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Newfield Planning Board Meeting Minutes 

January 4, 2023 

 

Attendees: Chair Glora Dyer, Ben Buzzell, Anthony Garrity, Skip Tonge (Emily Foss and Dan Phelan are 

excused this evening.) Administrative Assistant Maria Marchant was also in attendance. Guests included: CEO 

Norman Hutchins, Matt Pepin, Shelly Gobeil, Sam Parks, Bruce Colwell, Dylan and Sarah Langone. James 

McLaughlin arrived at approximately 7:20 PM and Land Surveyor Sean Pierce arrived at 7:38 PM. 

 

The Chair called the quorum meeting to order at 7:02 PM and the Pledge of Allegiance was recited. 

 

PUBLIC COMMENT – MATT PEPIN: 

 

I just I want time to quickly try to get some more clarification on what this third party review is. When I came 

here last time I was really under the impression that we were going to try to have somebody take a look at the 

information that I submitted from the groundwater hydrologist which pertains to how we're going to get that 

information and how we're going to protect the drinking water for our project. I got back an e-mail from the 

town and it looks to me like this review is much more comprehensive than I ever really even dreamed of. I’m 

seeing things here like a review of internal roadway layouts, stormwater design, errosion, sedimentation control, 

construction control, and standard engineering practice. This is basically like a full blown engineering review 

project and I want to try to gain clarity from the Board because when I last spoke to the Board I was 

understanding that we're going to be looking at just the specific elements that had to do with the groundwater 

and protecting the groundwater. This is about a $5,000 study and there's requirement for a site walk and public 

hearing which may not be able to happen for some time if we get snow and bad weather. I've already met the 

application completeness. I'm going to submit a letter from the hydrologist and help us put together our 

groundwater monitoring plan to the Town and to the Board members and it's just going to be some 

recommendations because reviewing erosion and sedimentation control is great but it doesn't necessarily pertain 

to how high we need to stay above the groundwater or how to safely treat that drinking water before it goes into 

the ground. It doesn't directly address the stuff that hydraulics would certify in the State of Maine. I'd really like 

to see the study get narrowed down a little bit more so it pertains to that specifically because otherwise this is 

going to end up costing the Town and us a lot more time and a lot more effort that's not needed when all the 

engineering is there. I need to talk more about this at tonight's meeting or if you want me to address this at the 

next meeting. 

 

Chair: We have a full agenda tonight. Ordinarily let us know a week ahead and sometimes we're more flexible 

for five days. We just received your request today and our agenda is full. However, if you would like to come to 

our next meeting on February 1st as we meet the first Wednesday of every month, we can put you on that 

agenda. I took some notes of your concerns and Maria can send you an e-mail with a specific time as it depends 

on two applications getting completed tonight. I will just let the Board know we just received these documents. 

At our last meeting Lee Jay let us know that he had found some engineers. The very next day I was making calls 

because it was the holidays and I didn't want to keep this waiting and I let people know that progress was being 

made. I followed up to see if they had those sample contracts that you have available, and they did, and they 

sent them out but then it was Christmas, so you guys just got those copies, I believe, with your packet. They're 

basically contracts for a general service contract that the Planning Board can work with this engineering firm 

for other evaluations, not necessarily just this project, but also with other projects which may come up. It would 

be a general contract to be incorporated to specific projects. Lee Jay was going to communicate with you. I 

believe it says site walk and public hearing if needed and so it may not be needed because we've all done the 

site walk and we have the reports. That's why we scheduled the site walk before the weather got bad and to 

quickly determine the application complete so we could get out there and keep this rolling. We will see you on 

February 1st and Lee Jay will be here who can answer a lot of questions.  
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At this time Ben B motioned to review the Shoreland Application. No discussion. VOTE  4-0-0.  

 

The Chair welcomed Thomas and Kelly Dorr for 119 Hidden Lake Lane who have submitted a Shoreland 

Application for expansion. The Chair explained that the applicants turned in various documents and that their 

sketch includes all of the footage, setbacks and dimensions. The review of this application completeness is the 

Conditional Use Section under Submissions which is Article 8 under 8.1 and 8.3 and also the Shoreland 

Ordinance which is Page 5, Section 12 under Nonconformance, Nonconforming Structures and Nonconforming 

Lots.  

 

The Dorr’s explained they bought their camp on Hidden Lake in 2005. Their camp is a back lot and they always 

admired the lot across from them on the water. The camp was totally run down and had no running water or 

electricity. They learned that the family was selling and the Dorr’s purchased it in September 2022. Soon after 

their purchase they put in an application to have the building torn down. In October 2022 it was torn down but 

they left the piers up so that the footprint of the building is seen as it was. Mention was made that the existing 

lid and a section of the cement dug well will need to be replaced as well as the water line to be placed below the 

frost level. They met with CEO Norman H just to go over what he thought they would need to do to the new 

building. It was discussed that a foundation would be placed and the Dorr’s would build on it. The new building 

would need to be brought back another five feet from the shore and they would like to expand 30% or up to 

1,000 square feet, whichever is greater. It will be a 1,000 square foot, one level, but with a little bit of a loft on 

one side of the building. It is going to be just similar with two bedrooms, one bath and a full foundation for 

storage.  

 

CEO: The new footprint structure has been turned and the front is taken off so it results in the seasonal camp 

placement further back from the water but does not encroach on the roadway existing. This results in a location 

50’ from the water and 24’ from the road. It was noted that CEO Norman H would be assisting the applicants 

with the standards of replanting and driveway gravel. The septic design has been approved and DEP has 

approved the foundation.  

 

Chair: In October, due to weather concerns, the Board had voted for the Vice Chair Skip T and the Chair Gloria 

D, to go out and do a site inspection and report their findings to the Board. The property owners were contacted 

and we went out and took a look at the site. We observed some pretty big mature trees and it was pretty well 

clear what was planned. We found boundary markers and the well will stay in the same location. Removal and 

replanting will be with the direction of CEO Norman H in accordance with the Shoreland Ordinance. 

 

Before rendering a decision on a conditional use permit the planning board may conduct a public hearing which 

shall be advertised. If the planning board decides to have a public hearing within 40 days we would reach a 

decision on the conditional use.  

 

Ben B motioned that the shoreland application for 119 Hidden Lake Lane is complete with a second by 

Skip T. No further discussion. VOTE 4-0-0. 

 

Skip T motioned that a public hearing is not needed on this particular application with a second by 

Gloria D. No further discussion. VOTE 4-0-0. 

 

Standards were reviewed as follows: 

Conditional Use: Article 8 requires specific criteria and the applicants have supplied the following: 

Clearly specify the location of the proposed use. 
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Diagrams and scale drawings of the lot with the location of the existing or proposed building structures, natural 

features, driveways and parking areas. 

Other materials which will enable the planning board to determine that the standards for the approval of the 

conditional use have been met. The burden for providing information upon which the planning board faces its 

findings and decisions shall be the applicants.  

 

The planning board may attach conditions to its approval for the conditional use permit these may include but 

are not limited to: 

Street improvements, access restrictions, hours of operation which doesn't apply, buffering and screening, utility 

improvements, performance guarantees, which does not apply. 

 

Article 5 nonconforming structures, nonconforming lot, which is 5.1 in Article 5 of the land use book, 

Section 2, Part B. 

A structure built on a lot prior to the enactment of this ordinance which does not conform to lot size, lot area per 

dwelling unit, or frontage requirements may be repaired maintained or improved and may be enlarged in 

conformity with the applicable space bulk performance standards other than minimum lot size or minimum 

frontage. This lot is of the subdivision that from the late 60’s so it what it is. The minimum frontage is handled 

in the shoreland ordinance. Structures shall not be enlarged in a manner that violates or worsens the standard 

relative to the minimum lot area per dwelling unit and shall not be enlarged except in conformity with this 

ordinance and the Maine State Plumbing Code.  

Page 5.2 section 4A maintenance and the enlargement of nonconforming structures. Reconstruction: Any 

nonconforming building or structure which is damaged or destroyed by fire or any cause other than the willful 

act of the owner or his agent may be restored or reconstructed and used as before within 18 months of the date 

of the said damage or destruction. Provided however that such reconstruction and use shall not be more 

nonconforming than the prior nonconforming building structure uses. From October 2022 the applicants have 

18 months to rebuild. They have already worked with CEO Norman H the reasons why it needed to be taken 

down. The diagrams and the site plan would have to determine if this is more nonconforming than previous. 

The CEO said because they're setting it back further from the water and taking down fewer trees and by leaving 

it 24 feet from the road results with it being less nonconforming.  

 

Shoreland ordinance, Page 5 – Conformance: Reconstruction or Replacements on Page 8. In determining 

whether the building relocation meets the setback to the greatest practical extent the planning board or its 

designee shall consider the size of the lot. (The size was determined by the subdivision design.)  

The slope of the land. The land was pretty flat except out to the water's edge there's a little pathway that dips 

down a little bit but it wasn't real steep. 

Potential for soil erosion.  

Location of other structures on the property. There weren't any other structures other than the well and some 

boundary markers. 

Consider Adjacent Properties the location of their septic systems and wells which they had put on their 

diagram. It met all the setbacks for the neighbor’s wells. 

Location of septic system and other onsite soil suitable for the septic system. They have the septic system 

designed and it met the standards.  

Type and amount of vegetation to be removed and accomplished for the relocation. They spoke about 

removing a couple of oak trees and CEO Norm will help with removal and the replanting.  

Page 8-Reconstruction and the replacement. They have 18 months to replace it. in no case shall a structure be 

reconstructed or replaced so as to increase its nonconformity. If reconstructed or replacement structure is less 

than the required set back it shall not be any larger than the original structure except as allowed pursuant section 

12C1 above which talks about the additional square footage or the 30%.  
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CEO: The applicant has a maximum of 1,000 ft because it is within 75 feet of the water. Because of the size of 

the building where the biggest portion of it is within 75 feet of the water with a 20’maximum height. 

 

If the total footprint of the original structure can be relocated and reconstructed beyond the required setback no 

portion of the relocated or reconstructed structure shall be replaced or constructed at less than the setback 

requirements. This doesn't apply on this lot because it's an undersized lot. It's not a change of use. It’s a 

nonconforming lot already from the subdivision.  

 

Notation was made there is an existing retaining wall approximately 20’ long and it's very well covered. There's 

a lot of vegetation down by the bottom and it didn't appear to have any erosion problems. The applicants stated 

that they plan on keeping the blueberries, lady slippers and all vegetation with no intent on damaging or 

destroying it. 

 

The Chair reminded the applicants that if in the future they wished to do anything different to the retaining wall 

that they would need to contact DEP and CEO. 

 

Chair asked if there are any special conditions that should be looked at or is it just straightforward for approval?  

CEO: It’s straightforward. The land is pretty flat at that location. The guy that does the excavation work has to 

be certified through the state before he can do any kind of work at all. They set up an erosion control plan. The 

CEO stated that he completes a site inspection prior to construction, during and after construction, and takes 

notes, pictures and monitors as construction progresses. 

 

At this time the Board moved to Article 9-Performance Standards under the Conditional Use Permit which this 

still falls under. 

Access to lots and lots without frontage. Does not apply. 

Air emissions. Does not apply. 

Landscaping, soil erosion, setbacks, sanitary provisions. 

Accepting this application for reconstruction of a seasonal camp that meets the setback to the greatest practical 

extent and conforms with the applicable performance standards in Article 9 of our land use book.  

 

Skip T motioned with a second by Anthony G to accept the application for 119 Hidden Lake Lane for 

reconstruction of a seasonal camp to meet the setbacks to the greatest extent and to meet the applicable 

performance standards Article 9. No discussion. VOTE 4-0-0. 

 

The applicants were informed that they have a permit and to work with DEP and CEO Norman H and then the 

applicants left this meeting. 

 

Motion by Ben B with a second by Gloria D to move to the Langone Minor Subdivision. No Discussion.  

VOTE 4-0-0. 

 

A new revised plan was submitted and reviewed by the Board. The Board previously determined the application 

to be complete. At the last meeting, requested waivers from the applicant were discussed and they will be voted 

on tonight. Further review of the application criteria was tabled due to interruptions by the applicant. The 

Subdivision Ordinance and the Performance Standards required will also be completed at this meeting which 

includes amended and adopted Review Criteria in Section 4404. The Chair asked the applicant for any further 

submissions or information and explained that once the review begins, unless they are asked questions by the 

Board, that they are not to interrupt. The applicant confirmed the Board’s receipt of the letter from the Newfield 

Fire Chief. The Chair reminded the applicant and Land Surveyor Sean Pierce to confirm the mailing address 

and the Selectmen’s Office hours of operation with the Town Administrator, as multiple times their paperwork 
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has not been received by the Board in a timely manner and could not be reviewed by the Board before the 

meetings. 

 

Land Surveyor Sean Pierce mentioned recent plans submitted reveal the changed lot numbers to show the lot 

that Dylan Langone is retaining is now 4.11 and the change for 4.11.2 and 4.11.3 is the backlot. The well buffer 

radius was added to show that there's plenty of room for the lot to accommodate a separate system and the exact 

location of the well placement will not be noted until the home is built.  

 

Chair: There are standards for our Minor Subdivision to be determined and there are General Standards and 

required improvements as well, and the Board may include conditions of use. In the Ordinance on Page 33 of 

the Subdivision Ordinance: The Board has authority, where the board makes written findings of fact that due to 

a special circumstance of a particular lot proposed to be subdivided the provision of certain improvements is not 

requisite to provide for the public health safety and welfare. We were talking with the applicant at the last 

meeting about waivers and there are four things which may be waived as follows:  

 

Monuments: The applicant requested a waiver as there are existing capped iron rods in place and will not be 

dug up and replaced with stone monuments.  

 

A motion by Ben B with a second by Skip T to waive the concrete monuments as there are existing capped 

iron rod markers prior to this subdivision. VOTE: 4-0-0. WAIVER GRANTED. 

 

Water Supply: The applicant requested a waiver. Specific language in the Ordinance is very similar to what is 

documented on the plans. 

If the Board opts for a Waiver the following language in the Subdivision Ordinance on Page 20 is required on 

the plans: A minimum of 1 gallon per minute of water meeting the Maine Primary Drinking Water Standards 

and Secondary Drinking Water Standards shall be available on each lot at a depth not exceeding 400 feet. Any 

costs exceeding drilling beyond 400 feet shall be borne by the applicant for a period of five years from the final 

plan approval provided the well driller is approved by the applicant in writing prior to the start of drilling. 

(Waiver must be written on the plan.) WAIVER NOT REQUIRED 

 

Sewer Disposal: The applicant requested a waiver as Lot 4.11 has a soil suitability limiting factor within 24 

inches of the surface and this lot requires a location for a second sewer disposal site. This may be waived as 

there is one existing and functioning from the existing house to the garage and will not be a risk to any public 

health, safety or public welfare.  

 

A motion by Gloria D with a second by Ben B to waive Sewer Disposal requirement based on the fact that it is 

not going to provide any hazard to public health, safety, or welfare and that Mr. Langone has an existing system 

that is functioning adequately. (Waiver must be written on the plan.) VOTE 4-0-0. WAIVER GRANTED. 

 

Surface Drainage/Erosion Control: The applicant requested a waiver as the developer did not provide 

statements to the designing engineer that the shared right-of-way driveway proposed in this subdivision will not 

create erosion drainage run off and did not submit calculations of the peak volume run off. CEO Norman H will 

be working with the applicants with regard to the surface drainage and run-off, however, there are no standards 

for private right-of-way driveway. This is a 50-foot right-of-way and is deemed a private driveway to serve only 

two (2) homes. Discussion ensued between the Board and Mr. Pierce regarding driveway maintenance, repair 

and plowing. Mr. Pierce agreed with the wording as follows: Shared maintenance costs of the driveway will be 

the responsibility of the owners of Lots 4.11.2 and 4.11.3. Skip T questioned that if not maintained or paid for if 

Tax Liens can be filed. It was determined that this is a driveway serving two (2) homes only; not a road. If 

subdivided in the future this language this concern would be addressed at that time. 
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A motion by Gloria D and a second by Ben B to waive Surface Draining requirement for this minor subdivision 

because it is not going to cause detriment to any public health, safety, or welfare. (Waiver must be written on the 

plan.) VOTE 4-0-0. WAIVER GRANTED. 

 

REVIEW CRITERIA: 

 

1. Pollution: Motion made by Gloria D with a second by Anthony G that this proposed minor subdivision will 

not result in undue water or air pollution. VOTE 4-0-0.  

 

2. Sufficient Water: Motion by Ben B with a second by Gloria D per review criteria for sufficient water that 

the proposed minor subdivision meets that criteria. (Secondary drinking water standards will be written in 

the Findings of Fact.) VOTE 4-0-0. 

 

3. Municipal Water Supply: Motion by Gloria D and a second by Ben B that the review criteria for 

Municipal Water Supply does not apply. VOTE 4-0-0. 

 

4. Erosion Control: Motion by Ben B and a second by Gloria D that the review criteria for Erosion Control in 

this proposed minor subdivision will not be affected. (CEO Norman H will monitor the driveway 

construction.) VOTE 4-0-0. 

 

5. Traffic: Motion by Gloria D and a second by Ben B that the proposed minor subdivision will not cause 

unreasonable highway or public road congestion or unsafe conditions with respect to the use of the driveway 

entrance and Route 110 with the condition that the existing entrance for lot 4.11.2 shall be blocked with a 

permanent field stone wall. (CEO Norman H will be consulting with DOT if needed to determine the 18-

foot width of the approved driveway where it meets the roadway only. Beyond the meeting of the roadway, 

it is private and may be as large or small as the owner wants it.) VOTE 4-0-0.  

 

6. Sewage Disposal: Motion by Gloria D and second by Anthony G that the proposed minor subdivision has 

adequate sewage waste disposal and will not cause unreasonable burdens on municipal services. (There will 

be private septic systems and they will manage it themselves.. VOTE 4-0-0. 

 

7. Municipal and Solid Waste Disposal: Motion by Gloria D and a second by Ben B that this proposed minor 

subdivision will not cause unreasonable burdens on the municipalities ability to dispose of solid waste. 

(They are single family homes, and no excessive amount of trash is expected.) VOTE 4-0-0. 

 

8. Aesthetic Cultural and Natural Values: Motion by Gloria D and a second by Skip T that the proposed 

Langone Minor Subdivision will not have an undue adverse effect on the aesthetic, cultural or natural values 

based on the condition of the permanent field stone wall being built. (Single family homes with regular 

design.) VOTE 4-0-0.  

 

9. Conformity with Local Ordinances and Plans: Gloria D motioned and a second by Ben B that the Board 

finds the Langone Proposed Minor Subdivision conforms with local Town of Newfield ordinances.  

VOTE 4-0-0. 

 

10. Financial and Technical Capacity: Gloria D motioned and second by Ben B that the proposed subdivider 

has adequate financial and technical capacity to meet the standards of this section. (Two of the lots already 

have single family homes on them.) VOTE 4-0-0. 
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11. Surface Waters and Outstanding Rivers: Gloria D motioned and second by Ben B that the criteria for 

Surface Waters and Outstanding Rivers segments does not apply. (There are no surface water or outstanding 

rivers on the lot.) VOTE 4-0-0. 

 

12. Groundwater: Ben B motioned and second by Gloria D that the proposed Langone Minor Subdivision for 

the groundwater will not alone, or in conjunction with existing activities, adversely affect the quality or 

quantity of groundwater. (There are no proposed pollutants to the groundwaters or surface waters. The 

applicant must abide by Maine DEP best management practices and the site will be overseen by the Town of 

Newfield Code Enforcement Officer.) VOTE 4-0-0. 

 

13. Flood Areas: Gloria D motioned and a second by Ben B that the Board finds that the proposed Langone 

Minor Subdivision does not sit in a flood plain area. NOT APPLICABLE. VOTE 4-0-0. 

 

14. Freshwater Wetlands: Ben B motioned and a second by Gloria D that the proposed Langone Minor 

Subdivision for freshwater wetlands has been identified on many maps submitted as part of the application. 

(One lot is listed in the National Wetland Inventory and is on the plan.) VOTE 4-0-0. 

 

15. Farmland: Glora D motioned and a second by Ben B that the Board finds no farmland has been identified 

on the parcel. (Soil reports submitted revealed no statewide farmlands of significance.) VOTE 4-0-0.  

 

16. Rivers, Streams, Brooks: Ben B motioned and second by Gloria D that the proposed Langone Minor 

Subdivision for river, stream or brook, has none abutting the proposed subdivision and that the submitted 

plans, have no identifiable abutting rivers, streams or brooks. (No rivers, streams or brooks.) VOTE 4-0-0. 

 

17. Stormwater: Gloria D motioned and a second by Ben B that the proposed Langone Minor Subdivision will 

provide for adequate stormwater management based on the fact that they will be following best management 

practices for erosion control. VOTE 4-0-0. 

 

18. Spaghetti Lots Prohibited (if any lots have shore frontage): Ben B motioned and a second by Gloria D 

that Spaghetti Lots Prohibited as Not Applicable as this proposed Langone Minor Subdivision is not in 

Shoreland. VOTE 4-0-0. 

 

19. Lake Phosphorous Concentration: Gloria D motioned and a second by Ben B is Not Applicable: (The 

Board finds that this property is not situated near any great pond in Newfield and therefore meets the criteria 

for lake phosphorus concentration.) VOTE 4-0-0. 

 

20. Impact on Adjoining Municipality: Gloria D motioned and a second by Ben B that impact on an adjoining 

municipality is not applicable. (There is no abutting municipality.) VOTE 4-0-0. 

 

21. Harvesting: Gloria D motioned with a second by Ben B that the land subject to liquidation harvesting is not 

applicable since the timber that was harvested was not in violation of any forest rules. (The timber harvested 

by a Forester was not for liquidation and was approved with the States of Maine Forest Service.)  

VOTE 4-0-0.  

 

Application Approval: Gloria D motioned and a second by Skip T that the plans for the proposed Langone 

Minor Subdivision, map 27 lot 4.11, of 621 Wakefield Rd in Newfield with a 4-lot subdivision is approved with 

the waivers and conditions of approval as follows: 

ADD TO PLANS: 

4-LOT SUBDIVSION 
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FIELD STONE WALL – (The existing entrance to lot 4.11.2 shall be permanently blocked with a continuous 

field stone wall to prevent vehicular access.) 

MAINTENACE OF DRIVEWAY – (The property owners will equally share the maintenance and cost of the 

private drive right of way serving lots 4.11.2 and 4.11.3. The Town of Newfield will not be responsible for 

maintenance, repair or plowing of the private drive right of way.) 

WATER SUPPLY – (A minimum of 1 gallon per minute of water meeting the Maine Primary Drinking Water 

Standards and Secondary Drinking Water Standards shall be available on each lot at a depth not exceeding 400 

feet. Any costs exceeding drilling beyond 400 feet shall be borne by the applicant for a period of five years from 

the final plan approval provided the well driller is approved by the applicant in writing prior to the start of 

drilling.)  

2 MYLAR AND 2 PAPER COPIES OF THE FINAL PLANS TO BE SIGNED BY THE BOARD AT THE 

FEBRUARY 1, 2023 MEETING. VOTE 4-0-0. 

 

Mr. Sean Pierce was requested to email a copy of the new mylar plans to the Administrative Assistant ahead of 

the February 1, 2023 meeting for review. All members of the public and applicants left the meeting at 9:21 PM. 

 

Gloria D motioned and Ben B made a second motion to extend the meeting to review CEO Norman Hutchins’ 

proposed ordinance changes. 

 

Discussion was held regarding the Town of Newfield Land Use and Zoning Ordinance on the following: 

Automobile Graveyards and Junkyards, Accessory Units and Dwellings, Timber Harvesting, and Articles II thru 

VIII, X and XII. These proposed ordinance changes will be forwarded to the Town Lawyer for review and are 

intended to be voted on at the Annual March Town Meeting. 

 

Ben B motioned and second by Skip T to send the CEO proposed ordinance changes to the Town Lawyer for 

review. VOTE 4-0-0. 

 

Skip T motioned and a second by Gloria D to have a Public Hearing for proposed ordinance changes on 

Wednesday, February 1, 2023 at 7 PM. VOTE 4-0-0. 

 

Ben B motioned and a second by Gloria D to adjourn at 10:08 PM. VOTE 4-0-0. 

 

Respectfully submitted, 

Maria Marchant 

Administrative Assistant 

 

These minutes are not verbatim. 

 


