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Introduction 
 

 

Made in conformance with Connecticut statute and the desires of the residents of Union; the plan of conservation and 

development (Plan) provides a blueprint for decision making that fosters a healthy environment, economic opportunity, and 

a high quality of life for all residents.  The Plan balances population, housing, and economic development with habitat 

preservation, agriculture, open space, and infrastructure needs. In doing this, the Plan presents a vision for the Town's 

future, and a series of recommendations and/or strategies for achieving that vision. 

The intent of the Plan is to guide the Town's efforts in land use planning and 

growth management, the provision of public facilities and services, environmental 

protection, economic development and land conservation.  The ñgoalò of this Plan 

is to provide Union with a comprehensive, understandable, and usable blueprint to 

guide future decisions with flexibility and creativity in its application to 

accommodate competing objectives. 
 

 

A Plan of Conservation and Development has its legal basis in Connecticut statute 

(Section 8-23). This law requires each community to have a plan and to update 

that plan every ten years. Section 8-23 sets forth several mandatory and 

discretionary areas to be addressed in a plan of conservation and development: 

At least once every ten years, 

the [Planning] commission shall 

prepare or amend and shall 

adopt a plan of conservation 

and development for the 

municipality.   Following 

adoption, the commission shall 

regularly review and maintain 

such plan. 

 
In preparing such plan, the commission or any special committee shall consider the following: 

 
1. The community development action plan of the municipality, if any, 

 
2. the need for affordable housing, 

 
3. the need for protection of existing and potential public surface and ground drinking water supplies, 

Section 8-23, Connecticut 

General Statutes 

 

4. the use of cluster development and other development patterns to the extent consistent with soil types, terrain and infrastructure capacity within the 

municipality, 

 
5. the state plan of conservation and development adopted pursuant to chapter 297, 
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6. the regional plan of development adopted pursuant to section 8-35a, 

 
7. physical, social, economic and governmental conditions and trends, 

 
8. the needs of the municipality including, but not limited to, human resources, education, health, housing, recreation, social services, public utilities, public 

protection, transportation and circulation and cultural and interpersonal communications, 

 
9. the objectives of energy-efficient patterns of development, the use of solar and other renewable forms of energy and energy conservation, and 

 

10.  protection and preservation of agriculture. 

Such plan of conservation and development shall: 

1. be a statement of policies, goals and standards for the physical and economic development of the 

municipality, 

 
2. provide for a system of principal thoroughfares, parkways, bridges, streets, sidewalks, multipurpose 

trails and other public ways as appropriate, 

 
3. be designed to promote, with the greatest efficiency and economy, the coordinated development of the 

municipality and the general welfare and prosperity of its people and identify areas where it is feasible 

and prudent : 

 
Å to have compact, transit accessible, pedestrian-oriented mixed use development patterns and 

land reuse, and 

 
Å to promote such development patterns and land reuse, 

 
4. recommend the most desirable use of land within the municipality for residential, recreational, 

commercial, industrial, conservation and other purposes and include a map showing such proposed 

land uses, 

 
5. recommend the most desirable density of population in the several parts of the municipality, 

 
6. note any inconsistencies with the following growth management principles: 

 

Why do we Plan? 
 

 

The purpose of doing a plan is to 

ensure an overall quality of life 

standard be maintained and 

improved in the future.  This is 

accomplished by identifying the 

issues the community faces and 

finding ways to address those issues 

in the coming years. 

 
Kelly, E & Becker, B. 

2000 Community Planning, An Introduction to the 

Comprehensive Plan. 

Washington, SC: Island Press 

 

Å Redevelopment and revitalization of commercial centers and areas of mixed land uses with existing or planned physical infrastructure; 

 
Å expansion of housing opportunities and design choices to accommodate a variety of household types and needs; 

 
Å concentration of development around transportation nodes and along major transportation corridors to support the viability of transportation options and 

land reuse; 
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Å conservation and restoration of the natural environment, cultural and historical resources and existing farmlands; 

 
Å protection of environmental assets critical to public health and safety; and 

 
Å integration of planning across all levels of government to address issues on a local, regional and state-wide basis, 

 
7. make provision for the development of housing opportunities, including opportunities for multifamily dwellings, consistent with soil types, terrain and 

infrastructure capacity, for all residents of the municipality and the planning region in which the municipality is located, as designated by the Secretary of the 

Office of Policy and Management under section 16a-4a, 

 
8. promote housing choice and economic diversity in housing, including housing for both low and moderate income households, and encourage the development 

of housing which will meet the housing needs identified in the housing plan prepared pursuant to section 8-37t and in the housing component and the other 

components of the state plan of conservation and development prepared pursuant to chapter 297. In preparing such plan the commission shall consider 

focusing development and revitalization in areas with existing or planned physical infrastructure. 

 
Such plan may show the commission's and any special committee's recommendation for 

 
1. conservation and preservation of trap rock and other ridgelines, 

 

2. airports, parks, playgrounds and other public grounds, 

 
3. the general location, relocation and improvement of schools and other public buildings, 

 
4. the general location and extent of public utilities and terminals, whether publicly or privately 

owned, for water, sewerage, light, power, transit and other purposes, 

 
5. the extent and location of public housing projects, 

 
6. programs for the implementation of the plan, including: 

 
Å a schedule, 

 
Å a budget for public capital projects, 

 
Å a program for enactment and enforcement of zoning and subdivision controls, building 

and housing codes and safety regulations, 

 
Å plans for implementation of affordable housing, 

 
Å plans for open space acquisition and greenways protection and development, and 

 

"Smart growth" means economic, social and 

environmental development that ( A) 

promotes, through financial and other 

incentives, economic competitiveness in the 

state while preserving natural resources, and 

(B) utilizes a collaborative approach to 

planning, decision-making and evaluation 

between and among all levels of government 

and the communities and the constituents 

they serve. 
 

 
Public Act 09-230 
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Å plans for corridor management areas along limited access highways or rail lines, designated under section 16a-27, 

 
7. proposed priority funding areas, and 

 
8. any other recommendations as will, in the commission's or any special committee's judgment, be beneficial to the municipality. The plan may include any 

necessary and related maps, explanatory material, photographs, charts or other pertinent data and information relative to the past, present and future trends 

of the municipality. 

 
This plan is organized into two sections to address the preceding statutory requirements.  The first section provides 

background information on the current state of the Town and potential future developments.  This section of the plan 

includes: general demographics, housing, natural resources, education, transportation and economics.  This section is 

intended to be amended as new information is developed or available. The next section contains the Townôs goals, 

objectives, and policies/strategies.  This section is intended to provide the policy base and direction to guide growth and 

development. 
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Union in Perspective 
 
 

Incorporated in 1734, Union was the last town settled in eastern Connecticut. Union has the smallest population in 

Connecticut.   The initial and lasting impression of the Town is that it is rural. There are no shopping centers or large 

subdivisions that characterize most towns in Connecticut.  There are large tracts of forests, some farms, ponds, streams, 

wetlands and a scattering of homes.  As an upland town, Union has a fairly rough topography.  During the drafting of this 

plan residents made clear their desire to maintain the town as a rural place. 
 

 
People choose to be here [Union] for a variety of reasons. For some, Union provides a haven from the hustle and bustle of professional lives. 

For others it is a good place to raise children.  And for still others, the personal freedom and natural beauty found in Union are great 

attractions.  Somehow it is removed from the negative side of civilization. Union is a community ... Perhaps the best way to describe it as 

extended family. The natural beauty of Union is one of the major reasons why people choose to live here. It is truly beautiful, a walk through 

the vast woods will convince you. People who live in Union really want to be here, in spite of long commutes to work, shopping or 

entertainment1 . 

 
Union is located in the northeastern part of Tolland County (Map 1) and is bordered by the Connecticut towns of Willington, 

Woodstock, Eastford, Ashford, and Stafford and the Massachusetts towns of Wales, Holland, and Sturbridge. Union is part 

(one of 29 towns from Connecticut and Massachusetts) of the Quinebaug-Shetucket National Rivers Heritage Corridor (also 

known as the ñLast Green Valleyò). The Corridor was established by Congress in 1995 as a means to protect one of the last 

undeveloped areas within the Boston - New York Metropolitan Region. 
 

 

Union is a medium sized town (29.8 square miles) covering 19,056 acres making it the seventy-forth largest community of 

the 169 towns in the State.  Union has 25.2 persons per square mile compared to Connecticut, which has 612 persons per 

square mile.  This makes Union one of the least densely populated towns in Connecticut.  The Town is in proximity to a 

number of urbanized areas (map 2), standing out as one of the few remaining non-urbanized locations in southern New 

England. 
 
 
 
 
 

1 Union Lands: A People's History, Union Historical Society, 1984, pages. 392-393 



Union, Connecticut - Plan of Conservation and Development, 2020 ï 2030 

12 

 

 

 
 
 
 
 
 
 
 
 
 
 

Vvlleraham 

 
 
 
 
 
 

Hampden 
HOLLAND 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ashford  Eastforef 
 

/ 

 
 
 
 

 
Mansfield 



Union, Connecticut - Plan of Conservation and Development, 2020 ï 2030 

13 

 

 

 
 
 
 
 
 
 
 
 
 
 

,.. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Urbanized Areas and the Town of Union 
 

Legend 
 

- Interstates 
 

- Tow of Union 

- Urbanized Areas 

0States 



Union, Connecticut - Plan of Conservation and Development, 2020 ï 2030 

14 

 

 

 
 

Union has the highest elevation (981 feet) than that of its surrounding towns and the highest elevation of any town found in 

eastern Connecticut.   The Town averages 50 inches of rain and 54 inches of snow per year. The number of days with any 

measurable precipitation is 133. On average, there are 191 sunny days per year in the Town. The July high is around 81 

degrees. The January low is 15.  Total precipitation, especially for snowfall surpasses each of Unionôs neighboring towns. 

This is primarily a function of elevation compared to the other towns. 
 

 

Union has a number of historic sites of significance covering its history.  The Townôs history is well chronicled.  The History 

of Union, Connecticut by Charles Hammond, 1893 Quintin Publications, 2004: www.QuintinPublications.com and Union 

Lands: A Peopleôs History, Union Historical Society, 1984.  There is a current project to accurately identify locations of 

historic significance using GPS technology.  This work is being done by the Townôs Historical society.  Additionally, under 

the Townôs Zoning Regulations there are specific protections for sites having historic or archaeological significance.  Section 

2.07 of the Regulations establishes the Commissions rights to suspend, revoke or modify an existing permit if the 

Commission ñdetermines that the site has historical or archaeological significance2 .ò 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2 Section 2.07, Town of Union Planning and Zoning Regulations 

http://www.quintinpublications.com/
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Demographics 
 

 

Unionôs population is not projected to grow significantly 

during the next ten to twenty years. The University of 

Connecticut State Data Center projects only a modest 

increase in the growth rate of less than one-half of one 

percent. 
 

 

The median age of the Townôs residents was 43 in 2008 - 

compared to 37 for the County and 40 for the State. The 

trend for Union is for the median age to increase at a rate 

higher than the State and County.  UConnôs projections show 

that the median age will increase by 13.2 years from the 2000 

census level. This compares to the Stateôs increase of just 

3.6 years for the same period.  Notably, the number of 

children and elderly dependent on working people in the town 

will rise significantly.  The result of this growth will place more 
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tax burden on workers within the town to provide direct and indirect 

services for children (education) and the elderly. The issue of housing 

affordability and availability may develop as the number of elderly 

dependent personôs increases. Residents with income below the poverty 

level is estimated at 3.5 percent (compared to 5.6 percent for the County 

and 7.9 percent for the State). Children below the poverty level were at 

6.1 percent (10.6 CT). 
 

 

Median household income for the Town in 2009 (DECD) is estimated at 

$72,428 ($74,520 for the County and $68,055 for the State). 
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Housing 
 
 

Union contains (2008) 377 housing units (map 

4); of which the vast majority (more than 96.7 

percent) were single family units3.  This 

compares to 316 housing units in 1997. 

Housing increase has been steady (4.8 

permits per year), but modest since 1990. 

Unless an unanticipated event occurs or 

circumstances change; this rate of growth 

should remain unchanged. 
 

 

The evidence suggests that the town will 

continue to contain the single family home as 

the dominant housing type for duration of this 

plan. The median price for housing in 2007 
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was $236,000 compared to $256,000 for Tolland County and Connecticut at $295,0004. 
 

 

The State of Connecticut defines affordable housing as that which does not cost a family more 

than 30 percent of its gross income.  Once a family goes over that 30 percent threshold they 

often have difficulties paying other needed expenses. Average Housing prices within the Town 

are currently above that attainable for the median household income ($72,428) within the Town. 

This means that housing costing more than $21,728 annually (assuming the median income for 

the Town) would not be deemed affordable.  This is true for Union and every other town in 

Connecticut.   However, given the Townôs limited total housing numbers Union ñappearsò more 

 

 
FMR's by Unit Bedrooms 

 
Efficiency - $748 

One-Bedroom - $896 

Two-Bedroom - $1,095 

Three-Bedroom - $1,315 

Four-Bedroom - $1,623 

 
Source: HUD 

at odds with state policy than is reality. The issue is that The U.S. Department of Housing and Urban Development (HUD) 
 

 
 

3 Connecticut Economic Resource Center, 2010 Town Profile: Union, CT 

 
4 Connecticut Economic Resource Center, 2010 Town Profile: Union, CT 
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has in place a system used by all states by which ñFair market Rentsò (FMR) are established.  This is done as a means to 

establish a payment standard for several federal assistance programs.  HUD sets FMRôs based on unit-bedrooms.  The 

Department of Economic and Community Development, in 2008, had Union with 2.41 percent (4 Governmentally Assisted 

Units and 4 CHFA Assisted Mortgages) of its housing as affordable. 
 

 

Connecticut has several laws that attempt to foster housing diversity.  The basic enabling statute for zoning, Section 8-2 

includes the following language: 
 

 
Such regulations shall also encourage  the development of housing  opportunities, including opportunities for multifamily dwellings, 

consistent with soil types, terrain and infrastructure capacity, for all residents of the municipality and the planning region in which the 

municipality is located, as designated by the Secretary of the Office of Policy and Management under section 16a-4a. Such regulations 

shall also promote housing  choice and economic diversity  in housing,  including housing  for both low and moderate income 

households, and shall encourage  the development of housing  which  will meet the housing  needs identified in the housing  plan 

prepared pursuant to section 8-37t and in the housing component and the other components of the state plan of conservation and 

development prepared pursuant to section 16a-26. 

 
In 1990 the Connecticut Affordable Housing Appeals Act (8-30g of the Connecticut General Statutes) was enacted that 

provides that a developer of ñaffordable housingò denied locally may appeal such ruling to the courts and have that denial 

overruled if such town contains less than 10 percent designated as ñaffordable.ò  Connecticut law places the burden on the 

local land use commission to justify an action that would deny the development of affordable housing.  This law in effect can 

put aside the local land use rules if they interfere with the State policy goal of providing affordable housing. 
 

 

The Townôs zoning and subdivision regulations are not structured to discourage affordable housing.  Rather, they reflect the 

communities desire to maintain a rural setting -- respectful of the varied natural resources found within the Town. The 

regulations are also a reflection of the rough, wet, and rocky conditions found throughout the Town. These realities do not 

lend themselves to smaller housing lots.  While the Townôs three acre minimum house lot may seem large it is really a 

necessity for well and septic location.  Additionally, the Town has little or no prospect for public water or sewer -- both of 

which would be in conflict with the State Plan of Conservation and Development. 
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Governance 
 
 

Union has a Board of Selectmen, Town Meeting, Board of Finance form of government. Town 

government is the most personal and in many ways, the most important level of government.  

It is accessible; people interact with it daily ï including its elected and appointed officials.  

Residents depend on it for a range of services that affect quality of life. The Town of Union 

performs a wide range of functions and services. Some of these functions or services are 

optional and others are mandatory.  All authority granted to the Town is derived from the State. 
 

 

Union is a small town by Connecticut standards.  However, its obligations are essentially the 

same as Connecticutôs largest municipalities.  Elected persons hold the key administrative 

offices in Union.  These include Chief Administrative Officer (First Selectman), Town Treasurer, 

Tax Collector, and Town Clerk.  The Assessor, Public Works Director, Building Inspector, and 

Zoning Enforcement Officer, are other key administrative staff and are appointed. 

Additionally, Union has commissions made up of residents that perform administrative and 

legislative functions.  These include Board of Selectmen, Board of Finance, Planning and 

Zoning Inland Wetlands Commission, Zoning Board of Appeals, and Board of Education. 

Collectively, these individuals and boards make the Town run on a day-to-day basis. 
 

 

The town has an annual budget of just over two-million dollars. Revenue is primarily 

 
Town Departments 
 

Town Hall Offices 

 
Assessor Building 

Office Health 

Department 

Probate 

Registrar of Voters 

Selectmen Town 

Clerk 

Tax Collector 

Treasurer 

 
Other Town Offices 

 
Animal Control 

Fire Department 

Public Works 

Transfer Station 

Library 

generated from the Property Tax (approximately $1.7 million), $382,000 received from the State, and the balance from other 

local sources.  The average per capita tax (2007) was $2,378 -- ranking 71 of the 169 towns.  Debt per capita is at $722 

2007 - 144/169). Only 3.8 percent of the Townôs Grand List comes from commercial or industrial taxes -- the rest falls on 

residential properties and related taxes.  Primary expenses for the Town are those related to education and roads. 
 

 

ñThe Union Free Public Library was established during a town meeting in November of 1894. It officially opened its doors 

March 25, 1895. At first housed in a private home, it quickly outgrew its space, and a dedicated building was completed in 

1912. The library still occupies this building.  Renovations of the basement in the 1960s and 1970s opened additional space 



Union, Connecticut - Plan of Conservation and Development, 2020 ï 2030 

23 

 

 

 
 

for a children's room, which now houses our collection of junior fiction, non-fiction, reference materials, and videos, and 

provides a great resource for our local school children who visit on a weekly basis during the school year5.ò  The Townôs 

Library contains 11,743 volumes (2001) and has a circulation per capita of 4.76. 
 

 

The Town has a volunteer fire department.  Police protection is provided by the Connecticut State Police through Troop C in 

Tolland. Union has its own transfer station and animal control facility located at the Town Garage. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5 Town of Union web site 

 
6 Connecticut Economic Resource Center, Union Town Profile, 2010 
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Land Use Change 

     
 

Item 

1985 1995 2006 Change 

 

acres 
 

% of 

Town 

 

acres 
 

% of 

Town 

 

acres 
 

% of 

Town 

 

acres 
 

% of 

Town 

 

Developed 
 

1,048 
 

5.5 
 

1,112 
 

5.7 
 

1,137 
 

6 
 

91.5 
 

8.7 

 

Turf & Grass 
 

145 
 

0.8 
 

177 
 

0.9 
 

213 
 

1.1 
 

80.1 
 

54.9 

 

Other Grasses 
 

51 
 

0.3 
 

54 
 

0.3 
 

89 
 

0.5 
 

45.6 
 

88.2 

 

Ag Fields 
 

482 
 

2.5 
 

483 
 

2.5 
 

489 
 

2.6 
 

15.4 
 

3.2 

 

Deciduous  Forest 
 

4,636 
 

24.3 
 

4,573 
 

24 
 

4,541 
 

23.9 
 

-93.1 
 

-2 

 

Coniferous Forest 
 

11,186 
 

58.7 
 

11,165 
 

58.8 
 

11,091 
 

58.2 
 

-130 
 

-1.2 

 

Water 
 

931 
 

4.9 
 

924 
 

4.9 
 

925 
 

4.8 
 

-6.2 
 

-0.7 

 

Non-Forested Wetland 
 

53 
 

0.3 
 

54 
 

0.3 
 

59 
 

0.3 
 

6.4 
 

8.8 

 

Forested  Wetland 
 

506 
 

2.7 
 

481 
 

2.5 
 

464 
 

2.4 
 

-39.9 
 

-8.1 

 

Barren 
 

28 
 

0.1 
 

43 
 

0.2 
 

57 
 

0.3 
 

29.8 
 

108.3 

 University of Connecticut Center for LandUse Education and Research 

 

 
 

Land Use 
 
 

The Connecticut Plan of Conservation and 

Development shows Union to be a rural 

community dominated by Existing Preserved 

Open Space and Conservation Areas. These 

designations are primarily the result of the 

Nipmuck Forest, Yale Forest, and watershed 

areas. The Stateôs Plan also indicates an area in 

yellow that designates a traditional village area 

where towns services are located as well as 

places of worship and education (areas in and 

around the old Town Hall and Library). From the 

Stateôs perspective, Union is a rural town 

containing significant tracts of undeveloped 

lands with a traditional town center that should 

remain in its current state. 
 

 

Union has had zoning since 1934 and 

subdivision regulations since 1971.  The Zoning 

Regulations are designed to strike a balance in 

protecting the Townôs rural character and allowing flexibility for economic growth. The Townôs zoning regulations divide the 

Town into five zones: Rural Residential, Retail Trade, Commercial/Industrial, Union Land, and Floodprone Areas.  The 

largest zone is Residential7. This zone has a minimum lot size of 3 acres and 250 feet of frontage for single family homes. 

While the Residential Zone, as the name 
 
 
 
 
 

 
7 Non-residential zones are discussed later in this section with economic development matters. 
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