2006 TOWN PLAN OF CONSERVATION & DEVELOPMENT
APPENDIX A2: LAND USE 6/25/2006

Introduction

Planning is not a static, one time process. It requires professional input and pelejuation by
the Commission on a regular basis and continuing efforts to identify and resolve important issues.

The Town shouldcontinue tosupport ad strengthen a professionally capable and adequately
staffed Town Planningnd ZoningDepartment The Commissiomrmustbe concerned with the day
to-day decision making which influences the specifics of this Plamgthdthe need to continually
re-evaluate the Plan's long range objectives as development patterns and changes take shape.

Planning Tools

Zoning

One of the most effective ways to assure that Darien is developed as platimedgds its
zoning. ZoningRegulations control the way in which land is used. WHREkgulations
cannot require that land be developed for uses proposed Riatethey can prevent land
from being developed contrary to the Plamhe Planning and Zong Commissiorwill
continue to periodically review th&oning Regulationsand amendments to the Regulations
canbe made from time to time

If zoning is to continue to be a valuable means of maintaining Darien igblg Hesirable
residentialcommunity, thePlanning & ZoningCommission, the Zoning Board of Appeals,
the Zoning Enforcement Officer, the Building Official, the Environmental Protection
Commission and the Architectural Review Boardust continue to maintain an effective
relationship with one anothefThe integrity and enforcement of the zoning regulations, as
they have been established by the Commission, muspdsamount. The Zoning
Enforcement Officer must have the strong support of all Town officials in order for this vital
aspect of the program to be effective.

Subdivision Requlations

Subdivision Regulatins, last updated in 1992re another important toab control the
proper development of the Town. While zoning regulates the use of land, the Subdivision
Regulations guide the layout and design of new roads and lots, and ensurerduatirat
improvements are properly accomplished. Subdivision retagthe Planning and Zoning
Commission makes it possible to continue Darien's long history of well planned
development.

The subdivision process also offers the opportunity for implementing some of the Town's
open spee and recreation objectives. As a part of the approval procedure, the Planning and
Zoning Commissiomequires a developer to set aside a minimum of 10 percent of the land
for open space purposes in many of the lasgddivisions which it processes and requires
that appropriate measures be taken to protect environmentally sensitive land.
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Capital Improvements Program

How the Town ofDarien spends money for public improveme(gs). schools, parks,
recreation facilies, open space, roads, sidewalks, and municipal buildiagd the design
standards to which they are bulitave a major effect upon the development of the Town.
Since the authority to initiate and carry out these improvements is widely distributed
throughout many agencies of Town government, it is important that the various
recommendations for action by these agencies be reviewed by the Planning and Zoning
Commissionas spedically required by Section-84 of the Connecticut General Statutes
(Municipal Improvements/Mandatory Referral) that they will conform to the overall plan

for Town development.

The Town ofDarien has hgdand will continue to need Capital ImprovemednProgram
(CIP)to guide the Town officialg careful scheduling and implementation of various public
works and public land acquisitions that are needed over a period of years as the Town
continues to develop and change. Each year the program is résindieevised in light of
changes in prioritieeequired by changing conditions

Such aCIP will provide the estimated future development neeasl costs facing the Town.

It will help to give greater stability to the tax rate by spreading improvemerns cos
systematically over a period of years in closer accord with the Town's financial ability, and
thus avoids the grouping of several expensive projects in one year with a consequent jump in
the tax rate.

Private Development

The vast majority of developent in Darien has been aimtdappears that iill continue to be
carried out by private individuals and organizations. Therefore, it is private action that is the most
important element in developing the community, guided and regulated by the Towrciisedes
above.

Neither the Town Plan, zoning or subdivision regulations, nor the Town agencies which administer
these regulations, can force any private individual or agency to develop a particular piece of land for
a particular use. However, the Plan\pdes an orderly framework for private development and
related municipal service facilities and, therefore, can be helpful to private enterprises in
determining the right type of development and the proper place for it. Where there is a good Town
Plan, adl it is followed on a continuing basis, private enterprise has a more reliable foundation upon
which to plan and build. This not only encourages good development, but also helps to accomplish
the Plan's specific recommendations.

Town Implementation

One of the most important aspsadf the various proposals in the Plas the acquisition of land
needed for future public purposes t hi n t he T o wnlblandi$ notseseavied novgip a b i |
simply may not be available when it is needed in the éutur
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1. RESIDENTIAL ZONING (including Special Permit uses)

As noted within the Chapte®d7Housing, and its related Appendix, there are a number of
issues related to housing in Darien. It is likely that due to the high cost of land, subdivision
of parces will continue, and houses on oversized lots will seek possible subdivision or
resubdivision approval as well. Variances from the ZonBwprd of Appeals and
applications to the Environmental Protection Commissiglh increase as more difficult
parcels are developed and added on to, as property owners seek to develop their properties
to the greatest extent possible.

Permitted Uses

Over the next ten years, the Planning and Zoning Commiskimmdcontinue tostudy and
continue toconsideramending the zoning map. This may be appropridtere existing

zone boundary lines split properties and are not a set distance from a Bhreeesidential

district boundaries recognize and preserve the character of areas which already have an
established residential type of development.

In some areas, existing residential district densities do not matgreberibeddensity br
residential development. This ha® tbffect of making the use of private property difficult
for both the homeowner and the Town, where any addition or modification to a-single
family residential dwelling is not possible without a variance from the ZdRegylations.

Spedal Permit Useswithin Residential Zones

The Darien Zonindgregulations allow for a variety of uses of a fwiesidetial nature within
all residential mning districts. This includes such uses as private clubs and places of
worship.

Anothe type of Special Permit use is the Darien Historical Soceety i | di ng on Ol d
Highway North The Darien Historical Society shoulkbnsider the acquisition ahe

adjacent property in ordeto provide for their storage needs and for the possible
establishment of a musedtype facility. This will allow the Society to accept manestoric

donations, as they would have the additional necessary storage space. The-typseum
facility would be a worthwhile educational opportunity for local students to learn more
about Dariends history.

The Darien Community Association owns 8atres on Middlesex Roadrhe Town should
explore preserving that property. This may be thhotng use of easements, leases, public
private partnerships, or outright purchasamilarly, the Ox Ridge Hunt Club is a property
which has provided an aesthetic for northern Darien for many years, and the Town should
explore preservinthrough easements or other meath®r part of that property as well.

If Special Permit parcels become available, efforts should be made to protect the residential
character of the neighborhood. Any future uses should be consistent with residentig| zoni
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andany succeeding Special Permges should be maintained closely as possible to the
prior existing use.

Commercial Development within residential zonegnon-conforming commercial uses)

One of the few existing commercial busiresis a residenal zone isa hardware storat
the intersection of L ocTwe posshle lses cdilo bedanother d
hardware store or singfamily residences.

Another commercial use in a residential zona isestaurant on Boston Post Raaehar the
Stamfordmunicipal line This is a preexisting norconforming use, and should not be
allowed to expand further into adjaceesidentiallyzonedproperties.

The Commission has had a lesiginding policy ohot allowing additional commercial us@s
distinguished from Special Permit uses)encroachment into residential zones. That should
continue into the future in order $trictly protect these residential areas, which are the core of
the Town community
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2.

NON-RESIDENTIAL ZONING (including Multi -Family Zones)

Multi -Family Zones

According to the Darien Zonin&egulations, four zoning districts in Town allow multi
family housing. These zoning districts (DBRerlay, DMR and 3.7AH) are technically
considered nomesidential zones because they are not exclusively siagidy zones. The
largest vacant parcel these zoning districtis the 3.7 acre property on Hollow Tree Ridge
Road It is recommended that access to and from that property be from a shared driveway
with Avalon Darienonto Hollow TreeRidge Road, which is now signalized. This will
eliminate conflicts any new curb cut may have widanoy roads, drives, and entrances. A
more desirableoption would be for development of this property wca@anmodate the
relocation of a single shared driveway wikalon Darien farther to the south to improve
sightlines and safety.

Where logical, th&Commission should consider rezoning properties for use as either senior

housing or for condominiums. The Procaccini property off of Hoyt Sinegtbe a logical
site for such development, if access and wetland issues can be prddeglssad.

Commercial Zones

The two largst commercial areas in Town are t@vntown/central busineshstrict; and
the Noroton Heights area (the HeightsYhere are alsemaller commercial areas, such as
several sectionaglong the Boston Post Rqaahd scattered neighborhood business areas.

It is expected thatluring the next ten yearmarket forces will dterminewhetherowners
seek to converxisting commercial development within DBRerlay zones to muHiamily
housing The Planning & Zoninggommission does not recommend expansion of these four
nornresidential zones into traditional singkemily residential zones.

The Commission should be hesitant to rezone existing commercial propartidser uses.

The amount of commercial property in Town is quite limited, and as noted in the goals
throughout this document, there is a desire for the community to have a mix of zones, and
not be entirely residentially zonedWhile the Town communitys and should remain
primarily a residential community comprised mostly of siFfglaily residences, the quality

of residential life in such a community is enhanced by-pllhned commercial and other
Asupporto uses within the Town.
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Downtown Darien is listed in the draft SWRPAegional plan as a Town Cendea

AHIi storic Town Center with cultural and go
serviceor i ent ed ¢ o mme r cSulastantiall @anges o phisearea dndieen
implemented since the 1995 Town Plan. This includesiviation of the Darien Playhouse
additions to the Darien Sport Shop, d@hd Grove Stred®laza project

Nor ot on Hei ght s IS | i st ed defired asi Efslt cadbd |i s IT €
nei ghborhood centers, wi t h | dkadtbo, hag seani | a
significantimprovements over the past 10 years.

Downtown

The Commission specifically notes that these concept plans do not showsqutopo
development, but only development which represents the general design goals of downtown.
Other designs not shown may be equally viable and desirable.

The concept planon the pageA9-11 (Exhibit 9-1) shows potential developmenand
redevelopment on Bdon Post Roath downtown and in Noroton Heights The concept

plans provide guidance fdanners, property owners, developers, praspective investors.

It also allows Planning and Zoning Departmestaff the opportunity to better guide
devel oper s, property owners and i nwvileset or s
concept plans also reflect design views of the Planning and Zoning Commiskich
include: sidewalks and improved pedestrian access; minimal curb cuts; shared driveways;
small park/open space areas where appropiiaoved connections (both pedestrian and
vehicular) to the municipal parking lotand parking areas which flowtmone anotherIn

many, but not all cases, it would be logicahtove buildings in these areasse to the road,

with parking in the rear.

The concept plarfor the north side of Boston PoRibadshows the redevelopment ofeth
northeast corner of Boston Post Road and Day tStrée shows the merging of three
properties, demolition of the existing bdings and the construction of a new pedestrian
oriented commercial sales and service building, aititew sidewalk built to Moel Block
standards. It shows one ingress from Boston Post Roagnerally the same location as
the existing curb cutand uses the existing curb cutsettter andexit via Day Street. The
new building is closer to Boston Post Road and Day Stieerderto develop a consistent
streetscape for direct pedestrian access to the dPaakingand traffic flow should be
coordinated with adjacent properties. New landscaping will enhance the Ardasign
concern would be a long blank wadlong Day Street which may be uninviting to
pedestrians (edAn existing example of this can be observed on kaths of Center Street
near Boston Post Road)An open space plaza is not shown for this site, as there is no
logical place for one in thigrea.

The concept for the south side of the Boston Post Rbagvs various property owners
taking advantage of the special provision in the Darien ZoReglations which allowshe
establishment of rear buildingnes. Another important aspeat this concepis the new
ingress into the Center Street municipal parking area. This may relieve some traffic
congestion through downtown by getting motorists into the municipal parking with the least
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amount of maneuverin It alsoexpands anthakes more prominettte existingvest pocket
park adjacent tothe Exxon gas station, and preserves the existing brook corridor to the
greatest extent possibléedestrian access from the municipal parking lot into Boston Post
Roadneeds to be safe, convenieahd attractive. Buildings are located along the front
property line to have direct access from the Boston Post Road sideWagkground floor
immediately adjacent to the Boston Post Road should bstongn height and in order to
maximize sunlight in the areahouldhave the second floor recessed back at least ten feet.
One potential option would be to have outdseating/diningon the second floor asne or
more of thenew building. Note that the concept showsthdront and rear entrances to the
buildings, with connections to the existing municipal parking lot in the rearaksadto
other parking lots adjacent to it.
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Although not shown on a concept planyacah parcel now exists on the south side of Old
Ki ngds Hi grearlsacross &ramtChrbin DriveNetlandsexiston this parceland
it is located in the Office Business (OB) Zone.

The Noroton Heights @hcept PlangExhibits 32 and 93) show a better flow between
parking lots, added and/or improved sidewalks and pedestrian access, and combined curb
cuts on Heights Roadvehicular access and curb cuts from West Aveshauld continug¢o

be prohibited. Most importantly, this Plaralso shows the elimination of parking spaces
perpendicular to Heights Road, where vehicles back into the Road. This will improve

both vehicular and pedestrian safetylhe general goal is for safe ped&st access
throughout the area, and a circulation system which encourages shopping in a variety of
stores.

Exhibit 92 shows the block between Edgerton Staaa Noroton Avenue Exhibit 93
shows the blck between Hollow Tree Ridge Roadd Edgerton Street.
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EXHIBIT 9 -2

CONCEPT PLAN: NOROTON HEIGHTS EAST
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EXHIBIT 9 -3
CONCEPT PLAN: NOROTON HEIGHTS WEST
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EXHIBIT 9 -4
CONCEPT PLAN: NOROTON
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Exhibit 95 shows possible redelopment of the two parcels on Boston Post Rostdveen

West NorwalkRoad andthe Darien Town Line. Thisiat t he HAgat ewango t o
westbound from Norwalk. The Commission has recently approved aheaalith external

activityd four drivethrough lanes.As other redevelopment occurs from West Norwalk Road
westward(such as on the vacant lot to the east of Driftwood Disiem)lar landscaping features

and driveways will be imperative to minimize curbts; improve sight lines; and create an
aesthetically pleasing atmosphera@djacent residentializoned properties to the north of the

SB-E properties need to have proper protection via landscaped bafecalled for under
existing reguations

Anot her property which has potenti al for rec
the intersection of Ledge Road and Boston Post RoBlis property is now zoned Service
Business (SB).The Commission has considd the concept of a new hotel and restaurant on

this 5+ acre property, and found that concept to be logical. Any redevelopment of the property
should relocate all curb cuts to Ledge Road, use strong architectural and landscaping features
along the BostorPost Road frontage of the property which fac@® Exit 11. Sidewalks to
connect this property to downtown are important to have a strong connection to this area for
visitors. Although car dealerships are allowed in this zone, this may not be thdesioable

use for this location, which is on the edge of downtown, and is deserving of a more pedestria
friendly and downtowrcompatibleuse. The reason that this sitemains suitabléor a hotel use

is that there are very feasommercialproperties thahave the required five acre minimum lot

size, and this is one of themThe Commission should consider amending the Zoning
Regulations to allow commercial sales and service uses in the Service Business zone via Special
Permit under certain requirementschk as if the property is at least three acres in size and is
within 1,000 feet of the Central Business Distri&n assisted living facility would also be a
viable use for this property. Rezoning the property to allow condominiums may also be given
consderation and review by thlanning and Zoning Commissioalbeit, a commercial use is

the prime value of this parcel to the community.
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Outdoorseating/dimgd In order to have more vibrant commercial areas, the Board of Selectmen
and Planning & ZoningCommission have recently made a concerted effort to find appropriate
locations for outdooseating/dining Said outdor seating/diningnay be on either privatelgwned,

or municipallyowned property, with the prior written authorization from the property owner. 1t is
imperative that it be located in a safe area, properly away from traffic in the area and not obscuring
or interfering with existing parking awvith pedestrian flowor vehicle flow Outdoorseating/dining

shall have sufficient parking available nearby, and not cause a nuisance to other businesses or
nearby residences. Trash pickup is important if therebeilho wait service. The Planning and
Zoning Commissiorshould continue to develop written guidelines to assist property owners and
commercial tenantabout these uses.

Exhibit 9-6 shows existing land use in Dariexs of September 2005. This Exhibit shows the
limited amount of vacant land available in Town.
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EXHIBIT 9 -6
EXISTING LAND USE
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