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PERMIT 

AMENDMENT B TO  
DEVELOPMENT PERMIT DP 4778 
 
The staff of the Maine Land Use Regulation Commission after reviewing the application and supporting 
documents submitted by Katahdin Council, Inc. for Amendment B to Development Permit DP 4778, finds 
the following facts: 
 

1. Applicant: Katahdin Council, Inc., Boy Scouts of America 
    Attn: Art Morgan 
    1148 Eastern Ave 
    Holden, Maine 04429 
 
2. Date of Completed Application:   June 6, 2016 
 
3. Location of Proposal: T 6 R 8 WELS, Penobscot County 
    Taxation Lots #11 on Plan 01 
 

       4.   Zoning: (M-GN) General Management Subdistrict  
     (D-GN) General Development Subdistrict  
     (P-GP) Great Pond Protection Subdistrict 
     (P-WL1&2) Wetland Protection Subdistrict 
 
5. Lot Size:   33 Acres (owned) 
 
6. Existing Development: Existing Main Lodge (31 ft. by 61 ft.)  
     with Annex (21 ft. by 31 ft.) 
     Existing Commissary (34 ft. by 72 ft.) 
     Existing Office (15 ft. by 25 ft.) 
     Existing Maproom (size unknown) 
     Existing Staff Lounge (21ft. by 24 ft.) 
     Existing Staff Shower House (12 ft. by 16 ft.) 
     Existing Conference Cabin (15 ft. by 25 ft.) 
     Existing Museum (23 ft. by 24 ft.) 
     Existing Storage (15 ft. by 25 ft.) 

    Existing Pavilion (22 ft. by 24 ft.)  
    Existing Shower House (12 ft. by 16 ft.) 

     Existing Latrine Building (8 ft. by 12 ft.) 
     12 Existing Screened Sleep Cabins (12 ft. by 14 ft., each) 
 

       7.   Proposed Development: Four (4) Staff Cabins (12 ft. by 22 ft.) 
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8. Sewage Disposal  Existing System(s) (for Shower Houses, etc.) 
 

 9. Affected Waterbody:   Matagamon Lake and Unnamed Stream 
 
  The Commission has identified Matagamon Lake as a management class 7, resource class 1A, accessible, 

undeveloped lake with the following resource ratings:  significant fisheries resources, outstanding 
wildlife resources, significant scenic resources, significant shore character, outstanding botanical 
resources, outstanding cultural resources. 

 
ADMINISTRATIVE HISTORY 
 

10. The applicant’s lot is developed with a Main High Adventure, Boy Scout Facility.  The facility 
consists of a main lodge with annex, office, maproom, staff lounge, conference cabin, storage 
building, and museum, all constructed prior to the Commission’s inception in 1971.   In 
September of 1973, Building Permit BP 916 was issued to the Maine National High Adventure, 
Boy Scouts of America for construction of a commissary building.  A Certificate of Compliance 
was issued for the commissary building in June of 1976.  

 
11. In 1976, the Maine National High Adventure, Boy Scouts of America constructed a staff shower 

house and a camper’s shower house, and in 2006, the applicant constructed a 22 foot by 24 foot 
pavilion, all without prior permit approval from the Commission. 

 
12. In August of 2007, Development Permit DP 4778 was issued to the applicant authorizing 

construction of a 12 foot by 16 foot shower house, an 8 foot by 12 foot latrine building and 
three, 24 foot by 30 foot sleep cabins with porches.  The applicant also received after-the-fact 
approval for a 12 foot by 16 foot staff shower house and a 22 foot by 24 foot pavilion.  An 
existing camper’s shower house was to be removed.  All structures were to be set back at least 
150 feet from Matagamon Lake, at least 100 feet from the unnamed stream, at least 75 feet from 
the end of the roadway, and at least 25 feet from the nearest property boundary line.   A 
proposed combined sewage disposal system was to be installed to serve the shower house.  The 
latrine building was to consist of 3 vault privies.  The shower house and latrine building have 
been constructed, however, the three sleep cabins with porches have not been constructed.  

 
13. In August of 2011, Amendment A to Development Permit DP 4778 was issued to the applicant 

authorizing construct (12) twelve 12 foot by 14 foot screened sleep cabins or bunkhouses instead 
of the (3) three previously approved, 24 foot by 30 foot sleep cabins.  Four cabins would be sited 
in three separate areas on the lot, as shown on the submitted site plan. All structures would be 
set back at least 150 feet from Matagamon Lake, at least 100 feet from the unnamed stream, at 
least 75 feet from the end of the roadway, and at least 25 feet from the nearest property 
boundary line.    All of the development would be located within the (D-GN) General 
Development Subdistrict. 

 
14. On August 5, 2013, Chapter 10 of the Commission’s rules, Land Use Districts and Standards, 

were amended to incorporate the extensive revisions regarding recreational lodging facilities.  
Based on facility level determination factors in Table A of Section 10.27,Q, Recreational 
Lodging Facilities, of the Commission’s Rules, the facility is classified as a Level C recreational 
lodging facility.  Specifically, the facility currently has between 8,000 and 12,000 square feet of 
floor area of principal structures and accommodates between 100 and 150 overnight guests.  
Both of these factors classify the facility as a Level C recreational lodging facility.  In addition, 
a retail space of 408 sq. ft., exceeds the 200 sq. ft. allowed in a Level C, but is not more than 5% 
of the floor area of principal building. Therefore, the facility would not need to be considered 
“Expanded Access” or a higher level. All of the existing development is located within the (D-
GN) General Development Subdistrict.  Level C recreational lodging facilities are an allowed 
use within the D-GN and M-GN. 

 
SUMMARY OF PROPOSAL INFORMATION 

 
15. The applicant proposes to construct four (4) 12 foot by 22 foot staff cabins or bunkhouses.  All 

structures would be set back at least 150 feet from Matagamon Lake, at least 100 feet from the 
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unnamed stream, at least 75 feet from the end of the roadway, and at least 25 feet from the 
nearest property boundary line.  Two of the cabins would be located within the (D-GN) General 
Development Subdistrict and the other two would be located within the (M-GN) General 
Management Subdistrict. 

 
16. Recreational Lodging Facility Factors. The applicant submitted Supplement S-6, which 

provides information relevant to the categorization of recreational lodging facilities. In that 
supplement, the applicant indicates: 
(1) On-site recreation activities, features, and/or services. The applicant runs a camp for boy 
scouts to learn swimming, canoes, and other low impact activities. Two pontoon boats are 
used to shuttle groups daily across the lake.  These activities are considered low noise, low 
odor, mostly screened activities available for guest use only. 
(2) Utilities. The facility generates its own electricity and is not served by public utilities. 
(3) Floor area of principal buildings. The floor area of all principal buildings is 9,796 square 
feet.  
(4) Clearing footprint within 250 feet of water bodies. <1,000 sq. ft. 
(5) Retail. 408 sq. ft. 
(6) Dining amenities. On-site kitchen and dining area for guest use only. 
(7) Fuel sales. None. 
(8) Overnight occupancy. Up to one hundred eight (108) guests occupancy including staff. 
 

SUMMARY OF KEY STANDARDS 
 

17.  Under the provisions of Section 10.02, 168 of the Commission's Land Use Districts and 
Standards (Standards), “Recreational Lodging Facilities” are defined as: Site improvements, a 
building or group of buildings, or any part thereof, used, maintained, advertised or held out to 
the public as a place where sleeping accommodations are furnished to the public for 
commercial purposes. Recreational lodging facilities primarily cater to recreational users who 
engage in recreation activities that are primarily natural resource-based. The term includes, but 
is not limited to, commercial sporting camps, youth or group camps, back-country huts, rental 
cabins, outpost cabins, campgrounds, lodges, hotels, motels, inns, or any combination of these 
types of uses that exhibit characteristics of a unified approach, method or effect such as unified 
ownership, management or supervision, or common financing. To be included in a recreational 
lodging facility, rental units must be served by an on-site attendant while guests are present. 
Related development that is located more than one half mile, measured in a straight line, from 
the nearest structure providing guest services, such as dining, gathering places, retail shower 
house, dumping station, check-in office, and equipment rental shall be considered a separate 
facility, unless the owner chooses to consider them as one facility. Caretaker or attendant 
housing will not be used to establish the one half mile distance unless no other guest services 
are provided. If no guest services are provided then all development on the regulatory parcel 
shall be considered part of the same facility and may be part of a facility on an adjoining 
parcel. For the purposes of Land Use Planning Commission rules, recreational lodging 
facilities are divided into five levels: [Levels A through E] … 

 
Level C facilities have moderate impacts on existing resources within the development site 
and surrounding areas. The standards for these facilities are designed to allow development 
while conserving the natural resource and recreation values of the development site and 
surrounding areas. Level C facilities are specifically designated by Section 10.27,Q,1 of the 
Commission’s Standards.  
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18.  Level C recreational lodging facilities may be allowed within D-GN subdistricts upon issuance 
of a permit from the Commission pursuant to 12 M.R.S. §685-B, and subject to the applicable 
requirements set forth in Sub-Chapter III (Ch. 10.21,C,3,c,(16),(b)). 

 
19. Level C recreational lodging facilities may be allowed within M-GN subdistricts upon 

issuance of a permit from the Commission pursuant to 12 M.R.S. §685-B, and subject to the 
applicable requirements set forth in Sub-Chapter III (Ch. 10.22,C,3,c,(13),(c)). 

 
20.  The applicable Level C recreational lodging facilities factors, for this proposal in this 

location, include the following (Ch. 10.27,Q,1,Table A): 
(1) On-site recreation activities, features, and/or services as defined in Ch. 10.02,167 that 

produce low noise, odor and are mostly screened; 
(2) public utilities and/or indoor plumbing; 
(3) up to 12,000 square feet of principal buildings; 
(4) up to 200 square feet of retail or not more than 5% of the floor area of the principal 

buildings, whichever is larger; 
(5) dining amenities, fuel sales, and recreation activities, features and /or services as defined in 

Ch.10.02,167, which are available to only guests; and 
(6) overnight occupancy for up to 150 persons. 

 
21.  The dimensional requirements applicable to this commercial use which involves one or more 

buildings include: a minimum lot size of 40,000 square feet, a minimum road frontage of 200 
feet, and minimum structure setbacks of 50 feet from the traveled portion (end) of the road 
and 15 feet from side and rear property boundary lines for all parking areas and all those 
structures within the recreational lodging facility constructed solely for the housing of guest, 
and 75 feet from the traveled portion (end) of the road and 25 feet from side and rear 
property boundary lines for all other structures within the recreational lodging facility 
(Ch.10.26). 

 
AGENCY REVIEW COMMENTS 
 

22. The Department of Inland Fisheries and Wildlife has reviewed the proposal and states that 
only minimal impacts to wildlife are anticipated and there are no inland fisheries concerns 
associated with this project. 

 
23. The Maine Natural Areas Program has reviewed the proposal and states that according to 

current information there are no rare botanical features that will be disturbed within the 
project site.  

 
24.  The facts are otherwise as represented in Building Permit Application BP 916, Development 

Permit application DP 4778, Amendment Requests A & B and supporting documents. 
 
Based upon the above Findings, the staff concludes that:  
 

1. The facility, including the proposed construction, meets the definition of a Recreational 
Lodging Facility under Section 10.02 of the Commission’s Standards because the site and 
facility will: 
A.  primarily cater to recreational users who engage in recreation activities that are primarily 

natural resource-based; 
B.  be served by an on-site attendant while guests are present; and 
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C.  include or be similar to commercial sporting camps, youth or group camps, back-country 
huts, rental cabins, outpost cabins, campgrounds, lodges, hotels, motels, inns, or any 
combination of these types of uses that exhibit characteristics of a unified approach, 
method or effect such as unified ownership, management or supervision, or common 
financing. 

 
2. In accordance with Section 10.27,Q,1, Tables A and B, of the Commission's Standards, the 

facility, constitutes a Level C Recreational Lodging Facility. Specifically, the four proposed 
staff cabins meet all applicable standards for construction and expansion and is consistent 
with Tables A and B.  The stated floor area for all principal buildings upon completion is 
approximately 9,796 square feet, which is less than the maximum 12,000 square feet allowed 
for a Level C Facility.  The recreational activities offered would be swimming, boating, 
camping and other educational activities available for guest use. Use of all structures is for 
guests only. The total overnight occupancy would be less than the 150 maximum allowed in a 
Level C Facility. 

 
3. The proposed staff cabins will meet the applicable dimensional requirements of Section 10.26. 

 
4.    If carried out in compliance with the Conditions below, the proposed activities will meet the 

Criteria for Approval, section 685-B(4) of the Commission's Statutes, 12 M.R.S. 
 
Therefore, the staff approves the amendment request of Katahdin Council, Inc. with the 
following conditions: 
 
1. At least one week prior to commencing the permitted activities, the permittee must contact 

the Commission staff and notify them of the date construction will start.  If these activities 
include a permanent foundation, the permittee must notify staff of the date the forms will 
be set.  This will allow staff time to arrange a pre-construction site visit to review the 
applicable standards and requirements of the permit with the permittee. ( If you leave a 
telephone message, please include your full name, telephone number, permit number, and the 
date/s the work will start.) 

 
2. The enclosed permit certificate must be posted in a visible location on your property 

immediately after receipt and during development of the site and construction of the 
structures and activities approved by this permit. 

 
3. Construction activities authorized in this permit must be substantially started within 2 years of the 

effective date of this permit and substantially completed within 5 years of the effective date of this 
permit. If such construction activities are not started and completed within this time limitation, this 
permit shall lapse and no activities shall then occur unless and until a new permit has been granted by 
the Commission. 

 
4. All authorized structures must be set back a minimum of 150 feet from the normal high water 

mark of Matagamon Lake, 100 feet from the unnamed stream, 75 feet from the access road, 
and 25 feet from other property boundary lines. 

 
5. Clearing and construction activities, except those necessary to establish sedimentation control 

devices, shall not begin until all erosion and sedimentation control devices (including ditches, 
culverts, sediment traps, settling basins, hay bales, silt fences, etc.) have been installed and 
stabilized. Once in place, such devices shall be maintained to ensure proper functioning. All 
temporary sedimentation and erosion control devices shall be removed after construction activity has 
ceased and a cover of healthy vegetation has established itself or other appropriate permanent control 
measures have been effectively implemented. Permanent soil stabilization shall be completed within 
one week of inactivity or completion of construction. 
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6. Once construction is complete, the permittee shall submit a self-certification form, notifying the 
Commission that all conditions of approval of this permit have been met. The permittee shall submit 
all information requested by the Commission demonstrating compliance with the terms of this permit. 

 
7. The permittee shall secure and comply with all other applicable licenses, permits, 

authorizations and monitoring requirements of all federal, state and local agencies including, 
but not limited to, the Maine Department of Health and Human Service’s Division of 
Environmental Health’s, Subsurface Wastewater Unit and Health Inspection Program. 

 
8. The scenic character and healthful condition of the area covered under this permit must be maintained. 

The area must be kept free of litter, trash, junk cars and other vehicles, and any other materials that 
may constitute a hazardous or nuisance condition. 

 
9. To protect the scenic quality of Matagamon Lake, all authorized structures must be screened 

with vegetation from view from the lake, and, if of other than a natural wood finish, structures 
must be painted or stained a natural color to blend with their surroundings. The structures 
must not be sited on a ridge or knoll such that they are visible above the treeline from the lake. 
All authorized structures must be located, designed and landscaped to reasonably minimize 
their visual impact on the surrounding area, particularly when viewed from existing roadways 
or shorelines. 

 
10. All conditions of Development Permit DP 4778 shall remain in effect except as modified by 

this amendment.  
 
This permit is approved upon the proposal as set forth in the application and supporting documents, 
except as modified in the above stated conditions, and remains valid only if the permittee complies 
with all of these conditions. Any variation from the application or the conditions of approval is subject to 
prior Commission review and approval. Any variation undertaken without Commission approval constitutes 
a violation of Land Use Planning Commission law. In addition, any person aggrieved by this decision of 
the staff may, within 30 days, request that the Commission review the decision. 
 
DONE AND DATED AT ASHLAND, MAINE, THIS        15TH  DAY OF JULY, 2016. 
 

 


