
PLANNING AND ZONING COMMISSION 

ADOPTED RESOLUTION 

January 24, 2017 
 

Application Number: Subdivision Application #619 

 

Street Address:  512-516 Middlesex Road 

Assessor's Map #6 Lot #149 

 

Name and Address of: Ox Ridge Hunt Club 

Property Owner: 512 Middlesex Road 

 Darien, CT 06820 

 

Name and Address of Applicant & Jayme J. Stevenson, First Selectman 

Applicant’s Representative: Town of Darien 

(and contract purchaser of Parcel B) 2 Renshaw Road 

 Darien, CT  06820 

 

Activity Being Applied For:   Proposing to divide the subject 36.915+/- acre Ox Ridge Hunt Club 

property into two lots, with the northern lot of 16.296+/- acres (shown as “Parcel B”) being 

purchased by the Town of Darien.   

 

Subject Property:  The subject property is located on the east and south sides of Middlesex Road, 

directly across from its intersection with Ox Ridge Lane. 

 

Zone:  R-2 

 

Date of Public Hearing:  January 17, 2017 

Deliberations held: January 17, 2017 

 

Time and Place:   8:00 p.m.  Auditorium Darien Town Hall 

 

Publication of Hearing Notices 

Dates:  January 6 & 13, 2017    Newspaper: Darien News 

 

Date of Action:  January 24, 2017   Action: APPROVED WITH CONDITIONS 

 

Scheduled Date of Publication of Action:  Newspaper: Darien News 

Friday, 3, 2017 

 

The Commission has conducted its review and findings on the bases that: 

 

 -  the proposed use and activities must comply with all provisions of the Darien Zoning 

Regulations and all applicable sections of the Subdivision Regulations for the Commission to 

approve this project. 

 

 -  the size, nature, and intensity of the proposed use and activities are described in detail in 

the application, the submitted plans showing the proposed two lot subdivision, and the 

testimony contained in the record of the public hearing, all of which material is incorporated 

by reference. 
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- each member of the Commission voting on this matter is personally acquainted with the 

site and its immediate environs. 

 

Following careful review of the submitted application materials and related analyses, the 

Commission finds: 

 

1. The application is to divide the subject 36.915+/- acre Ox Ridge Hunt Club property into two 

lots, with the northern lot of 16.296+/- acres (shown as “Parcel B” on the Data Accumulation 

Plan) being purchased by the Town of Darien.  The Ox Ridge Hunt Club would continue to 

function as described in greater detail below on the remaining 20.619+/- acres (shown as “Parcel 

A” on the Data Accumulation Plan).  It is more appropriate to call this application a “division of 

the property into two lots” rather than a subdivision.  The Ox Ridge Hunt Club previously took a 

“free cut”, and thus, there is a need to get approval from the Commission to divide the Club’s 

36+ acre property into two lots. As shown on the Data Accumulation Plan, a small area of 

wetlands is shown on the northeast corner of the Club property—this will become part of Parcel 

B.   

 

2. The Planning & Zoning Commission issued a positive referral report under CGS 8-24 on the 

proposed purchase on November 22, 2016.  This was Mandatory Referral #6-2016.  As part of the 

record in that matter, there was a submitted document of Acquisition--Frequently Asked Questions. 

 

USAGE OF 16.296+/- ACRE “PARCEL B” BY THE TOWN OF DARIEN 

3. The plans submitted for the record by the applicant do not show any proposed structures or other 

improvements to the 16.296+/- acre property.  At the public hearing, First Selectman Jayme 

Stevenson confirmed that in the short term, no improvements are planned. 

 

4. At the time of the hearing, the proposal is for the Town to purchase the subject new parcel, and 

leave it “as-is”.  The property to be purchased will be an open, grassy field, meaning that the 

public can walk, hike, picnic, or throw a ball or Frisbee, or have informal “pick-up” games.  

Such a passive use is in full compliance with Section 402 of the Darien Zoning Regulations. 

 

5. There are no proposed public improvements (such as a new street, fire hydrant, etc.) that would 

need to be implemented to vest the subdivision.  It is a proposed purchase of the property, with 

no scheduled improvements.  If/when the Planning & Zoning Commission and the RTM approve 

the subdivision and subsequent acquisition, a mylar map showing the two separate parcels would 

need to be prepared and filed in the Darien Land Records. 

 

6. As shown on the submitted plans, prior to filing the mylar map in the Darien Land Records, the 

Ox Ridge Hunt Club will remove the existing riding rings and gazebo from the land to be 

purchased by the Town (Parcel B).  The existing gravel drives on this 16.296+/- acre property 

and the small associated paved areas on it will remain. 

 

USAGE OF 20.619+/- ACRE “PARCEL A” BY THE OX RIDGE HUNT CLUB 

7. Attorney Amy Zabetakis, on behalf of the Ox Ridge Hunt Club, submitted a four-page letter 

dated January 13, 2017, summarizing the Club’s review and analysis of what activities will 

continue to occur on their remaining property.  That letter listed all of the previous Special 

Permits for the Ox Ridge Hunt Club issued by the Planning and Zoning Commission from 1957 
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through 2011, and their applicability in light of the proposed subdivision and the reduction in the 

acreage of the Club.  In that letter, Attorney Zabetakis notes that many Club activities pre-date 

zoning, as the Club was founded in 1914.  The Commission hereby agrees with the 

representations made in that document, and the effect that the sale of the northern 16.296+/- 

acres would have on Ox Ridge Hunt Club activities.  Any future change in the activity, uses, or 

membership limits of the Club would require review and action by the Planning & Zoning 

Commission. 

 

8. The Commission hereby finds that this January 13, 2017 letter and the activities and structures 

noted within it are what would comprise the Ox Ridge Hunt Club Special Permit.  In light of the 

fact that they will have sold off 16.296+/- acres, and some of their previously approved special 

permit activities involved use of those acres. 

 

9. On the submitted Data Accumulation Plan, the Club has shown the relocation of a gazebo and 

sand ring.  Those are not the subject of this application, but will the subject of a separate, future 

Special Permit application to be filed by the Ox Ridge Hunt Club. 

 

10. The Ox Ridge Hunt Club has historically not had a landscaped buffer along its northern 

boundary.  It is recommended that the Commission continue to exempt the Town and Club from 

a buffer requirement.  This will continue to maintain the natural views in this area that make the 

property’s vistas unique.  The Club property and its associated open field to the north has been a 

tradition in Darien for many years. 

 

FURTHER PERMITS MAY BE REQUIRED IN THE FUTURE. 

11. Certain improvements on the 16.296+/- acre property to be purchased by the Town may require 

future review and action by the Planning & Zoning Commission.  Possible examples of this 

include:  filling and regrading necessary to make the property more level so it can be used for 

formal field play; a concession stand/restroom building; and/or a parking area. 

 

12. During the public hearing, questions arose as to where users of the property would park.  It was 

acknowledged that it is unclear whether on-street parking currently exists on Middlesex Road on 

the property’s frontage.  It was noted that even if such parking is legal, it may not be safe, since 

Middlesex Road is not very wide.  The submitted Data Accumulation Plan shows a stone wall 

and utility poles running along most of the property frontage with Middlesex Road.  The plan 

shows two areas where there is no stone wall—one location on the northern boundary (near 

CL&P pole #3641) and one location on the western boundary  (near CL&P pole #13872).  The 

submitted November 19, 2016 Property Survey shows areas of varying sizes between the paved 

portion of Middlesex Road and the stone wall.  The survey also shows gravel drive accesses into 

the property and small paved areas. 

 

13. An existing Declaration on the 16.296+/- acre property clearly outlines what can be done with 

the property for the next 25 years.  That First Amendment Declaration limits this 16.296+/- acres 

to only certain activities and uses until June, 2042—for the next 25+ years.  Thus, for the next 25 

years, the Town is limited to use of this property as: passive recreational uses; grass athletic 

fields (not artificial turf); irrigation systems; grading and filling; parking ancillary to field use; 

temporary, removable seating; and one restroom/concession stand building of less than 1,000 

square feet.  
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14. The Commission hereby concludes that the proposed two lot division of property fully complies 

with the Darien Subdivision Regulations. The Town seeks to purchase the 16.296+/- acre parcel, 

which is being created as part of this division. 

 

15. The Town will use said parcel in full compliance with the restrictive Declaration and the existing 

R-2 Zone regulations, as shown in the applicant’s submitted Table of Zoning Data.  At this time, 

no improvements are being proposed. 

 

16. Future applications on Parcel A and/or Parcel B may be pursued with the Planning & Zoning 

Commission, and possibly the ARB or EPC as well, depending on what is being proposed. 

 

17. The applicable standard for the Commission is whether the proposed lot(s) to be created comply 

with the Darien Subdivision Regulations and Zoning Regulations.  The Commission hereby 

finds that the property meets all of the applicable bulk and dimensional standards for the R-2 

Zone.  The property is greater than two acres in size and has sufficient street frontage. 

 

18. The Commission believes that this purchase of property will provide a great community resource 

for decades to come. 

 

NOW THEREFORE BE IT RESOLVED that Subdivision Application #619 is hereby modified and 

approved subject to the foregoing and following stipulations, modifications and understandings: 

 

A. The subdivision shall be in accordance with the following plan submitted to and reviewed by the 

Commission: 

 Data Accumulation Plan prepared for Ox Ridge Hunt Club, by John M. Farnsworth & 

Associates, scale 1”=60’, last revised November 17, 2015. 

Also submitted in support of the application was the following: 

 Property Survey prepared for the Town of Darien, scale 1”=60’, by John M. Farnsworth 

& Associates, November 19, 2016. 

 

B. All utilities serving this newly created property shall be underground. These utilities include, but 

are not limited to, electrical, telephone, cable TV, and all other wiring from the existing poles in 

the street right of way.   

 

C. Since there is no new road construction and no extension of public utility facilities, the 

Commission waives the requirement for submission of a Performance Bond. 

 

D. In accordance with Article IV, Section C of the Darien Subdivision Regulations, there is no 

requirement to provide open space as part of this two lot division.  

 

E. In preparing the final mylar, lot numbers and street addresses shall be verified with the Assessor.  

Those should be included on the final mylar for filing.  

 

F. The Commission hereby waives the requirement for a landscaped buffer along the dividing line 

between parcel A and Parcel B, since at this time, Parcel B is proposed to remain an 
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undeveloped open field.  At such time when the Town comes forward with plans for a more 

intense use or development on Parcel B, the Commission, at that time, can make a determination 

on the appropriate buffer, and/or fencing. 

 

G. Similarly, since the property is remaining in its natural state with no improvements, the 

Commission is not requiring the creation of on-site parking at this time.  When/if future 

improvements have been proposed, the Commission will make a determination as part of that 

subsequent application on the proper amount, type, and location of on-site parking. 

 

H. The Data Accumulation Plan shows that the 16.296+/- acre property now contains a gazebo, 

rectangular-shaped sand ring and a circular sand ring.  Those are all shown to be removed.  The 

Ox Ridge Hunt Club must obtain Planning & Zoning Commission approval to relocate those 

features onto their property and must completely remove them off Parcel B prior to the signing 

of the mylar, and the subsequent filing of the mylar map in the Darien Land Records.  Other 

changes to Parcel B may be required by the Town as part of the purchase agreement, but those 

are not applicable to this approval. 

 

I. As noted above, the Commission concludes that the Ox Ridge Hunt Club Special Permit is 

hereby modified as represented in the four-page January 13, 2017 letter from Attorney Amy 

Zabetakis.  This includes the fact that certain Special Permit approvals granted by the 

Commission are no longer valid or applicable, since the property that was in use for that specific 

activity is no longer owned by the Club.  The limit on membership and number of full-time 

employees is still in full force and effect.  Many of the Special Permit approvals relate to 

structures on the Ox Ridge Hunt Club property to be retained by the Club, and those structures 

will not be affected by the reduction in the overall size of the property. 

 

J. This approval of this subdivision does not relieve the applicant of the responsibility of 

complying with all other applicable rules, regulations and codes of the Town, State, or other 

regulating agency.  The Planning and Zoning Commission notes that prior to the Ox Ridge Hunt 

Club moving any structures or rings onto Parcel A, site plan/special permit review and action by 

the Planning & Zoning Commission is required.  The Commission acknowledges that additional 

local approvals are required for the Town of Darien to acquire the subject property, including 

review and action by the Representative Town Meeting (RTM). 

 

K. In evaluating this application, the Planning and Zoning Commission has relied on information 

provided by the applicant.  If such information subsequently proves to be false, deceptive, 

incomplete and/or inaccurate, the Commission reserves the right, after notice and hearing, to 

modify, suspend, or revoke the approval as it deems appropriate.   

 
All provisions and details of the plan shall be binding conditions of this action and such approval 

shall become final upon compliance with these stipulations and the signing of the final documents 

by the Chairman.  The final revised mylar shall show that the gazebo and two riding rings have been 

removed from Parcel B, and shall include lot number(s) and street address(es).  The mylar shall be 

submitted to the Planning and Zoning Department for review and signature.   

 
Pzc\resolut\Sub\512-516 Middlesex Road  


