
Agenda
Newcastle Planning Board Meeting

November, 16, 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
October 19, 2023 Planning Board Meeting Minutes

3. Old Business
A. Public Hearing

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

ii. Public Comment (limited to this agenda item)

B. Public Hearing
i. Ordinance Amendments: Core Zoning Code

a. Article 7, Section 22. Demolition of Historic Assets
b. Article 2, Section 2. Lots
c. Article 7, Section 11. Large Project Plan + Section 12. Subdivision

ii. Public Comment (limited to this agenda item)

4. New Business

5. Other Business
A. Ordinance Update Work (Board discussion)
B. Planner’s Report
C. Public Comment (open to all topics)

6. Adjourn

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


Meeting Minutes
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

Board Members:
Present:
Ben Frey, Chair
Lucas Kostenbader, Member
Kevin Houghton, Member
Peter McNaughton, Member

Absent:
Lee Emmons, Member

Staff Present:
Michael Martone, Town Planner

1. Call to Order
Chair Ben Frey called to order at: 6:31pm

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

Motion: To approve the September 21, 2023 Planning Board Meeting
Minutes as presented.

Moved by: Lucas Kostenbader
Second: Kevin Houghton
Vote: Yea: 3

Nay: 0
Abstention: 1 (Peter McNaughton)

Result: The motion carries and the meeting minutes are approved.

3. Old Business
A. Public Hearing: Subdivision Application: Tax Map 013, Lot 017-001

(10 Mills Rd)
Applicant: 10 Mills Road Newcastle, LLC

i. Discussion by the Board
Chair Ben Frey introduced the application and explained public

comment would be taken after the Planning Board and applicant
reviewed the application.

Michael Martone explained that this was a Public Hearing and that the
Planning Board would only be reviewing the application for
Subdivision Approval, not the Use Permit or Small Project Plan
aspects of the application.

The applicant reviewed the proposed project and provided details for
the Board which included two 8-unit residential buildings.

https://us02web.zoom.us/j/87852494026
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The Board reviewed the draft Findings of Fact and Conclusions of Law
dated October 14, 2023, provided by the Town Planner, concluding
that the findings were accurate, with required changes as reviewed
below.

The Board reviewed the proposed plan for the subdivision via both legal
and virtual lot lines.

The Board discussed the recommended condition of approval relating
to the Financial and Technical Capacity and the intended
MaineHousing funding finding that the proposed condition of
approval would not be necessary as the capacity to subdivide the lot
was minimal–mainly administrative fees–compared with the
physical development of the project, which would be addressed in
the Small Project Plan application to the Code Enforcement Officer.

After the Board reviewed the draft Conclusions of Law and draft
Decision of the Planning Board, Chair Ben Frey opened the meeting
to public comment.

ii. Public Comment
Two members of the public addressed the Board during the public
comment period: Louis Rector, resident and Frank Smith, resident.

Concerns were raised regarding stormwater management, both
originating on the property and the existing conditions in the
general area. The existing drainage along Mills Rd is felt to be
insufficient and new development would only worsen the
problem. The area currently floods, likely due to the topography
on and near the proposed development site.
The lack of a culvert under the site’s driveway was raised as a
concern, noting that it is not being required by the Town or the
MDOT permit obtained by the applicant.
Further clarification was requested about the Rural Affordable
Housing Program grant the applicant intends on applying to
MaineHousing for.
It was felt that parking was not sufficiently addressed by the
applicant.
The changing demographics of the area were noted.
The intersection of Mills Rd with Academy Hill Rd/Main St was
identified as a concern and due to the proximity to the proposed
development should be considered and addressed.

The Board and Town Planner provided answers, clarification, or
information as appropriate/ available.

iii. Further discussion
Town attorney Peter Drumm provided guidance and clarification
regarding the granting of a Conditional Approval and the timing of
any appeals. The 30 day window to file an appeal of a decision of the
Planning Board would likely start from the date of the decision of
the Board, and not from the date the last condition of approval was
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satisfied. There is some uncertainty around the subject but the
Planning Board could reasonably act with the above understanding.

Motion: To approve the Subdivision Application for Tax Map 013, Lot
017-001 (10 Mills Rd), as submitted by 10 Mills Road Newcastle,
LLC and to accept the Findings of Fact and Conclusion of
Law provided by the Town Planner with the changes
discussed at today’s meeting.

Moved by: Ben Frey
Second: Kevin Houghton
Vote: Yea: 4

Nay: 0
Abstention: 0

Result: The motion carries and the Subdivision Application is
approved.

Chair Ben Fry closed the Public Hearing for the subdivision application for
Tax Map 013, Lot 017-001 (10 Mills Rd).

For the benefit of the public, Michael Martone provided a brief explanation of the
Village Partnership Initiative (VPI) project the Town is working with the MDOT
to redesign Main St and the immediately surrounding network, including the
intersection of Mills Rd, Academy Hill Rd, and Main Street as well as Main St,
River Rd, and the US Route 1 on/off ramp intersection. The project may
include drainage improvement on Mills Rd.

4. New Business
A. Pre-submittal Meeting: Tax Map 012, Lot 011 (38 Academy Hill Rd)

Applicant: Z38, LLC

i. Discussion between the Board and the Applicant.

Chair Ben Frey invited the applicant to present their proposed project
to the Board.
Zander Lee shared the current plans for the proposed single
five-story mixed-use building containing 16 units with the Board.
The commercial component of the project are still being finalized
but it could include a fifth story event space, basement laundromat,
storage space, ground floor retail, or in some other form.
The Board discussed the potential all electric requirement from
MaineHousing; the total floor area of the building; the non-profit
ownership structure; the unit mix; site drainage; site layout; total
building height;
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Michael Martone explained why the application would need to be
reviewed under Subdivision even though the lot was not proposed
to be divided.
The Board discussed what the threshold for being a ‘Mixed-Use
Building’ is and howmuch commercial space may be required.

B. Discussion of potential Core Zoning Code amendment
Michael Martone provided an explanation of the process required to

amend land use ordinances of the Town. The expectation is that the
Select Board will be holding a Special Town Meeting in mid December
and that if desired, these proposed changes can be addressed at that
meeting.

i. Article 7, Section 22. Demolition of Historic Assets
Michael Martone provided an overview of the proposed
amendment to the Core Zoning Code and context for the Board
which generally expands the applicability of the demolition
protections from entire structures to include parts of structures.
The Board discussed the proposed changes and felt the changes
could move forward as drafted.

Motion: To recommend the proposed amendments to Article 7,
Section 22 of the Core Zoning Code to the Select Board of
the Town of Newcastle.

Moved by: Ben Frey
Second: Kevin Houghton
Vote: Yea: 4

Nay: 0
Abstention:0

Result: The motion carries and the proposed amendments are
recommended to the Select Board.
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ii. Article 2, Section 2. Lots
Michael Martone provided an overview of the proposed amendments

to the Core Zoning Code and context for the Board which generally
reduces the width of the required right-of-way required for creating
new insular lots.
The Board discussed the proposed changes and felt the changes
could move forward as drafted.

Motion: To recommend the proposed amendments to Article 2,
Section 2 of the Core Zoning Code to the Select Board of
the Town of Newcastle.

Moved by: Ben Frey
Second: Kevin Houghton
Vote: Yea: 4

Nay: 0
Abstention:0

Result: The motion carries and the proposed amendments are
recommended to the Select Board.

iii. Article 7, Section 11. Large Project Plan + Section 12. Subdivision
Michael Martone provided an overview of the proposed amendments

to the Core Zoning Code and context for the Board which will make
the Town’s requirement for subdivision reviewmore consistent with
the State’s definition and requirements for Subdivision. These
proposed changes also add a requirement for the review of some
proposed multifamily buildings under Large Project Plans.
The Board discussed the proposed changes and felt the changes
could move forward as drafted with the addition of reducing the
number of parking spaces requiring review from 50 to 20.

Motion: To recommend the proposed amendments to Article 2,
Section 2 of the Core Zoning Code to the Select Board of
the Town of Newcastle.

Moved by: Ben Frey
Second: Peter McNaughton
Vote: Yea: 4

Nay: 0
Abstention:0

Result: The motion carries and the proposed amendments are
recommended to the Select Board.
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C. Discussion of potential Shoreland Zoning Ordinance amendment
i. Chapter 1000 state regulations compliance

The Board decided to hold a workshop at a special meeting of the
Planning Board on November 30, 2023 to review and discuss any
potential changes to the Shoreland Zoning Ordinance.

5. Other Business
A. Planner’s Report

Michael Martone provided an update to the Board on the following items:
Working to get approval from the State on for the Town’s current
Comprehensive Plan.
A Joint Select Board meeting on Monday, October 30 at 5:30pm at the
Newcastle fire station with Damariscotta which will include a
presentation by LCRPC on current housing needs.
Michael Martone will be attending a Local Project Administrator (LPI)
training course on Nov. 1 which will be useful for the VPI project.
The NNECAPA conference will be in Portsmouth, NH November 6-8
which Michael Martone will be attending.
The next GSBSD Board meeting is scheduled for November 8th at
5:00pm and Michael Martone intends to attend that meeting.

Kevin Ellis noted a type on the button of page two of the draft findings of fact -
“well” should be corrected to “will”.

6. Adjourn
Without objection the meeting was adjourned at: 9:19 pm.
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