C.A.R.E.’s Summary Rebuttal


My name is Jane Latus, I live at 8 Uplands Dr. and I am pleased to be speaking as president of Canton Advocates for Responsible Expansion, Inc. C.A.R.E. is a true grassroots group with a large and diverse membership. We are residents advocating responsible economic development that will protect Canton’s character, identity and quality of life. Our members have the entire town’s long-term best interest in mind, and will continue to play an active role in future development issues facing Canton. Tonight, though, the topic at hand is this application. 

This zone change application is not about:
· Konover (or its reputation)
· Target (or its level of corporate giving)
· Increased tax revenues for the town (either real or hoped for)
· Improving Canton’s schools (even though we all want better schools), or
Saving the Lane House from demolition (although we all would like to see the Lane House saved)


This zone change is about:
· Sound, long-range land use planning 
· Responsible and defensible zoning
· Sustainable development that enhances the community, and
· Maintaining the quality of life and enduring characteristics that define the town – its residents, its buildings and its landscape – those features that those who live and work here cherish most.


Our opposition to this zone change can be summarized as follows:


The proposed zone change is inconsistent with the town’s 1990 Plan of Development, which must be viewed in its entirety. All of its various components and all of its goals, policies, and program steps must be considered – not just the “Plan of Land Use and Circulation” map.  The following show why this proposal is inconsistent with the plan. The results of this zone change:

· would be neither consistent with nor supportive of established residential areas,

· would create commercial development along Lawton Road,

· would place commercial development deep within a stable neighborhood,

· would create development with no transition to the adjacent residential area

· would erode the special distinctions of the Canton community,

· and would be a major step toward turning 44 into “the ultimate commercial strip.”


• If approved, this zone change will set an unwelcome and irreversible precedent along Route 44 for the following:

· consolidation of smaller parcels into larger, single parcels to accommodate more super-sized retail development similar to that proposed by the applicant, and also

· additional requests for zone changes from residential to commercial in order to allow for this kind of parcel consolidation – again, in a manner similar to that proposed by the applicant.
• If approved, this zone change will allow mega-scale retail development that will harm existing local businesses, generate a significant amount of additional traffic along Route 44 and its nearby feeder roads, and contribute relatively little to the long-term economic growth and strength of the town. (Remember, a big box store located in Canton is not a local business. Sales taxes go to the state and profits go to out-of-state corporate headquarters.) 


• The development that this zone change would allow will begin to slowly eat away at Canton’s unique identity, small-town quality of life and enduring character. There isn’t a fence high enough or a landscaped buffer wide enough to mitigate the erosion of these intangible (but very real) features that will gradually yet inevitably occur if this zone change is approved.

• If approved, the resulting development will be an undesirable intrusion of commercial zoning and land use deep into a stable residential neighborhood and will diminish the values of nearby residential properties.

• Earlier, you heard noted economist and Director of the Connecticut Center for Economic Analysis, Fred Carstensen, tell you, “retail is the weakest form of economic development” and that the zone change “will reduce residential land value.” His further warning bears repeating: “You may end up the proud owners of retail buildings that have been abandoned because their owners can’t compete.” We are presenting you with Professor Carstensen’s resume so that you are aware of his distinguished reputation. He has volunteered all his assistance, and has in fact also offered to donate his time to meet with any and all town boards, because he so strongly believes in the goals of property tax reform and smart development.

• The applicant’s proposal does not offer the best opportunity, the last opportunity, or the only opportunity for responsible, human-sized commercial development to occur at this site or elsewhere along Route 44. 
The applicant’s own presentation states that, “Canton possesses a competitive advantage and growth opportunities” for future retail development. The features that make Canton attractive for retail development do not somehow apply only to this applicant. These features will not suddenly disappear if this zone change is denied and the applicant is unable to construct its proposed super-sized retail development. Other developers – those with similar resources and marketing skills but with understanding of the need and desire for sustainable, right-sized development for Canton – are not far behind.  Canton has finally been discovered; it is the next “hot” town along the Route 44 corridor. Simply put, the applicant is not – and will not be – our last or best hope for retail development.



When reviewing a zone change application, the statutory directive to the Planning Commission is very narrow. The Planning Commission is limited to making a determination as to whether or not a proposed zone change is consistent with the current Plan of Development. The Planning Commission acknowledged that its scope was limited to consistency with the 1990 plan, and recommended that the Zoning Commission consider the results of the public opinion surveys and other materials generated as part of the current update of the 1990 Plan.

The Zoning Commission may, and should, take a much broader view of a zone change request, and can give careful consideration to the points that have been made in this public hearing.

In closing, I ask that you ask yourself: if this zone change is approved, how many of us – years from now – will be able to look at this out-of-scale, out-of-character, same-as-everyplace-else-development and proudly tell our children or grandchildren, “We did this for you”? Is this the legacy that we want to leave behind?

