City Lake & Union Fair Grounds (16.6 acres)
 » Clark-Vitt Memorial Park (13.8 acres)
 » Clearview Park (22.8 acres)
 » College Hill Park (0.4 acres)
 » Friendship Park (0.23 acres)
 »
 » K-9 -n- Kiddos Park (2.23 acres)
 » Rotary Park (2.0 acres)
 » Soccer Park (10.5 acres)
 » Softball Complex (7.04 acres)
 » Veterans Memorial Park (43.8 acres)

The City also owns and operates an outdoor 
municipal aquatic center—the Union Splash-n-
Swim Plex—at City Park, featuring a zero-depth 
entrance pool with overhead splash features, 
4-lane lap pool, diving pool, two (2) water slides, 
and concession facilities; and the City Auditorium 
building in Downtown. Union is also home to 
Birch Creek Golf Club, an 18-hole privately-

N. Service Road. Union’s parks and municipal 
facilities should be preserved and enhanced 
through capital, programming, and operational 
improvements to serve the needs of Union 
residents and park users.
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Union’s current park system provides 10.62 
acres of park space per 1,000 residents. While 
this exceeds the National Recreation and Parks 
Association’s (NRPA’s) national recommended 
acreage of 10 parks per 1,000 residents, less 

walk of a park. With the notable exceptions of 
Veterans Memorial Park and Clearview Park, the 
majority of Union’s park space is located just 
northwest of Downtown along Flat Creek. This 
serves the historic core of the City very well. 
However, residential areas north of the railroad 
tracks, south of Main Street, and east of MO-47 
are generally underserved by park space.

However, opportunities for park space expansion 
do exist. There are numerous large tracts of land 
that are zoned for future residential development. 
If development on these site proceeds, Union 
should require the developer to reserve a portion 
of land in each development for community-
accessible open space.

SECTION 7.02.03. FACILITIES TO 
WHICH TO CONNECT AND EXPLORE 
COOPERATIVE PARTNERSHIPS

There are numerous schools, churches, and 
other  recreational areas in and around Union. 
The City should connect to and pursue options for 
shared-use agreements with these institutions for 
residents to supplement the facilities provided in 
Union’s park system.

Schools, churches, and recreation areas serving 
Union include:

 » East Central College
 » Autumn Hill State School
 » Beaufort Elementary School*
 » Union R-XI Early Childhood Center
 » Clark-Vitt Elementary School
 » Central Elementary School
 » Prairie Dell Elementary School
 » Union Middle School
 » Union High School

 » Immaculate Conception  
Catholic Church & School

 » St. Paul Lutheran Church and School

* Not Located within the Union corporate boundary.

SECTION 7.02.04. BOURBEUSE  
RIVER PARK

The centerpiece of Union’s parks, recreation, and 
open space recommendations in the Union 2035 
Plan is the creation of a new central park along 

acres for new park space:

 » South of U.S. 50, west of MO-47 on both 
sides of the Bourbeuse River, adjacent to 
Bourbeuse Drive and Porterford Road. This 
area is southwest of Dickey Bub and includes 
the Union Sewage Treatment Plant.

 » North of U.S. 50, south of the Bourbeuse 
River, from the U.S. 50 Bourbeuse River 
bridge southeast to Old Highway 50 / Prairie 
Dell Road.

It is recommended that this park be developed 
with a variety of low-impact active and passive 

 » Gravel bar, beach, and boat access;

 » Hiking, bike, and equestrian trails;

 »
 » Conservation areas;

 » Interpretive exhibits and displays on history 
and ecology;

 » Multi-purpose gathering spaces and venues; 
and

 » Seasonal camping facilities.
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This park can and should be developed and 
operated in partnership with other State and 
local agencies, including Franklin County, Mis-
souri Department of Natural Resources, Missouri 
Department of Conservation, and Great Rivers 
Greenway District.

SECTION 7.02.05. OTHER 
PARK EXPANSION

Other opportunities for park space expansion exist 
throughout the City and should be pursued on an 
incremental basis to improve access of residents 
to parks. The City of Union should develop and 
adopt a policy that requires the development of 
a publicly-owned and -maintained “pocket park” 
of at least one (1) acre for every 1/3 square mile 
(215 acres) of residentially-zoned land.

Furthermore, there are numerous large tracts of 
land that are zoned for future residential develop-
ment. If development on these site proceeds, 
Union should require the developer to reserve a 
portion of land in each development for communi-
ty-accessible open space.

SECTION 7.02.06. OFF-STREET 
PATHWAYS & GREENWAYS

The Union 2035 Comprehensive Plan recom-
mends the creation of an extensive greenway 
and pathway network for bicycle and pedestrian 
connectivity. The purpose of this network is multi-
fold. (1) First, it connects Union’s parks, schools, 
recreation areas, shopping districts, and other 
community amenities to create a network of vari-
ous active and passive recreation amenities. 

on-street connections to promote cycling and 
walking as viable transportation options. (3) Finally, 
it provides additional connectivity options where 
the existing street network exhibits gaps, lack of 
connectivity, and other barriers to personal mobility. 
This promotes an equity of mobility for all Union 
residents, regardless of age, income, or ability.

 » “Birch Creek Greenway”

 » “Bourbeuse River Greenway”

 » “Flat Creek Downtown Trail”

 » “Veterans Memorial Greenway”

 » Rock Island Trail “Rail with Trail” extension 
from Beaufort east to Judith Springs Road; 
Missouri Eastern Railroad branch line (in 
partnership with Missouri Rock Island Train 
Inc. 501c3)

Pathways and greenway facility types are de-
scribed in greater detail in the following section. 
As illustrated, these connections are conceptual 
ideas only. Future implementation will determine 

adjacent property owners.

SECTION 7.02.07. ON-STREET 
PATHWAYS & FACILITIES

Bicycle and pedestrian improvements are also 
recommended for key streets throughout Union, 

pathways and greenways, but utilizing existing 
and proposed street connections.

on-street networks is to provide a designated bike 
and pedestrian route at an interval of no less that 
one-half (1/2) mile. This will ensure that all Union 
households are located not further than one-
quarter (1/4) of a mile (a 5-minute walk or 2- to 
3-minute bike ride) from a designated bike and 
pedestrian facility.

On-street facility types are described in greater 
detail in the following section.
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Existing Conditions Character Images

Section 7.02. Parks, Recreation & Open Space Recommendations

LOOKING NORTHWEST OVER THE BOURBEUSE RIVER VALLEY

RECOMMENDED FUTURE PARK SPACE ALONG U.S. 50 BOURBEUSE RIVER



U N I O N  2 0 3 5  C O M P R E H E N S I V E  P L A N  U P D A T E

C i t y - W i d e  S y s t e m s 7 . 9

Existing Conditions Character Images

Section 7.02. Parks, Recreation & Open Space Recommendations

UNION CITY LAKE

RECOMMENDED FLAT CREEK GREENWAY LOCATION RECOMMENDED FLAT CREEK GREENWAY LOCATION

UNION CITY LAKEUNION ROTARY PARK
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7.03. Bicycle & Pedestrian 
Facilities Recommendations
SECTION 7.03.01. OVERVIEW

The Bicycle & Pedestrian Connectivity Recommendations address a system of 
designated bicycle and pedestrian facilities that connect community amenities 
and enhance mobility options in the City of Union.

These recommendations seek to improve the 
walkability and bikeability of Union—a priority of 
residents involved in the public planning process—
and provide an equity of mobility for all residents, 
regardless of age, income, or ability. Facilities are 
designed at a maximum interval of approximately 
one-half (1/2) mile to ensure that all households 
are less than one-quarter (1/4) mile from a desig-
nated route (refer to Figure 7.3). 

SECTION 7.03.02. DEDICATED  
BIKE LANES

Dedicated bicycle lanes are the preferred on-
street facility type where roadway widths allow. 
Bicycle lanes should be a minimum of 5-feet wide 

-

where space permits.

These recommendations are comprised of three 
(3) types of bicycle lanes, as outlined below:

1. Bike Lanes on Existing Streets: On In-

recommended to be provided within the 
existing curb-to-curb width of the street. This 
recommendation is coordinated with the 
Neighborhood Street Type 1 typology detailed 
on page 7.19.

2. Bike Lanes on New Paved Shoulders: On 
designated highway roads, the existing paved 
shoulder is recommended to be striped with a 

recommended for the following roads:

 » U.S. Highway 50 (Highway UU to Old 
Route 66)

 » MO Highway 47 (Independence Drive to 
College Drive)

 » Old Route 66 / Route AT  
(N. Service Road)
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SECTION 7.03.03. SHARED LANES

Shared lanes consist of “sharrows” with signage 
indicating that bicyclists may use the full lane. 
This facility type is designated for roads with 

feasible due to dimensional constraints. Shared 
lanes represent a compromise facility type de-
signed to improve bicycle network connectivity 
within physical constraints.

Shared lane streets include:

 » E. Independence Drive
 » Park Avenue / Park Road
 » West End Avenue
 » Main Street
 »
 » Clearview Drive
 » Hoover Avenue
 » Frank Street
 » Porterford Road
 » Oak Street
 » Washington Avenue (south of W. State Street)
 » N. Church Street (south of Grant Street)
 » Prairie Dell Road
 » College Drive
 » Denmark Road
 » Progress Parkway
 » Echo Valley Drive / Echo Valley Spur
 » Old Highway 50

SECTION 7.03.04. EXISTING BIKE 
SHOULDER IMPROVEMENTS

Bike shoulder improvements have already been 
implemented on two streets, which should be 
incorporated into the overall bicycle and pedes-
trian facilities network. These streets are:

 » N. Church Street (Grant Street to  
Independence Drive)

 » North Washington Avenue (State Street to 
Independence Drive)

SECTION 7.03.05. PLANNED 
SIGNED ACCOMMODATIONS

Signed accommodations are planned by Franklin 
County for two county highways that are partially 
located in Union. These routes should be incor-
porated into the overall bicycle and pedestrian 
facilities network. These streets are:

 » Highway A (in coordination w/  
Franklin County)

 » Highway V (in coordination w/  
Franklin County)

SECTION 7.03.06. PATHWAYS & 
GREENWAY TRAILS

Greenway trails consist of 8- to 10-foot wide, 
-

nect key streets, districts, and community ameni-
ties. These pathways and greenways utilize a mix 
of parallel roadway paths, existing road and utility 

ROWs are not available, trails should be aligned 
along existing property lines with the consent of 

include:

 » “Birch Creek Greenway”

 » “Bourbeuse River Greenway”

 » “Flat Creek Downtown Trail”

 » “Veterans Memorial Greenway”

 » Rock Island Trail “Rail with Trail” extension 
from Beaufort east to Judith Springs Road; 
Missouri Eastern Railroad branch line (in 
partnership with Missouri Rock Island Train 
Inc. 501c3)

Because they utilize easements or other 
privately-owned right-of-way, these greenways 
will require negotiation with and the full support 
of neighboring property owners. Therefore, these 
suggested locations represent logical connection 
points only, and in no way represent or recom-
mend takings on the part of the City.
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7.04. Streets, Connectivity & 
Mobility Recommendations
SECTION 7.04.01. OVERVIEW

The Union 2035 Streets, Connectivity & Mobility Recommendations are qualitative 
improvements for the major streets in Union’s commercial and mixed-use 
districts, as well as key streets within the City’s residential neighborhoods. 

future economic growth.

These recommendations encourage the develop-
ment of Complete Streets—streets with facilities 
for all users and modes of transportation—in-
crementally as street improvements are made. 
While the Parks, Recreation & Open Space 
Recommendations and the Bicycle & Pedestrian 
Connectivity Recommendations, presented on 

connectivity improvements, the Streets Plan 

connectivity for pedestrians, bikes, mobility 
device users, and vehicles alike.

As presented herein, these recommendations do 
not suggest or require the wholesale reconstruc-

principles for facility types and levels of service for 
all users, to guide improvements as needed when 
street repair, reconstruction, or improvements 
required by redevelopment projects occurs. Ad-
ditionally, these recommendations and principles 
should be viewed as guidelines to be adapted to 

pavement width, and adjacent development. No re-
duction of existing vehicular levels of service (LOS) 
is recommended, and enhanced LOS is desired.

Streets recommendations are presented ac-

Figure 7.4 and detailed on the following pages:

1. U.S. Highway 50 typology recommendations 
are presented on page 7.16;

2. MO Highway 47 typology recommendations 
are presented on page 7.17;

3. Independence Drive Extension typology 
recommendations are presented on page 
7.18;

4. Neighborhood Street Type 1 typology rec-
ommendations are presented on page 7.19;

5. Neighborhood Street Type 2 typology rec-
ommendations are presented on page 7.20;
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7.4.2. U.S. HIGHWAY 50 SECTION, TYPICAL

Section 7.04. Streets, Connectivity & Mobility Recommendations

7.04.02. U.S. Highway 50 Typology
This typology is designed for U.S. Highway 50, from County Highway UU to Old Route 66 / County High-
way AT. It is recommended that U.S. 50 be widened to four (4) lanes from Progress Parkway to I-44. This 
is a high-volume vehicular thoroughfare with signalized intersections, direct commercial frontages, and 
enhanced streetscape features between Independence Drive and Old Highway 50. Features include:

 » Four (4) Travel Lanes

 » Bypass Center Turn Lane, 
where permitted by R.O.W. 
dimension

 »
sides

 » 6-foot Pedestrian Sidewalks 
(Both Sides)

 » 5-foot Tree Lawns (Both Sides)

 » Street Lighting

 » Street Trees in tree lawn

 » All improvements to be com-
pleted within existing R.O.W.

STREET TYPOLOGY KEY MAP
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7.4.3. MO HIGHWAY 47 SECTION, TYPICAL

Section 7.04. Streets, Connectivity & Mobility Recommendations

7.04.03. MO Highway 47 Typology
This typology is designed for MO Highway 47. It is recommended that U.S. 50 be widened to four (4) 
lanes from Bieker Road in Washington to Miller Drive in St. Clair, with specialized streetscapes from 
Independence Drive to College Drive. This is a high-volume vehicular thoroughfare with signalized 
intersections, direct commercial frontages, and limited curb cuts. Features include:

 » Four (4) Travel Lanes

 » Bypass Center Turn Lane, 
where permitted by R.O.W. 
dimension

 »
sides

 » 6-foot Pedestrian Sidewalks 
(Both Sides)

 » 5-foot Landscape Strip (Both 
Sides)

 » Street Lighting

STREET TYPOLOGY KEY MAP
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Section 7.04. Streets, Connectivity & Mobility Recommendations

7.04.05. Neighborhood Street, Type 1
This typology is designed for key streets within Union’s “historic core”, primarily west of MO-47 and the 

Street, Church Street, Independence Drive, and Central Avenue / Highway V. They feature sidewalks on 
both sides of the street.

 » Two (2) Travel Lanes

 » Optional Bypass Center Turn 
Lane, as currently designed

 »
sides, or shared-lane markings, 
per the Bicycle and Pedestrian 
Facilities Plan

 » 6-foot Pedestrian Sidewalks 
(Both Sides)

 » 5-foot Tree Lawn (Both Sides)

 » Street Lighting

 » Street Trees in tree lawn

 » All improvements to be com-
pleted within existing R.O.W.

7.4.5. NEIGHBORHOOD STREET TYPE 1 SECTION, TYPICAL

STREET TYPOLOGY KEY MAP
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Section 7.04. Streets, Connectivity & Mobility Recommendations

7.4.6. NEIGHBORHOOD STREET TYPE 2 SECTION, TYPICAL

7.04.06. Neighborhood Street, Type 2
This typology is designed for key streets within the more recently-developed areas of Union, east of MO-
47 and the Bourbeuse River. These streets include: Prairie Dell Road, Progress Parkway, College Road, 
and Denmark Road. They feature sidewalks on both sides of the street.

 » Two (2) Travel Lanes

 » Optional Bypass Center Turn 
Lane, as currently designed

 »
sides, or shared-lane markings, 
per the Bicycle and Pedestrian 
Facilities Plan

 » 6-foot Pedestrian Sidewalks 
(One Side)

 » 5-foot Tree Lawn or Landscape 
Strip (One Side, with Sidewalk)

 » Street Trees in tree lawn

 » All improvements to be com-
pleted within existing R.O.W.

STREET TYPOLOGY KEY MAP
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7.04.07. UNION HIGHWAY 47 
EXPRESSWAY

The City of Union and the Franklin County Com-
mission, as joint partners, are planning a trans-
portation project in the City of Union on Highway 
47 over the Bourbeuse River. Preliminary plans 
are being prepared and construction is expected 
to begin in 2024.

The Project will provide an alternate route for 
those traveling north-south on Highway 47. A 
new alignment with one lane in each direction will 
be provided from the intersection of Highway 47 
and Old County Farm Road crossing the Bour-
beuse River with a new bridge north of Highway 
50 and connecting to Highway 47 South at the 
intersection with Highway 50. A roundabout will 
be constructed in place of the current intersection 
with Old County Farm Road. A new signalized in-
tersection with additional lanes in the north-south 
direction will be constructed at the current inter-
section of Highway 50 and Highway 47 South.

The Project is a step in the County-wide process 
of improving the north-south Highway 47 corridor 

authorized in 2018 by Franklin County and its 
Partners to study the Highway 47 Corridor and 
identify needs for improvements. This Project is 

Federal funding in the amount of $8,255,318 has 
been committed to the project through two Fed-
eral funding programs, with review and oversight 
by MODOT. The Surface Transportation Program 
(STP) is contributing funds to the roadway and 
bridge from Old County Farm Road to Highway 
50. The Congestion Mitigation Air Quality pro-
gram (CMAQ) is contributing funds to the con-
struction of the roundabout at Highway 47 North 
and the intersection with Old County Farm Road. 
The City of Union and Franklin County are shar-
ing all costs not covered by Federal Reimburse-
ment. The estimated total project cost is $12.2M.

PLACE TYPE KEY MAP

HIGHWAY 47 EXPRESSWAY PRELIMINARY DESIGN

LOCATION OF THE PROPOSED EXPRESSWAY BRIDGE
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Implementation Strategic 
Action Plan
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SECTION 8.02. IMPLEMENTATION 
PRINCIPLES

The Union 2035 Implementation Strategic Action 
Plan is based upon the following principles:

 » Facilitate Incremental Action: The City’s 
primary control over future land use and de-
velopment is through the regulatory environ-

As part of implementation, Union should 
strategically update its Zoning Code and other 

and allow—by right—for development that 
incrementally builds toward that Vision.

-
cies and programs such as the Chapter 99, 
Chapter 100, and Chapter 353 Redevelopment 
Corporations, blighting studies, and a Land 
Clearance for Redevelopment Authority to 
incentivize private development activity. While 
Union can and should aggressively pursue 

City that are already developed and can ben-

policies will help make Union more attractive 
for both residential and commercial developers.

8. Implementation Strategic 
Action Plan
SECTION 8.01. OVERVIEW

implementation. The Union 2035 Comprehensive Plan Update is a 20- to 30-
year, community-based vision for Union the provides actionable strategies to 
successfully position Union for future success that can be completed over the 

the successes of the 2011 Comprehensive Plan regarding implementation.

 »  While the 
primary public funding source of Plan imple-
mentation will be from the City’s funds, the 
Comprehensive Plan should leverage City 
funding with grant opportunities and other 
partnerships. Many of the initiatives and rec-
ommendations of the Union 2035 Plan have 
been developed to overlap with activities of 
regional and statewide partners, including St. 
Louis County Department of Transportation, 
Great Rivers Greenway, the East-West Gate-
way Council of Governments, and MoDOT. 
This will help to ensure eligibility for existing 
and future funding opportunities.

 »  The Compre-
hensive Plan needs to provide geographi-

improvements, zoning and regulatory districts, 
and new amenities and infrastructure. This 
provides needed direction to future City 

streamline the implementation of the projects 
over the Plan’s 10- to 15-year lifespan.
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 » Maintain Flexibility: At the same time, the 
Comprehensive Plan cannot be too prescrip-
tive. If it is, the City risks setting itself up for 

putting in place processes that cannot be 
sustained long-term, and/or relying on activi-
ties over which the City has no direct control. 

A successful Comprehensive Plan clearly: 
1) outlines and the City’s activities; 2) priori-
tizes initiatives that are both achievable and 
leverage other activities and investments for 
maximum positive impact; and 3) builds in 

circumstances, both positive and negative.

 » Evaluate Success: Actively reviewing and 

the Plan is important to long-term, success-
ful implementation. An ongoing outcome 
management process with regular review 
and re-evaluation of the Union 2035 Plan is 
recommended and is an important factor for 
successful implementation.

SECTION 8.03. EARLY ACTION ITEMS

-
eral early action items will be key to setting the 
stage for on-going implementation. First, it will es-
tablish essential regulatory and policy frameworks 

will initiate several key catalytic projects to lever-
age future investment. Lastly, it will build critical 
momentum and excitement among residents and 
stakeholders about the Union’s future.

In order to successfully begin implementation of 

action items should be initiated and, when pos-

(5) years of Plan adoption:

1. Develop and adopt new zoning. As detailed 
in Chapter 5, the Union 2035 Comprehensive 
Plan Update recommends the creation of 
three (3) new zoning districts: R5 Downtown 
Residential District, R6 Downtown Mixed-Use 
Neighborhood District, and MUIC Mixed-
Use Innovation Campus District. Creation 
and adoption of these new districts are the 

Downtown and achieve greater economic 

emerging market growth.

2. Establish a formal Downtown organiza-
tion with an Executive Director. Success-
ful revitalization of Downtown requires a 
management organization whose sole focus 
is on addressing Downtown’s challenges 
and responding to new opportunities all day, 
every day. The City has made good progress 

owners and stakeholders. Formalizing this 
interest into a formal organization will help 
take Downtown to the next level, and will 
facilitate the continued ability to successfully 
address parking, redevelopment of vacant 
lots, and tenanting of vacant commercial 
buildings, in partnership with City government. 
Furthermore, establishing a formal Downtown 
organization with an Executive Director is a 
prerequisite for achieving Associate Com-
munity status within the Missouri Main Street 
Connection program.

3. Complete and adopt substantial revisions 
to Union’s Zoning Code. As detailed in the 
Comprehensive Plan, the Community Place 
Type Districts have been developed—and are 
intended—to serve as the basis for a com-
plete City Zoning Code update. While this is a 
major undertaking, implementing a complete 
revision to Union’s zoning ordinance will bring 
the Comprehensive Plan and the Zoning Code 
into complete coordination and ensure that the 
two document work together seamlessly.

The Comprehensive Plan recommends that 
the following regulatory ordinances be revised 
and/or completed and adopted:
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 » City of Union Zoning Code, Chapter 405 
(to be revised per the Community Place 
Type Districts and recommendations 
outlined herein);

 » Downtown Union Form-Based Code (to 
be coterminous with the Downtown Mixed-
Use Place Type District and guide future 

 » Subdivision of Land, Chapter 410 (to be 
revised per the Community Place Type 
Districts, connectivity, infrastructure, and 
public realm recommendations outlined 
herein); and

 » Storm Water Management Standards, 
Chapter 420 (to be revised per the Com-
munity Place Type Districts and recom-
mendations outlined herein).

Creation and adoption of these ordinances 
will require additional community engagement 
to be completed by the City, including public 
workshop and public hearing.

4. Work with the Park Board and Parks and 
Recreation Department to develop a City-
wide Parks and Recreation Master Plan for 
Union. Throughout the Comprehensive Plan 
Update’s stakeholder and public engagement 
process, enhancements to the City’s already-
excellent park system—namely the estab-
lishment of a Bourbeuse River park—were 
given high priority by City residents. In order 
to facilitate implementation of these initia-
tives and to secure future funding for capital 
improvements, the City should work with the 
Park Board to develop a City-wide Parks 
Master Plan for Union.

5. Establish an ongoing outcome reporting 
and management system to track progress 
of Plan implementation. Tracking progress 
of the Comprehensive Plan is an important 
part of successful implementation. In order to 
achieve this, the City of Union should develop 
and establish an Outcome Measurement 
Reporting system to track implementation 

progress. The City should also consider 
developing a web-based, Community Dash-
board to public outcome measurement 
reports. This system should also include a 

potential to update tracking, measurements, 

date implementation status.

6. Continue implementation of the Highway 
47 Expressway. The City should continue 
to actively work toward implementation of 
the Highway 47 Expressway and double-
down on coordination with MoDOT as part 
of their broader MO-47 improvement project. 
Throughout this process, Union should actively 
pursue additional cost-share participation with 

the project as currently designed; or (2) more 
importantly, enhance the project as currently 
designed, including making the Expressway 
bridge four (4) lanes, adding designated bike 
lanes or separated bicycle facilities, and other 
enhancements.

Successful completion of these early action items 
will achieve important milestones in the imple-
mentation of the Union 2035 Comprehensive Plan 
Update. Furthermore, these actions will begin to 

-
munity, mostly utilizing resources (including City 
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SECTION 8.04.01. IMPLEMENTATION 
MATRIX

The Implementation Matrix, presented on the 
following pages, describes the way in which 
each of the Community Issues and Priorities are 
addressed by the Strategies. Collective impact 
of the Union 2035 Comprehensive Plan Update 
recommendations is illustrated by the Primary and 
Secondary Contributing Strategies for each Issue 
and Priority. The Matrix also indicates the recom-
mended timeframe in which each Strategy is to 
be completed. Implementation of these Strategies 
will be achieved, in part, by the implementation 
of the Community Place Types & Future Land 
Use Plan detailed in Chapter 5 and the City-Wide 
Systems Recommendations detailed in Chapter 6..

8.04 Implementation Matrix

SECTION 8.04.01. OVERVIEW

Implementation of the Union 2035 Comprehensive Plan Update will be driven by 
68 measurable community development Strategies, organized according to seven 
(7) community Goals and supporting. Objectives. These Strategies address the 

during the Comprehensive Plan process. 

Short-Term Implementation Action (0-3 Years)
Medium-Term Implementation Action (3-7 Years)
Long-Term Implementation Action (7+ Years)

IMPLEMENTATION MATRIX KEY
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Section 8.04.02. Implementation Matrix

1.1.1: Continue current code 

needed to prevent property 
deterioration and to protect 
property values.

1.1.2: Promote investment in the 
redevelopment of the older, 
dilapidated housing in or 
adjacent to the downtown. 

1.1.3: Promote public education 
about neighborhood 
investment and 

help with organizing area-
wide meetings.

1.2.1: Update the City’s zoning 
code to promote planned 
growth.

1.2.2: Formulate an annexation 
policy based upon future 
growth patterns, the 
City’s ability to provide 
public facilities/services, 
and suitability of land for 
development.

1.2.3: Prioritize restorative 
development and 
preservation of the 
existing building stock 
and infrastructure 

development.
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1. Community Character & Placemaking

2. Downtown Revitalization
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E
2.1.1: Recruit and retain 

businesses in Downtown 
Union.

2.1.2: Promote higher-density, 
mixed-use residential uses 
in Downtown—above 

development in adjacent 
neighborhoods within 
walking distance of 
Downtown.

2.1.3: Develop an enhanced 
community gathering 
space and outdoor 
entertainment venue in 
downtown.

2.2.1: Restore Union’s historic 
buildings by encouraging 
comprehensive 
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Section 8.04.02. Implementation Matrix

Short-Term Implementation Action (0-3 Years)
Medium-Term Implementation Action (3-7 Years)
Long-Term Implementation Action (7+ Years)

2. Downtown Revitalization (continued)

IMPLEMENTATION MATRIX KEY
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2.2.2: Continue to promote 
façade and urban design 
improvements with a focus 
on historic preservation. 
Seek funding from the 
State’s CDBG program, 
public/private partnerships, 
or other funding sources.

2.2.3: Encourage the use of 
street furniture such as 
benches, waste containers, 
fountains, public art, 
information kiosks and 
seasonal banners to help 

theme.

2.2.4: Actively recruit and 
incubate local businesses 
downtown with the goal 
of “maintaining Union’s 
small-town feel”.

2.3.1: Establish a Community 
Improvement District 
(CID) to raise funding for 
Downtown improvement 
projects. The CID Board 
of Directors should lead 
future planning, operations, 
and management 
initiatives in Downtown 
Union.

2.3.2: Develop a Downtown 
Master Plan.

2.3.3: Develop and adopt 
Downtown Design 
Guidelines and a 
Downtown Form-Based 
Code to guide and 
facilitate rehab and new 

2.3.4: Expand participation in 
the Missouri Main Street 
Connection and achieve 
Associate Community 

to eventually become an 
Accredited Main Street.
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Section 8.04.02. Implementation Matrix

2. Downtown Revitalization (continued)

3. Business Stability & Economic Development
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2.3.5: Establish a formal 
Downtown organization 
with an Executive Director.

3.1.1: Develop programs to 
attract clean industrial 
land uses. Targeted uses 
should include technology-
based enterprises, green 
industries, warehousing, 
light assembly, 
manufacturing, and 
transportation distribution.

3.1.2: Utilize provisions in 
Chapters 99, 100, and 353 
of the Missouri Revised 
Statutes (RSMo) to 
facilitate the revitalization 
of underutilized 
commercial and industrial 
properties.

3.1.3: Develop a new Mixed-
Use Innovation Campus 
zoning district to attract 
and facilitate development 
of new business and 
industrial uses.

3.1.4: Actively work to connect 
potential tenants with 
vacant commercial 
buildings, and connect 
developers to vacant 
building rehab 
opportunities and vacant 
site redevelopment 
opportunities.

3.2.1: Create a business 
incubator program for 
start-up businesses. 
Activities can include 
providing physical space 
with shared-services and 
low rent; temporary rent 
subsidies for targeted 
commercial properties; tax 
abatement; and others.

3.2.2: Develop marketing 
strategies for the reuse 
of vacant commercial 
buildings.
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Section 8.04.02. Implementation Matrix

Short-Term Implementation Action (0-3 Years)
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Long-Term Implementation Action (7+ Years)

3. Business Stability & Economic Development (continued)

IMPLEMENTATION MATRIX KEY
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3.2.3: Develop a new Downtown 
Mixed-Use Neighborhood 
zoning districts to attract 
and facilitate retail and 
service business to 
existing underutilized 
residential buildings 
immediately surrounding 
the central business 
district.

3.3.1: Work with East Central 
College, Ozark Technical 
College, State Technical 
College of Missouri, and 
other post-secondary 
education institutions 
to expand access to 
professional education 
programs in Union, with 
a focus on new and 
emerging technologies and 
business sectors.

3.3.2: Partner with Union R-XI 
School District and 
the School District of 
Washington to provide 
expanded college- and 
career-readiness 
programs. The purpose of 
these programs should be 
to retain Union residents in 
Union after graduation and 
connect these residents to  
Union jobs.

3.3.3: Conduct regular “CEO 
Roundtable Meetings” 
between the Union 
Development Corporation 
and owners/operators 
of local businesses to 
understand and address 
local workforce needs.
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4. Housing & Neighborhood Stabilization & Development
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4.1.1: Increase the supply 
and variety of housing 
options to meet all socio-
economic needs. Updated, 

need to be developed 
in many of Union’s older 
neighborhoods. There 
is a lack of new and/or 
high-quality, 4-bedroom 
homes in the $250,000 to 
$400,000 range in the City 
of Union for larger families.

4.1.2: Promote public-private 

improvements for 
neighborhood stabilization.

the city more attractive 
to working families by 
improving housing options 
and other services that 
are attractive to working 
families.

4.2.1: Develop a new Downtown 
Residential Neighborhood 
zoning district to address 
historic residential areas 
adjacent to downtown that 
are non-conforming with 
the current R2 Single-
Family Residential zoning 
district.

4.2.2: Conduct a city-wide 
blighting study to identify 
geographical  
areas that may qualify 
for State of Missouri 
revitalization and 
redevelopment programs.

4.2.3: Consider the use of 
Chapter 99 and Chapter 
353 provisions, including 
a Land Clearance 
for Redevelopment 
Authority (LCRA) 
and redevelopment 
corporations for 
residential and mixed-use 
revitalization projects.

4.2.4: Investigate grants or 

for home repairs and 
maintenance for all ages 
and income groups, being 
particularly sensitive to 
the needs of elderly and 
low-income homeowners.



T h e  C i t y  o f  U n i o n ,  M i s s o u r i

I m p l e m e n t a t i o n  S t r a t e g i c  A c t i o n  P l a n8 . 1 2

Section 8.04.02. Implementation Matrix

Short-Term Implementation Action (0-3 Years)
Medium-Term Implementation Action (3-7 Years)
Long-Term Implementation Action (7+ Years)

5. Parks, Open Space & Community Health

IMPLEMENTATION MATRIX KEY
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5.1.1: Develop a City-wide 
Parks and Trails Master 
Plan as a counterpart to 
this Comprehensive Plan 
Update.

5.1.2: Develop and conduct 
a bi-annual parks and 
recreation user survey 
of residents, as part of a 
broader citizen satisfaction 
survey.

5.1.3: Identify and plan for the 
acquisition of additional 
park land and trail 
rights-of-way for future 
system expansion. Ensure 
that Union’s park system 
meets or exceeds the 
National Recreation and 
Parks Association (NRPA) 
standard of 10 acres per 
1,000 residents.

5.1.4: Plan for the construction 
of designated trails, 
greenways, and on-street 
bike and pedestrian 
facilities are at an interval 
of no more than one-half 
(1/2) mile across the 
entire City, ensuring that 
all households are within 
one-quarter (1/4) mile or 
less of a designated facility.

5.2.1: Plan for and establish 
a public park along the 
Bourbeuse River.

5.2.2: Plan for and develop a 
variety of low-impact active 
and passive recreational 

and respond to the area’s 
riparian landscape.
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5. Parks, Open Space & Community Health (continued)

6. Transportation & Accessibility
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5.2.3: Explore operational and 
funding partnerships with 
the State of Missouri and 
Franklin County, including 
Missouri Department of 
Natural Resources and 
Missouri Department of 
Conservation.

5.3.1: Install sidewalks to Union’s 
schools and along all 
roads. Make sure kids can 
safely walk to school.

5.3.2: Promote better nutrition 
in cooperation with 
restaurants, grocery stores, 
farmers markets, and 
others.

5.3.3: Plan for a comprehensive 
trail system connecting 
parks, neighborhoods, 
shopping areas with 
connections (visual & 
physical) to the Bourbeuse 
River.

6.1.1: Work with Missouri 
Department of 
Transportation (MODOT) 
and Franklin County to 
complete the realignment 
of MO-47 and intersection 
improvement of U.S. 50 
and MO-47.

6.1.2: Continued with the 
planned development 
of the Highway 47 
Expressway improvement; 
work with MODOT for 
cost-sharing opportunities 
to enhance the project.

6.1.3: Work with MODOT, 
Franklin County, 
Washington, and St. Clair 
to improve MO-47 to four 
(4) lanes north to Bieker 
Road (Washington) and 
south to Miller Drive (St. 
Clair).
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Short-Term Implementation Action (0-3 Years)
Medium-Term Implementation Action (3-7 Years)
Long-Term Implementation Action (7+ Years)

6. Transportation & Accessibility (continued)

IMPLEMENTATION MATRIX KEY

6.1.4: Work with MODOT to 
improve U.S. 50 to four 
(4) lanes from Progress 
Parkway to I-44.

6.2.1: Widen, pave and/or 
resurface all collector 
roads.

6.2.2: Require a level of service 
(LOS) of C or better in 
all new projects. Any 
development that causes 

of C should be required 
to provide the necessary 
updates to the appropriate 
roadways.

6.2.3: Incorporate state of the 
practice design features 
such as roundabouts, 

into roadway projects.

6.2.4: Add electric vehicle (EV) 
charging stations at 
City parks and facilities; 
consider regulatory 
incentives to encourage 
property owners to provide 
EV charging stations at 
businesses.

6.2.1: Provide sidewalks and 
paths to connect the City’s 
neighborhoods, schools, 
downtown and parks/
recreational areas for 
pedestrians  
and cyclists.
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6. Transportation & Accessibility (continued)

7. Community Infrastructure & Services
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6.2.2: Continue to seek funding 
and create strategic public/
private partner-ships to 
facilitate the construction 
of new sidewalks or 
the rehabilitation of old 
sidewalks.

6.2.3: Continue evaluating the 
availability of multi-modal 
transportation services; 
such as the need to 
expand on-demand public 
transit for elderly over the 
coming years. Providing 
services to an increasing 
elderly population is a 
challenge facing Union as 
well as other communities 
throughout the nation.

7.1.1: Continue to maintain the 
city’s low cost of living 
through the provision 
of quality, competitively 
priced public services, and 
reasonable tax rates. 

7.1.2: Encourage more 
entertainment (indoor and 
outdoor) opportunities 
for all. In general, the 
residents want more things 
to do and see.

7.1.3: Continue to partner with 
the school district to make 
better use of facilities, 
programs, and expand 
upon the options available 
to graduates.

7.2.1: Promote the creation of 
more youth events. Recruit 
members of the student 
body and members from 
youth groups from local 
churches to help lead the 

7.2.2: Expand upon the 
City’s current events 
and encourage the 
development of more 
annual programs and 
special events.
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Long-Term Implementation Action (7+ Years)

7. Community Infrastructure & Services (continued)

IMPLEMENTATION MATRIX KEY

7.3.1: Concentrate capital 
investments into areas that 
are contiguous to currently 
developed land and that 
are currently or easily 
served by existing facilities.

7.3.2: Initiate development 
agreements that help pay 
for the direct and indirect 
costs of new infrastructure 
development.

7.3.3: Investigate a policy 
regarding the use of public 
rights-of-way, where 
private companies seek to 

7.4.1: Develop and conduct a bi-
annual citizen satisfaction 
survey of  
Union residents.

7.4.2: Increase the presence 
of code enforcement 

enforcement of city codes.

person to coordinate 
and lead grant writing 
for Federal and State 
grant applications. The 
City should also take a 
proactive role in engaging 
with County and State 
representatives regarding 
funding opportunities.
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8.05 State Community 
Development Programs
SECTION 8.05.01. OVERVIEW

On the following pages, an overview of available community development 
programs authorized for cities in the Missouri Revised Statutes are presented. 
Use of these programs is recommended for consideration in the Strategies of 
the Union 2035 Comprehensive Plan Update for addressing reinvestment and 
redevelopment of existing developed land in Union.
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A Land Clearance for Redevelopment Authority 
(LCRA) is an appointed board of the City that is 
established pursuant to the Land Clearance for 
Redevelopment Authority Law to assist with the 
redevelopment of blighted or insanitary areas 
in the City. Per statute, the LCRA is vested with 
broad powers that allow the City to actively 
redevelop blighted areas, as well as to encourage 
the private sector redevelopment of such areas 
within designated redevelopment areas. The 
LCRA may designate redevelopment areas and 
redevelopment plans, and it has the authority 
to grant partial real property tax abatement to 
redevelopment projects that conform to approved 
redevelopment plans. It is authorized by Sections 
99.300 through 99.715 RSMo.

Eligible Activities
Within an approved redevelopment area, the 
Land Clearance for Redevelopment Authority 
may undertake the following types of activities:
 » Land Acquisition
 » Land Disposition
 » Building Construction and Rehabilitation
 » Blight Removal Activities
 » Eminent Domain – If approved as part of a 

redevelopment plan, the LCRA may acquire 
property through the use of eminent domain.

 »
as “an area which, by reason of the predomi-
nance of defective or inadequate street layout, 
unsanitary or unsafe conditions, deterioration 
of site improvements, improper subdivision or 
obsolete platting, or the existence of condi-

and other causes, or any combination of 
such factors, retards the provision of housing 
accommodations or constitutes an economic 
or social liability or a menace to the public 
health, safety, morals, or welfare in its present 
condition and use.”

Section 8.05.02. Chapter 99 Land Clearance for  
Redevelopment Authority

Program Benefits

REAL PROPERTY TAX ABATEMENT
Redevelopment projects may receive real proper-
ty tax abatement on up to 100% of the assessed 
value of the new construction or rehabilitation for 
10 years, depending on the type of redevelop-
ment area in which they are located.

BONDS
-

ment and blight remediation. 

Approval Process
A Land Clearance for Redevelopment Authority 

by the City Council. Commissioners serve three-
year terms.

The LCRA may prepare blight studies and re-
development plans, review privately prepared 
blight studies and redevelopment plans, and 
recommend their approval to City Council. Within 
designated redevelopment areas, the LCRA 
reviews redevelopment projects for conformance 
with the adopted redevelopment plan. Projects 
that conform to the plan are entitled to real 
property tax abatement on the new construction 
or rehabilitation for 10 years as prescribed by the 
redevelopment plan. In Casey’s Marketing Co. v. 
Land Clearance for Redevelopment Authority of 
Independence, MO., 101 S.W.3d 23 (Mo. App. 
W.D.) the Court determined that under Section 
99.700RSMo., if the property has been blighted 
and the proposal meets the redevelopment plan, 
the developer is entitled to tax abatement as a 
matter of right. 

Section 8.05. State Community Development Programs
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Industrial Development Bonds issued pursuant to 
Chapter 100 RSMo. may be used to provide real 
and personal property tax exemption and to pro-

It is authorized by Article VI, Sections 27 and 
27(b), Missouri Constitution; and Sections 
100.010 to 100.200 RSMo.

Eligible Activities
-

for warehouses, distribution facilities, research 
-

vice industries engaged in interstate commerce, 
industrial plants, and certain types of commercial 
development. Retail and service industries in 
intrastate commerce are not eligible.

Program Benefits
 » Real Property Tax Abatement - The property 

is owned by the city during the bond term and 
thus is exempt from taxes. A payment in lieu 
of taxes (PILOT) agreement may be required 
to modify the level of abatement.

 » Personal Property Tax Abatement - Chapter 
100 may also be used to purchase machinery 

owns the equipment during the bond term.
 » A PILOT agreement may be required to 

modify the level of abatement.
 » Sales Tax Exemption - Equipment purchases 

may be structured such that the city’s sales 
tax exemption is used.

 » Bonds - Chapter 100 bonds may be tax-
exempt, which makes it possible to issue the 
bonds at a lower interest rate compared to 

Section 8.05.03. Chapter 100  
Industrial Development Bonds

Approval Process

Chapter 100 RSMo. allows local governments 

projects and certain types of commercial develop-
ment for private corporations, partnerships, and 
individuals. Upon issuance of the bonds, the 
company transfers ownership of the development 
site and/or equipment to the local government. 
The bond proceeds are then used to fund the 
construction of the development project. The 
company buys the bonds and repays them over 
a set time period. Once the bonds are completely 
repaid, the local government conveys title of the 
site and/or equipment back to the company.

City Council must hold a public hearing prior to 
approving Chapter 100 bonds and must notify all 
taxing jurisdictions of the public hearing.

Section 8.05. State Community Development Programs
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Chapter 353 tax abatement is an incentive al-
lowed by Missouri law to encourage the redevel-
opment of blighted areas through the abatement 
of real property taxes and, where appropriate, 
the use of eminent domain. To be eligible for tax 
abatement, either the City or a private entity must 
form an Urban Redevelopment Corporation (URC) 
pursuant to the Urban Redevelopment Corpora-
tions Law. In order to establish an URC, articles of 
association must be prepared in accordance with 
the general corporations law of Missouri.

Under Chapter 353, tax abatement on real prop-
erty taxes is available for a period up to 25 years. 

100% abatement on the increased assessed value 
of the improvements on the property (excluding 
land). For the next 15 years, Chapter 353 allows 
for a 50% abatement on the actual assessed 
value of the property (land and improvements). 
Payments in lieu of taxes (PILOTS) may be 
required by the City to reduce the amount of the 
abatement authorized by statute and to ensure no 
loss of existing property tax revenues by taxing ju-
risdictions such as the City and school district. Tax 
abatement is not available for personal property 
taxes on equipment or machinery. It is authorized 
by Sections 353.020 to 353.150 RSMo.

Policy Guidelines
In accordance with Missouri law, the City will 
consider the granting of Chapter 353 where the 
property has been found to be a “blighted area.” 
In addition to this statutory requirement, each of 

1. Show a clear demonstration of public purpose 
-

ment of the City’s economic development 
goals which include expanding the tax base, 
creating quality jobs, and spurring develop-
ment in targeted City locations.

Section 8.05.04. Chapter 353 Tax Abatement

2. Demonstrate the project would not occur 

decision of the business to locate, expand or 
remain in the City and would not otherwise 
occur without the availability of the abatement.

3. Include evidence provided by the business 

stability and capacity to complete the project.
4. Ensure that the City, County, the Union R-XI 

School Districts or any other taxing jurisdic-
-

ceive less total real and personal property tax 
revenue from the property than was received 
prior to the granting of the tax abatement.

5. Comply with the statutory requirements set 
forth in Sections 353.020 - 353.150 RSMo. 
Chapter 353 applications which do not meet 
some of these criteria may be approved if 
the application clearly demonstrates that the 
project, as a whole, is of vital economic inter-
est to the City.

Approval Process

If the project meets the policy guidelines outlined 
above, the URC will be invited to submit a rede-
velopment plan covering the area proposed for 
redevelopment. The redevelopment plan, which 
shall include a blight study, will then be consid-
ered for formal approval by the City Council after 
a required public hearing.

Following approval of the redevelopment plan, 
the City and the URC shall enter into a perfor-
mance agreement which will govern the terms of 
the abatement. The agreement shall require that 
an annual report be submitted to the City. The 
agreement may include a claw-back provision 

as new jobs created as a condition for granting 
and maintaining the abatement. 

Section 8.05. State Community Development Programs
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