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I. Introduction 

This narrative has been prepared to present information in support of the application for 
a two lot subdivision/re-subdivision of property located at 31 Indian Spring Trail. 

 

II. Existing Conditions 

The 5.1791± acres site is located at the easterly terminus of Indian Spring Trail.  It is 
identified as Lot 36 on Tax Assessor's Map 2 and located in an 'R - 2' single family 
residential zone. 

The property is bordered on the south by a residential property and an undevelopable 
portion of land owned by St. Pauls Episcopal Church.  At the southwesterly corner of the 
property is the cul-de-sac of Indian Spring Trail.  The westerly and northerly sides are 
bordered by four (4) residential properties.  The easterly side is bordered by Mansfield 
Avenue. 

The westerly portion of the property is a mix of maintained lawn & moderately wooded 
areas and slopes gently from northwest to southeast with a change in grade of 
approximately 9 feet over a span of approximately 470 feet. 

The central portion of the property is currently occupied by a residence and pool 
constructed about 1968, a paved driveway and outdoor living spaces.  The residence is 
served by on-site sewage disposal system and well. 

The easterly portion of the property is primarily a gully approximately 22 feet in depth at 
the bottom of which is Stony Brook.  From Stony Brook, the property slopes back up to 
Mansfield Avenue.  The property was field investigated for wetlands by JMM Wetland 
Consulting Services, LLC on July 6, 2020.  The Soil Investigation Report is included with 
these application materials and the extent of the wetlands is depicted on the 
accompanying survey map. 

Within this area a large easement area had been reserved, the intended purpose of 
which, based on record maps, is for future road widening or re-alignment of Mansfield 
Avenue purposes.  However, based on both the extent of the wetlands, the existence of 
Stony Brook and the somewhat severe topography, it is difficult to imagine the widening 
or re-alignment ever taking place.  For these same reasons, physical access to and from 
the developed portions of the property is practically impossible. 

Also of note, there are the two storm drains on Mansfield Avenue that discharge onto the 
subject property in this area.  A title report/search did not disclose any rights reserved to 
do so. 
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III. Proposed Conditions 

This application proposes to (resub)divide the property into two (2) lots. 

Effectively, the applicant seeks to recreate a building lot that existed in various forms 
over the course of some ten years when it was finally consolidated with the existing 
house lot in 1977.  Five record maps have been submitted with this application 
illustrating its evolution and eventual consolidation. 

Its best to review them in reverse chronological order beginning with Map 3952 DLR 
which depicts the property in its current configuration as one lot. 

Map 3462 DLR depicts the most recent version of the property as two lots.  What is not 
depicted on any map is the consolidation of the “Accessway to Lot 6” with Lot 1, Map 
3406 DLR. 

Map 3447 DLR depicts the consolidation of Parcel 3A2 with Lot 5, Map 3406 DLR. 

Map 3406 DLR depicts the first iteration of the property as two lots, those being Lots 5 & 
6.  As noted above, “Accessway to Lot 6” was subsequently consolidated with Lot 1. 

Map 3354 DLR depicts Parcel 3 prior to its subdivision per Map 3447 which, as noted 
above, consolidated Parcel 3A2 with Lot 5. 

Summarizing the above, the applicant seeks to recreate a slightly modified form of 
(former) “Revised Lot 6” as depicted on Map 3952. 

The existing residence and pool are proposed to remain on Proposed Lot A and shall 
continue to be served by the existing septic system and well.  The existing driveway is to 
remain and continue to be shared with 29 Indian Spring Trail as per the record 
“Easement of Way”.  However, there is no intent by the applicant that the existing 
residence, pool, driveway or any other improvements remain as a condition of the 
approval of this application.  Any future owner would be able to redevelop this lot in any 
manner consistent with Town of Darien or other requirements. 

It is anticipated that Proposed Lot B will be developed by a new owner.  The conceptual 
development plan submitted with this application anticipates a new residence, pool and 
driveway will be constructed.  On-site sewage disposal and well are also proposed. 

A drainage report has been prepared and submitted herewith.  The conceptual 
development plan and drainage report depict the installation of stormwater and water 
quality management systems as is required by the Town of Darien Storm Water 
Management Regulations. 

A conceptual planting plan is also submitted herewith demonstrating how one might 
plant the bio-retention system and provide visual screening of the new development from 
neighboring properties. 
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IV.  Associated Application(s) 

None required. 
 

V.  In Conclusion 

The owner/applicant and their consultants believe that, as a result of the pending EPC 
approval and satisfaction of the associated third-party (peer) review, the Planning & 
Zoning Commission's responsibility need only be to review this application in the context 
of compliance with "Article I - Purposes", "Article IV - Residential Zone Regulations", 
Section 400 and "Article VIII - Environmental and Related Regulations" Sections 850, 
870 & 880 of the Zoning Regulations of the Town of Darien, Connecticut. 

The owner/applicant and their consultants wish to thank the Planning & Zoning 
Commission for their consideration of this application. 

 

 

 


