
Agenda
Newcastle Planning Board Meeting

October, 19, 2023, 6:30 PM

Hybrid Meeting: Clayton V. Huntley Jr. Fire Station, 86 River Road & via Zoom
Join ZoomMeeting: https://us02web.zoom.us/j/87852494026

Meeting ID: 878 5249 4026 Passcode: 04553

1. Call to Order

2. Review of Minutes
September 21, 2023 Planning Board Meeting Minutes

3. Old Business
A. Public Hearing:

i. Subdivision Application: Tax Map 013, Lot 017-001 (10 Mills Rd)
Applicant: 10 Mills Road Newcastle, LLC

ii. Public Comment
(limited to the proposed subdivision of Tax Map 013, Lot 017-001, 10 Mills Rd)

4. New Business
A. Pre-submittal Meeting

i. Tax Map 012, Lot 011 (38 Academy Hill Rd)
Applicant: Z83, LLC

B. Discussion of potential Core Zoning Code amendment
i. Article 7, Section 22. Demolition of Historic Assets
ii. Article 2, Section 2. Lots
iii. Article 7, Section 11. Large Project Plan + Section 12. Subdivision

C. Discussion of potential Shoreland Zoning Ordinance amendment
i. Chapter 1000 state regulations compliance

5. Other Business
A. Planner’s Report
B. Public Comment

(open to all topics)

6. Adjourn

https://us02web.zoom.us/j/87852494026


Meeting Minutes
Newcastle Planning Board

Thursday, September 21, 2023, 6:30 PM

Hybrid Meeting: Clayton V. Huntley Jr. Fire Station, 86 River Road & via Zoom
Join ZoomMeeting: https://us02web.zoom.us/j/87852494026
Meeting ID: 878 5249 4026 Passcode: 04553

Board Members:
Present:
Ben Frey, Chair
Lucas Kostenbader, Member
Kevin Houghton, Member
Lee Emmons, Member

Absent:
Peter McNaughton, Member

Staff Present:
Michael Martone, Town Planner

Agenda Items:

1. Call to Order
Chair Ben Frey called the meeting to order at 6:30 pm.

2. Review of Minutes
Lee Emmons motioned to accept the meeting minutes of the September 21,
2023 Planning Board Meeting, Lucas Kostenbader seconded.
The motion carried 3-0-1 with Kevin Houghton abstaining from the vote.

3. Old Business
A. Public Hearing: Historic Special District Review Ordinance

i. Review proposed ordinance
Chair Ben Frey introduced Isabelle Oechslie, a consultant hired by the
Town to assist with drafting the proposed ordinance, who gave a
presentation providing an overview of the proposed ordinance.

ii. Public Comment
Chair Ben Frey invited members of the public to provide public
comment and gave a brief opening statement about the public
comment process.
A letter was submitted to the Board by the Copes in absentia which
stated their opposition to the proposed ordinance. Chair Ben Frey read
the letter aloud.
Nine residents, mostly but not entirely from within the Historic Special
District, provided statements to the Board. The names of those who
spoke are as follows: Katharina Keoughan; David Levesque; Erin Miller;
Jada Kavanagh; Steven Popp; Rebecca Corrig; Keith O’Leary; Jonathan
McCoy; Joshua Jacobs.
All nine comments from the public were in opposition to the proposed
ordinance with varying degrees of severity.

https://us02web.zoom.us/j/87852494026
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A general summary of the comments and sentiments expressed are as
follows:
It was felt that the proposed ordinance is generally unwanted by
residents and that there is a lack of community support. Support for the
Town’s Comprehensive Plan was expressed but the proposed ordinance
was not seen as supported by the Plan. Some residents asked why this
ordinance was being proposed, why at this time, and felt other issues
facing the Town were of a higher priority (noting safety and walking as
examples).
Concern about the process used to develop the proposed ordinance
was expressed. Members of the public felt the process was ‘top-down’,
without sufficient public participation or input. It was requested that
there be a “pause” and an opportunity for additional public input and
additional notice, suggesting a more ‘bottom-up' process be
undertaken.
Somemembers of the public felt the process in developing the
proposed ordinance was confusing and did not leverage the
community enough in developing standards.
Somemembers of the public felt that the proposed ordinance was
unclear and confusing, contrasting it with what was seen as simplicity
and clarity in the Core Zoning Code. It was felt alternate methods or
approaches may be preferred noting that trees and other features of
the neighborhood were left unaddressed by the proposed ordinance
while other items were addressed by standards with “assumed rational
limits” but were often left undefined. The scope of the public realm on
which some standards were based was seen to be too large.
Questions about the administration and implementation were raised as
members of the public felt the proposed ordinance left uncertainty in
the application process and did not allow for a predictable timeline that
could allow for unnecessary delays. The issue of a potential required
escrow was felt to be an unnecessary financial burden on property
owners and the requirement for an outside consultant was felt to be
unjustified and unusual.
It was suggested that some of the intent of the proposed ordinance
could be accomplished through changes to the Core Zoning Code,
which was viewed positively.
Concern was raised by somemembers of the public regarding how the
Historic Special District might grow or change over time with a general
concern that the process to change regulations, both within the
proposed ordinance and local ordinances in general, was unclear. It was
suggested that some or all of the regulations be voluntary. How, and
whether, property owners would be appropriately represented on the
proposed review board was identified as a concern with the past Design
Review Board referenced as a concern.
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The number of properties impacted by the proposed ordinance was
seen as too limited if historic preservation was a valid goal and that a
vote by the whole town would not be fair as, what is seen as a burden
would not be spread evenly among those voting.
Somemembers of the public voiced concerns that the proposed
ordinance would have a negative effect on property owners
maintaining and updating their houses due to additional requirements
and processes resulting in deferred maintenance. It was felt that the
ordinance would discourage adaptive reuse and construction of
additions which was counter to residents' stated desire for growth and
the creation of new housing.
The regulations relating to solar and renewable energy systems were
seen as too restrictive, with ‘green’ energy being seen as a positive.
Concern was also raised about regulations around security cameras,
light fixtures, and other common typical modern house features.
Relating to the concerns that the proposed ordinance would have a
negative effect on property maintenance that members of the public
had was the concern about an impact to property values and
investment. Some residents felt the proposed ordinance would reduce
demand from potential buyers and so house prices as well as extending
the time needed to close on a house. One resident stated that recent
investments they made in their house would not have been feasible
under the proposed ordinance.
Somemembers of the public felt the proposed ordinance was to
restrictive or set arbitrary standards. Some regulations were felt to
over-extend the Town’s authority and attempted to regulate taste or
style. A negative comparison was made with the past Design Review
Board and an unreasonable burden of cost and of process from the
proposed ordinance.
Some residents questioned what benefit would be gained, specifically
relating to potential grant funding and if that might benefit the
residents or Townmore directly.
There was concern about the resources the administering of the
proposed ordinance would require and if they were justified.
**A complete recording of the meeting, including all public comments,
is available online on the Town’s YouTube account at:
https://www.youtube.com/watch?v=7nzi1zJU_04

Chir Ben Frey closed the Public Hearing and most members of the public
left the meeting.

4. New Business
The order of agenda items 4.A. and 4.B. were switched to accommodate the time of
the applicant of 10 Mills Rd.

https://www.youtube.com/watch?v=7nzi1zJU_04
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A. Pre-submittal meeting: 10 Mills Rd. (Map 013, Lot 017-001)
Chair Ben Frey introduced the agenda item and invited the applicant to
present their application.
Rob Nelson would present the application on behalf of 10 Mills Road
Newcastle, LLC. and began by providing a pair of schematic designs to the
Planning Board.
Michael Martone provided an explanation of the pre-submittal phase of the
application process.
Rob Nelson presented an overview of the proposed project to the Board.
Funding would likely come fromMaineHousing, at least in part, requiring
some amount of Affordable units. One scenario was two buildings with
6-10 units each, with the second scenario made up of one larger building of
maybe 10 units with a pair of duplexes.
The ability of the applicant to demonstrate their ability to complete the
project was discussed as the applicant will apply for Planning Board
approval before being awarded a Maine Housing grant. Any approval by
the Planning Board could be conditioned on the applicant actually being
awarded the MaineHousing grant they are applying for.
The applicant discussed some challenges they saw in meeting the code as
it related to side yard setbacks, the locating of parking, and
accommodating a minimum 50-foot wide right-of-way.
The Board discussed if a private right-of-way would be considered a lot, or
if it would be considered something else and what lot standards, if any, are
applicable to the area of a private road.
The location, access, design, and designation of parking was discussed.
Parking spaces are not permitted to straddle virtual lot lines.
The Subdivision Plan review will need Planning Board approval but the Ue
permit and the Small Project Plan review can be handled by the CEO.

C. Review of Historic Special District Review Ordinance
Recommendation to Select Board
Tor Guilding and Isabelle Oechslie raised the question of whether the
Planning Board needed to make a recommendation to the Select Board
based on language in the Core Zoning Code. After deliberation by the
Planning Board, it was decided to make a recommendation consistent
with the process and requirements set forth in Article 7, Section 21, Zoning
Amendment of the Core Zoning Code. The Planning Board discussed the
proposed Historic Special District Review Ordinance and how it related to
a) the adopted Comprehensive Plan of the Town of Newcastle, b) the
purpose of the Core Zoning Code, in general, and c) the purpose of the
district in question.
Chair Ben Frey motioned the Planning Board recommend that the Historic
Special District Review ordinance be forwarded to the Select Board,
because it has been shown by the consulting planner, that the proposed
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ordinance is consistent with Comprehensive Plan of the Town of
Newcastle, is consistent with the Core Zoning Code, in general, and is
consistent with the purpose of the district, that would be applied to the
properties in question.
Kevin Houghton seconded.
The motion failed 2-2.
After additional discussion, Lee Emmons motioned that the Planning
Board, having found the proposed ordinance to be consistent with the
Town’s Comprehensive Plan; noting that all of the nine public comments at
the September 21, 2023 Public Hearing were opposed to the adoption of
the proposed ordinance; recommends that the proposed Historic Special
District Review Ordinance be sent to the Select Board.
Kevin Houghton seconded.
The motion passed 4-0

B. Discussion of potential Core Zoning Code amendment
i. Article 7, Section 22. Demolition of Historic Assets

(This agenda item was tabled due to lack of time.)

5. Other Business

a. Planner’s Report
Michael Martone provided a brief update on the proposed 38 Academy Hill
project. Also related is a potential inconsistency between State statute and
the Core Zoning Code relating to the definition of Subdivisions.
The Main Street redesign project going through the Maine DOT Village
Partnership Program has been completed and submitted to the DOT. The
next step will be to put an RFP out to select a consultant to do the design
studies. That will happen after the Select Board updates the Town’s
procurement Policy which is expected to be soon.
The Town received a conditional approval of its Shoreland Zoning
ordinance with several sections that are required to be added in. A version
of that will come before the Board for review at the next meeting.
We have made minor progress towards getting the Town’s Comprehensive
Plan approved by the State. We have received a response and have general
next steps. That should be resubmitted to the State within the next month.

6. Adjourn
The meeting adjourned without objection at 9:16 pm.
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Findings of Fact and Conclusions of Law October 19, 2023
Tax Map 13, Lot 017-001 (10 Mills Road Newcastle, LLC)

Findings of Fact and Conclusions of Law
for the Subdivision Plan Application submitted by

10 Mills Road Newcastle, LLC, for
Tax Map 13, Lot 017-001 (10 Mills Rd)

FINDINGS OF FACT
Pursuant to the Town of Newcastle’s Core Zoning Code, the Planning Board of the Town of
Newcastle has considered the submitted application of 10 Mills Road Newcastle, LLC dated
October 6, 2023 and updated through October 19, 2023, including staff review comments,
pre-application discussion, public hearing testimony, and related materials contained in the
record. The Planning Board makes the following Findings of Fact.

Project Location: 10 Mills Road, Newcastle
Tax Lot: Map 013, Lot 017-001
Property Owner: 10 Mills Road Newcastle, LLC

Applicant: Rob Nelson
Phone: 207.563.1002
Email: rnelson@ecologicaldev.com

Zoning: D5 - Village Business
Acreage: 0.69 Acres
Lot Frontage: 188 feet
Existing Development: Undeveloped
Application Date: October 6, 2023 (updated through October 19, 2023)

Proposed Development: Lot division; New construction; Multi-Unit Residential

Application Type(s): Subdivision Plan
Note: Due to the total proposed gross floor area of all new buildings and

accessory buildings being less than 10,000 sf, the limited scope of
site improvements, and ‘Residence’ being the only proposed use,
the Small Project Plan and Use Permit reviews required for
development as proposed under this application will be reviewed
and may be approved by the Code Enforcement Officer.

Project Description:
The applicant proposes to legally subdivide the existing lot into two lots and a private road.
Further subdividing one of the lots using virtual lot lines into two building lots.

Project History:
The Pre-Submittal Meeting was held by the Planning Board on September 21, 2023.
Public notice for the Public Hearing held on October 19, 2023 was posted in the October 12,
2023 issue of the Lincoln County News newspaper.



DR
AF
T
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Tax Map 13, Lot 017-001 (10 Mills Road Newcastle, LLC)

On October 19, 2023, the Planning Board conducted a detailed review of the application
submitted by the applicant, the staff review dated October 12, 2023, and considered
testimony by the applicant and interested members of the public.

The application included the following submissions:
a. Zoning Permit Application Form, signed October 6, 2023
b. Boundary Survey for Proposed Lot Split, dated November 30, 2020
c. 10 Mills Rd Subdivision Plan, dated October 2023
d. 10 Mills Road Subdivision Approval Standards review, dated October 2023
e. Maine DOT Driveway/Entrance Permit (no. 38669), dated October 3, 2023
f. Maine DOT Notice of Authorization to Proceed
g. Maine DOT Entrance / Driveway Details
h. Letter from GSB Sanitary District

CORE ZONING CODE:
Article 1 - General Standards
1.B.1. Unless otherwise specified, this Code is applicable throughout the Town of Newcastle as

shown on the Town of Newcastle Official District Map.
1.B.5. This Code must apply to each new use, structure, activity, or to an alteration, enlargement,

or discontinued use of a nonconforming use, structure, or activity on or after effective
date of this Code.

1.B.7. No activity, use, or structure contemplated by this Code may be undertaken unless in
conformity with this Code.

Exhibit 1.1 District Map
Per the Official District Map of the Town of Newcastle, Maine, Map 013, Lot 017-001 (10 Mills
Rd), falls entirely within the D5 - Village Business zoning district.

Article 2 - District Standards
Per Section 1, Subsection B, paragraph 1, Districts Standards “Appl[y] to the land,
improvements, development, construction, subdivision, re-subdivision, structures,
buildings, and lots within each core district or special district.”

2. Lots
Per Section 2, Subsection B, regulations for lots apply to all projects that create new
lots with actual or virtual lot lines.
Per Section 2, Subsection C, all newly created lots must have a lot line abutting a
Public Road or Private Road, which all new lots created under this application will
have. This standard is met as all new lots created under this application well abut
Mills Road.
Per Section 2, Subsection C, paragraph 1.a., newly created lots retain the District
designation of the original lot; therefore all newly created lots under this application
shall be regulated by the D5 - Village Business zoning district standards.
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Tax Map 13, Lot 017-001 (10 Mills Road Newcastle, LLC)

While creating new flag lots is prohibited by Section 2, Subsection C, paragraph 1.c.,
‘Flag Lot’ is defined as “A building lot that has frontage along a private or public road
which is narrower than the minimum permitted lot width or frontage line length for
the district in which it is located. The term “Flag Lot” does not refer to the shape of a
lot. Lots may take the shape of a flag provided they meet the standards of the district
in which it is located.” Because all new lots proposed to be created under this
application will meet the 20-foot minimum frontage requirement, no new flag lots
will be created.

D5 - Village Business Proposed Lots
District Standards Required/Permitted Pvt. Rd Lot 1A Lot 1B Lot 2
Lot Dimensions

Width (at street) 20 ft min 100 ft max 71’ 6” 54’ 43’ 6” 20’
Depth n/a - 142’ 90’ 90’
Lot Area n/a -

Primary Building Placement
Primary Front Setback 0 ft min 20 ft max - 18’ 0” 18’ 0” -
Secondary Front Setback 0 ft min 15 ft max not applicable as proposed
Side Setback 0 ft min 25 ft max - -
Rear Setback 5 ft min - - -
Frontage Zone Setback 20 ft min - 20’ 20’ 20’ 20’

Accessory Building Placement
Primary Front Setback 20 ft min - none proposed
Secondary Front Setback 15 ft min - none proposed
Side Setback 15 ft min - none proposed
Rear Setback 5 ft min - none proposed

Multi-Unit Residential building standards:
Building Width (main building mass.) 60 ft - 32’ 0” 32’ 0” -
Building Depth (main building mass.) 75 ft - 60’ 0” 60’ 0” -
Max Sq Ft 13,500 - 3,840 3,840 -
Total Stories 2 stories - 2 2 -
First Floor Height 12 ft - -
Upper Floor Height 10 ft - -
Number of Units 16 - 8 8 -

Permitted Building (Permitting Authority):
Multi-Unit Residential (CEO)

Permitted Uses
Residence Use Permit Required CEO approval
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Tax Map 13, Lot 017-001 (10 Mills Road Newcastle, LLC)

Article 3 - Site Standards
1.B. Applicability

This Article applies to alterations made to a site, including but not limited to parking,
access to a site from a public road, landscaping, buffers, loading, mechanical
equipment, lighting, and signage.

2. Driveways
No driveways are proposed as part of this application. The proposed private road will
be reviewed against and required to meet the standards set forth under the Road,
Driveaway, and Entrance Ordinance of the Town of Newcastle (see below).

3. Vehicular Parking
While parking for the proposed development will be provided, this parking will be
located within the proposed private road and not part of any parking lot. Therefore,
the standards of Section 3. Vehicular Parking are not applicable.
The proposed private road will be reviewed against and required to meet the
standards set forth under the Road, Driveaway, and Entrance Ordinance of the Town
of Newcastle (see below).

4. Bicycle Parking
The standards of Section 4 Bicycle Parking are not applicable as they only apply
within the D6 Town Center District.

5. Natural Screening
The standards of Section 5 Natural Screening are not applicable as they only apply
when a Special Permit or Expanded Use Permit are required–neither of which are
required for this application.

6. Landscaping
The standards of Section 6 Landscaping are applicable to Frontage zones in the D5 -
Village Business zoning district.

7. Fields
The standards of Section 7 Fields are not applicable as they only apply to lots with
fields of 5 acres or more. The site addressed by this application is less than 5 acres.

8. Fences & Walls
No fencing or walls are proposed as part of this application.

9. Mechanical Equipment
All proposed mechanical equipment is located outside of the frontage zone along
both Mills Road and along the proposed private Road.
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10. Loading Docks
No loading docks are proposed as part of this application.

11. Drive-Throughs
No drive-throughs are proposed as part of this application.

12. Lighting
Per Section 12. B. Applicability the standards of Section 12. Lighting apply to all
outdoor lighting fixtures with specific exceptions that are unrelated to this
application.
The average lumens per square foot of all outdoor lighting may not exceed 0.5
lumens per square foot.
Light levels measured at the front lot line exceeding 1.0 foot candles are prohibited.
All outdoor light fixtures must be full cutoff or fully shielded to prevent light at or
above horizontal (90° above nadir) and limited to a value not exceeding 10% of lamp
lumens at or above 80° above nadir, as defined by the Illuminating Engineering
Society of North America (IESNA, or IES).
All outdoor light fixtures must be fitted so that no portion of the light source or drop
lens is visible below the fixture when viewed directly from the side.

Article 6 - Use Standards
Approval of this Subdivision Plan shall be contingent upon the review and approval of the
Use Permit review by the Code Enforcement Officer of the Town of Newcastle.

Article 7 - Administration
3. Pre-Submittal Meeting

4. Optional Neighborhood Meeting

5. Public Notice

6. Public Hearings

10. Small Project Plan
Approval of this Subdivision Plan shall be contingent upon the review and approval
of the Small Project Plan review by the Code Enforcement Officer of the Town of
Newcastle.
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12. Subdivision

B. Applicability
The standards set forth under Article 7, Section 12, Subdivision are applicable to
the division of lots proposed under this application per the following
paragraphs:
12.B.1. The division of a parcel of land into 3 or more lots within any 5 year

period that begins on or after September 23, 1971.
The submitted application proposes dividing Map 013, Lot 017-001 into
three lots and a private road.

12.B.2. The division of structures into 3 or more dwelling units.

12.B.3. The construction or placement of 3 or more dwelling units.
The submitted application proposes building 16 new units split evenly
between two buildings.

12.B.5. Construction of roads.
The submitted application proposes development of an approximately
150-foot long private road with an 18-foot wide traveled way within a
50-foot wide right of way.

C. Authority
Per 12.C.2., the Planning Board reviews and approves all applications for
Subdivision Plan Approval.

E. Procedure
Per 12.E.2., applicants are required to attend a pre-submittal meeting with the
Planning Board, which took place regarding this application on September 21,
2023.

F. Approval Standards
1. The Planning Board must approve a Subdivision Plan application and issue

findings of fact upon verifying consistency to the following:
a. The standards of this Code.
b. The Newcastle Road, Driveway, and Entrance Ordinance.
c. Pollution: The proposed subdivision will not result in undue water or air

pollution.
The parcel of land addressed by this application is entirely 38 feet or
more above sea level and is not within or near any area identified by
FEMA as having a flood risk of 1% or greater for any given year.
The site is served by the GSB Sanitary District sewer system, making the
nature of the soil, the slope of the land, and other related site
characteristics erroneous when considering the ability of the site to
manage potential pollutants.
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d. Sufficient Water: The proposed subdivision has sufficient water available
for the reasonably foreseeable needs of the subdivision.
The proposed subdivision will be served by the GSBWater District. (See
below)

e. Municipal water supply: The proposed subdivision will not cause an
unreasonable burden on an existing water supply and the project can
be served as planned, if one is to be used.
The proposed subdivision will be served by the GSBWater District and
has been provided with a letter stating the proposed development will
not cause an unreasonable burden or exceed the capacity of the
existing public water supply or system.

f. Erosion: The proposed subdivision will not cause unreasonable soil
erosion or a reduction in the land’s capacity to hold water so that a
dangerous or unhealthy condition results.
Due to the limited slope of the site, the remaining and replanting of
vegetation on undeveloped portions of the site, the gravel top-layer of
the road and parking areas and the managed water collection from the
proposed buildings, minimal erosion is expected to result from the
development of the proposed project.

g. Traffic: The proposed subdivision will not cause unreasonable highway or
public road congestion or unsafe conditions with respect to the use of
the highways or public roads existing or proposed. If the proposed
subdivision requires driveways or entrances onto a state or state aid
highway, the Department of Transportation has provided
documentation indicating that the driveways or entrances meet Title 23,
Section 704.
The proposed subdivision will utilize an existing entrance that was
originally approved by Maine DOT in 2007 for a prior use. An updated
application to Maine DOT for change of use is attached.
Using Maine DOT trip generation rates, the project will generate 52.8
trips per day. MDOT traffic count studies show 3,000-4,000 trips per day
on Mills Road. The proposed subdivision will not have a significant
impact.

h. Sewage Disposal: The proposed subdivision will provide for adequate
sewage waste disposal and will not cause an unreasonable burden on
municipal services if they are utilized.
The proposed subdivision will be served by the GSB Sanitary District and
has been provided with a letter stating the proposed development will
not cause an unreasonable burden or exceed the capacity of the
existing public sanitary system.

i. Municipal Solid Waste Disposal: The proposed subdivision will not cause
an unreasonable burden on the municipality’s ability to dispose of solid
waste, if municipal services are to be utilized.
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Solid waste disposal is not a service provided by the municipality. The
applicant has stated that waste disposal will be provided by a
commercial hauler.

j. Aesthetic, cultural, and Natural Values: The proposed subdivision will not
have an undue adverse effect on the scenic or natural beauty of the
area, aesthetics, historic sites, significant wildlife habitat identified by the
Department of Inland Fisheries andWildlife or the municipality, or rare
and irreplaceable natural areas or any public rights for physical or visual
access to the shoreline.
The scenic or natural beauty and the general aesthetics of the area will
not be significantly impacted by the proposed subdivision as the
residential nature and limited scale of the proposed project are
consistent with the adopted Core Zoning Code and Comprehensive Plan
of the Town of Newcastle. No historic sites have been identified on or
adjacent to the proposed subdivision. No significant wildlife habitat
areas identified by the Department of Inland Fisheries and Wildlife are
on or near the site of the proposed subdivision. No rare and irreplaceable
natural areas identified by the Town are on or near the proposed
subdivision. The site of the proposed subdivision is not proximate to any
water body and no public rights for physical or visual access to the
shoreline have been identified on or adjacent to the proposed
subdivision.
Further, an existing tree line at the rear of the site is being generally
maintained and should serve to minimize the visual impact of the
project for neighboring properties.

k. Financial and Technical Capacity: The subdivider has adequate financial
and technical capacity to meet the standards of this section.
A condition of approval by the Planning Board of this Subdivision Plan
application shall be the awarding of a grant under the Rural Affordable
Rental Housing Program by the Maine State Housing Authority to 10
Mills Road Newcastle, LLC or one of its members, for the purposes of
developing the project proposed under this application.

l. Surface Waters: Whenever situated entirely or partially within the
watershed of any pond or lake or within 250 feet of any wetland, great
pond, or river as defined in Title 38, Chapter 3, Subchapter I, Article 2-B,
the proposed subdivision will not adversely affect the quality of that
body of water or unreasonably affect the shoreline of that body of water.
No part of the proposed subdivision is within 250 feet of any wetland,
great pond, or river.

m. GroundWater: The proposed subdivision will not, alone or in conjunction
with existing activities, adversely affect the quality or quantity of ground
water.
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No impact to the quality or quantity of groundwater in the area is
expected as the scale and type of development proposed by this
application are limited and no well or subsurface discharge is being
proposed.

n. Flood Areas: Based on the Federal Emergency Management Agency’s
Flood Boundary and Floodway Maps and Flood Insurance Rate Maps, if
the subdivision, or any part of it, is in such an area, the subdivider will
determine the 100-year flood elevation and flood hazard boundaries
within the subdivision. The proposed subdivision plan must include a
condition of plan approval requiring that principal structures in the
subdivision will be constructed with their lowest floor, including the
basement, at least three feet above the 100-year flood elevation.
No part of the proposed subdivision is in or adjacent to any area
identified by Federal Emergency Management Agency’s Flood
Boundary and Floodway Maps or Flood Insurance Rate Maps.

o. Freshwater Wetlands: All freshwater wetlands within the proposed
subdivision have been identified on any maps submitted as part of the
application.
No freshwater wetlands have been identified within or adjacent to the
area of the proposed subdivision.

p. River, Stream, or Brook: Any river, stream or brook within or abutting the
proposed subdivision has been identified on any maps submitted as
part of the application. For purposes of this section, “river, stream or
brook” has the samemeaning as in Title 38, Section 480-B, subsection 9.
No river, stream or brook within or abutting the proposed subdivision
have been identified. Therefore, this standard does not apply.

q. StormWater: The proposed subdivision will provide for adequate storm
water management and comply with State Stormwater Management
Law 38 M.R.S.A. Section 420-D.
The proposed subdivision will disturb less than one acre. Therefore, the
State Stormwater Management Law 38 M.R.S.A. Section 420-D is not
applicable.
Stormwater management interventions.

r. Spaghetti-Lots: If any lots in the proposed subdivision have shore
frontage on a river, stream, brook, great pond or coastal wetland as
these features are defined in Title 38, Section 480-B, none of the lots
created within the subdivision may have a lot depth to shore frontage
ratio greater than 5 to 1.
No lots within the proposed subdivision have any shore frontage.
Therefore, this standard does not apply.

s. Lake Phosphorus Concentration: The long-term cumulative effects of the
proposed subdivision will not unreasonably increase the phosphorus
concentration in a Great Pond, (as defined in MRSA Title 38 Section
480-B), during the construction phase and life of the proposed
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subdivision, or in the absence of a Great Pond, otherwise cause
phosphorous concentration in fresh water bodies.
The long-term cumulative effects of the proposed subdivision will not
unreasonably increase the phosphorus concentration due to the
utilization of the GSB Sanitary District sewer system and the fact that
the site is not within the watershed of a Great Pond or proximate to any
other bodies of water.

t. Impact on Adjoining Municipality: For any proposed subdivision that
crosses municipal boundaries, the proposed subdivision will not cause
unreasonable traffic congestion or unsafe conditions with respect to the
use of existing public ways in an adjoining municipality in which part of
the subdivision is located.
The proposed subdivision does not cross any municipal boundaries, nor
is it near any municipal borders. Therefore, this standard does not apply.

u. Lands Subject to Liquidation Harvesting: Timber on the parcel being
subdivided has not been harvested in violation of rules adopted
pursuant to Title 12, Section 8869, subsection 14. If a violation of rules
adopted by the Maine Forest Service to substantially eliminate
liquidation harvesting has occurred, the Planning Board must
determine prior to granting approval for the subdivision that 5 years
have elapsed from the date the landowner under whose ownership the
harvest occurred acquired the parcel.
No timber harvesting has occurred on the site of the proposed
subdivision within at least the last five years.

Road, Driveway, and Entrance Ordinance:
Approval of this Subdivision Plan shall be contingent upon the review and findings by the
Code Enforcement Officer that the proposed project is consistent with the Road, Driveway,
and Entrance Ordinance.

CONCLUSIONS OF LAW
The proposed lot dimensions meet the standards set for the D5 - Village Business Zoning
District under Article 2, District Standards.
The proposed subdivision will not result in undue water or air pollution.
The proposed subdivision will not cause an unreasonable burden on an existing water
supply and the project can be served as planned.
The proposed subdivision will not cause unreasonable soil erosion or a reduction in the
land’s capacity to hold water.
The proposed subdivision will not cause unreasonable highway or public road congestion
or unsafe conditions.
The proposed subdivision will provide for adequate sewage waste disposal and will not
cause an unreasonable burden on municipal services.
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The proposed subdivision will not have an undue adverse effect on the scenic or natural
beauty of the area.
The proposed subdivision will not adversely affect the quality or quantity of groundwater.
The proposed subdivision will provide for adequate storm water management.

Decision of the Planning Board
In consideration of the submitted application of 10 Mills Road Newcastle, LLC dated
October 6, 2023, and revised through October 19, 2023, for the proposed project at 10 Mills
Road (Map 013, Lot 017-001), including staff review comments, public hearing testimony,
and related materials contained in the record, the Planning Board of the Town of
Newcastle, at a regular meeting held on October 19, 2023, voted five (5) in favor, none (0)
opposed, and none (0) abstaining to Approve this application for a Subdivision Permit.
No Building Permit will be issued for a new building until the final plat is recorded with the
Lincoln County Registry of Deeds, and a copy provided to the Office of the Code
Enforcement Officer.
If any declarations, covenants, or restrictions are associated with any land in the subdivision,
no Building Permit will be issued until all declarations, covenants and restrictions have
been executed and filed with the Lincoln County Registry of Deeds, and a copy provided to
the Office of the Code Enforcement Officer.
No real property may be occupied or used, no use of an existing building or land may
change, no building or structure may be constructed, altered, expanded, or enlarged in
whole or in part for any purpose except as specifically authorized by the decision of the
Planning Board of the Town of Newcastle and the Code Enforcement Officer of the Town of
Newcastle.
Failure to comply with any condition or restriction related to any ordinance of the Town of
Newcastle or the Planning Board’s decision constitutes a violation and, in addition to any
civil or criminal remedy or enforcement procedure, is grounds for modification, suspension,
or revocation of the permit.

Conditions of Approval
The Planning Board’s approval of this application for a Subdivision Permit is contingent
upon the following conditions, all of which must be met by the applicant prior to issuance
of any permit from the Code Enforcement Officer for the Town of Newcastle and prior to
any related work is commenced on site, unless specifically stated otherwise in the
conditions below.
1. No deviations from the approved application are permitted unless such changes to the

approved application are granted in accordance with an applicable and required
process and standards.

2. Approval of this Subdivision Plan shall be contingent upon the review and approval of
the Use Permit review by the Code Enforcement Officer of the Town of Newcastle.

3. Approval of this Subdivision Plan shall be contingent upon the review and approval of
the Small Project Plan review by the Code Enforcement Officer of the Town of
Newcastle.
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4. Approval of this Subdivision Plan application shall be contingent upon the awarding of a
grant under the Rural Affordable Rental Housing Program by the Maine State Housing
Authority to 10 Mills Road Newcastle, LLC or one of its members, for the purposes of
developing the project proposed under this application.

5. Approval of this Subdivision Plan shall be contingent upon the review and findings by
the Code Enforcement Officer that the proposed project is consistent with the Road,
Driveway, and Entrance Ordinance.
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10 Mills Road Newcastle, LLC 
10 Mills Road 
Subdivision Plan Application  
October 2023 

Sample Building Elevations 

4/12 EAVE DETAIL
SCALE: 1/2"=1'-0"
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2x6 EAVE FRAMING

ALL 1x6 VERSATEX SUPPLIED BY
KBS, INSTALLED BY GC/CSL

1x4 VERSATEX TRIM SUPPLIED BY
KBS, INSTALLED BY GC/CSL

1x12 VERSATEX SOFFIT & METAL
STRIP VENT SUPPLIED BY KBS,
INSTALLED BY GC/CSL

6/4x8 VERSATEX TRIM SUPPLIED
BY KBS, INSTALLED BY GC/CSL

2
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SCALE: 1/2"=1'-0"
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2x6 EAVE FRAMING

ALL 1x6 VERSATEX SUPPLIED BY
KBS, INSTALLED BY GC/CSL

1x4 VERSATEX TRIM SUPPLIED BY
KBS, INSTALLED BY GC/CSL

2x8 PLATE

6/4x8 & 5/4x4 VERSATEX TRIM
SUPPLIED BY KBS, INSTALLED BY
GC/CSL

DRIP EDGE

1x12 VERSATEX SOFFIT & METAL
STRIP VENT SUPPLIED BY KBS,
INSTALLED BY GC/CSL
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SCALE: NONE
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NOTE:
- ELEVATIONS ARE FOR GRAPHIC
REPRESENTATION ONLY.  REFER TO WORK
ORDER FORM FOR DETAILED INFORMATION.
- EXTERIOR STEPS, RAILINGS & LANDINGS
ONSITE BY GC/CSL.
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BATH 1 Unit-10
EZSV14 SOFFIT VENT

EZSV14 SOFFIT VENT
BATH 1 Unit-8

FLAP VENT
BATH 1 Unit-3

OMIT SIDING
INSTALLED & SUPPLIED
BY GC/CSL

OMIT SIDING
INSTALLED &

SUPPLIED
BY GC/CSL

FLAP VENT
BATH 1 Unit-4

RIDGE VENT

OMIT SIDING
INSTALLED & SUPPLIED

BY GC/CSL

OMIT SIDING
INSTALLED &

SUPPLIED
BY GC/CSL

BATH 1 Unit-9
EZSV14 SOFFIT VENT

EZSV14 SOFFIT VENT
BATH 1 Unit-6

FLAP VENT
BATH 1 Unit-1

FLAP VENT
BATH 1 Unit-2

RIDGE VENT

NOTES:
FINISHED FIRST FLOOR ELEVATION NEEDS TO BE
24"-30" ABOVE GRADE

EXTERIOR VERSATEX TRIM IS SHIPPED LOOSE BY
KBS & INSTALLED ON-SITE BY GC/CSL

WINDOW TRIM IS INSTALLED BY KBS AT THE
FACTORY

CLAPBOARDS SIDING IS SUPPLIED AND
INSTALLED ON-SITE BY GC/CSL

MINI-SPLIT

RIDGE VENT

RAIN/SNOW
DIVERTER

RAIN/SNOW
DIVERTER
BY GC/CSL

RAIN/SNOW
DIVERTER
BY GC/CSL

RAIN/SNOW
DIVERTER

METAL ROOFING
INSTALLED & SUPPLIED

BY GC/CSL

METAL ROOFING
INSTALLED & SUPPLIED

BY GC/CSL

SNOW/RAIN DIVERTERS ARE VISUAL
REPRESENTATION ONLY FINAL

LOCATION TO BE ON-SITE BY GC/CSL

MINI-SPLIT

EZSV14 SOFFIT VENT
BATH 1 Unit-5

EZSV14 SOFFIT VENT
BATH 1 Unit-7

MIN. DISTANCE TO LINE
SET SIDE OF UNIT

MINI-SPLITMINI-SPLIT
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2x6 EAVE FRAMING

ALL 1x6 VERSATEX SUPPLIED BY
KBS, INSTALLED BY GC/CSL

1x4 VERSATEX TRIM SUPPLIED BY
KBS, INSTALLED BY GC/CSL

1x12 VERSATEX SOFFIT & METAL
STRIP VENT SUPPLIED BY KBS,
INSTALLED BY GC/CSL

6/4x8 VERSATEX TRIM SUPPLIED
BY KBS, INSTALLED BY GC/CSL

2

1'-6 7/16"

11 1/4"

6 3/4"

SCALE: 1/2"=1'-0"

9
12

9/12 EAVE DETAIL

2x6 EAVE FRAMING

ALL 1x6 VERSATEX SUPPLIED BY
KBS, INSTALLED BY GC/CSL

1x4 VERSATEX TRIM SUPPLIED BY
KBS, INSTALLED BY GC/CSL

2x8 PLATE

6/4x8 & 5/4x4 VERSATEX TRIM
SUPPLIED BY KBS, INSTALLED BY
GC/CSL

DRIP EDGE

1x12 VERSATEX SOFFIT & METAL
STRIP VENT SUPPLIED BY KBS,
INSTALLED BY GC/CSL
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NOTE:
- ELEVATIONS ARE FOR GRAPHIC
REPRESENTATION ONLY.  REFER TO WORK
ORDER FORM FOR DETAILED INFORMATION.
- EXTERIOR STEPS, RAILINGS & LANDINGS
ONSITE BY GC/CSL.

OMIT SIDING
INSTALLED &

SUPPLIED
BY GC/CSL

6'-0" X 29'-0" PRESSURE TREATED
FARMERS PORCH (INCLUDES: POSTS,

RAILING W/ BALUSTERS AND DECKING)

SHIP LOOSE STATIC ROOF VENT:
KBS TO SHIP LOOSE ONE 50 Sq. In. STATIC VENT FOR EACH
200 SF OF (CONDITIONED SPACE) CEILING ARE UNDER THIS

ROOF INSTALLED ON-SITE BY GC/CSL

RAIN/SNOW
DIVERTER
BY GC/CSL

RAIN/SNOW
DIVERTER
BY GC/CSL

METAL ROOFING
INSTALLED & SUPPLIED

BY GC/CSL

METAL ROOFING
INSTALLED & SUPPLIED

BY GC/CSL
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CORE ZONING CODE
ARTICLE 2, DISTRICT STANDARDS
2. LOTS

A. PURPOSE
1. To provide a clear and flexible system for

creating lots that reflect the character of a
neighborhood.

B. APPLICABILITY
1. Applies to all projects that create new lots with

actual or virtual lot lines.

C. GENERAL
1. All newly created lots must have a lot line

abutting a Public Road or Private Road per the
Newcastle Driveway, Road, and Entrance
Ordinance.
a. Newly created lots shall retain the District

designation of the original lot.
b. New insular lots are prohibited, unless

created with a deeded 50 ft wide
right-of-way to a Public or Private Road.
i. Newly created insular lots wholly held in

a nonpublic conservation easement may
reduce the right-of-way width access
standard to 10 ft for non-vehicular access.
Subsequent removal of the lot from the
conservation easement shall create a
legal non-conformity.

c. New flag lots are prohibited.
2. Land may be platted to create new corner lots,

insular lots, through lots, or waterfront lots.
3. Any lot type that has not been described by this

Code may not be developed except by special
permit.

4. Lots must be platted as follows:
a. The front lot line must be located along the

primary road, or water body.
b. For newly created corner lots or through lots

that abut two roads, the primary frontage
shall be along the Public or Private Road of
greatest significance.

Definition of Flag Lot:
A building lot that has frontage along a private or public road which is narrower than the
minimum permitted lot width or frontage line length for the district in which it is located.
The term “Flag Lot” does not refer to the shape of a lot. Lots may take the shape of a flag
provided they meet the standards of the district in which it is located.
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CORE ZONING CODE
ARTICLE 7, ADMINISTRATION

11. LARGE PROJECT PLAN

A. PURPOSE
1. To provide for the review of projects including the

development of individual buildings,
modifications to buildings, changes or alterations
made to a site, or other projects that may have
the potential to create significant offsite impacts,
according to the applicability standards below.

2. The Large Project Plan approval process provides
an applicant with the opportunity to submit
architectural, site, landscaping, or engineering
plans so that compliance to the standards of this
Code can be determined.

B. APPLICABILITY
1. Projects that create significant on- or off-site

impact.
a. On-site significant impacts may include but

are not limited to excavation, grading, or
blasting; noise, glare, or smell; and,

b. Off-site significant impacts may include but
are not limited to existing utilities, stormwater
infrastructure or alterations within the road
right-of-way.

2. All new buildings and accessory buildings over
10,000 sf in gross floor area.

3. Building renovations over 10,000 sf in gross floor
area.

4. Site improvements creating more than 50 parking
spaces.

5. Changes to a nonconforming lot, use, structure,
site improvement, if the subject property is over 10
acres in lot area.

6. Building groups that do not trigger subdivision.
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12. SUBDIVISION

A. PURPOSE
1. To allow for the orderly development of a parcel

of land into new dwelling units and lots, and
roads that provide access to them.

2. To comply with MRSA, Title30-A, Chapter187,
Section 4401 et.seq.

B. APPLICABILITY
1. The division of a parcel of land into 3 or more lots

within any 5 year period that begins on or after
September 23, 1971.

2. The division of structures into 3 or more dwelling
units.

3. The construction or placement of 3 or more
dwelling units.

4. The division of an existing structure used for
commercial or industrial use into 3 or more
dwelling units.

5. Construction of roads.
6. Installation of utility services.




