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  Preface to the 2006 Revision to the August 2005 Economic Impacts Report

This March 2006 Report revises the August 2005 Estimated Economic Impacts Report on
Plum Creek Timber Company's 2005 Plan Application to the Land Use Regulation
Commission (LURC), to rezone 421,000 acres in the Moosehead Lake area. Compared
with the 2005 Plan, the revised 2006 Plan Application:

• reduces the shorefront lots from 575 to 480 including 332 in Somerset County,
and 148  in Piscataquis County, and reduces the number of pond and lakes on
which there would be shorefront development from 15 to 7;

• increases the backland lots from 400 to 495, including 155 in Somerset County,
and 340 in Piscataquis County;

• removes all (30) lots from Moose River and also removes 30 lots from remote
ponds;

• removes previously proposed sporting camp development;
• removes previously proposed campground development;
• removes previously proposed campground stores;
• removes previously proposed trail hut development;
• relocates a proposed tourism facility to Big Moose Mountain in Piscataquis

County, and adds other recreational uses and accommodations to the facility;
• relocates and delays for 7 years a proposal for a tourism facility in the Lily Bay

area;
• includes on-site employee housing at the tourism facilities;
• adds 12 more miles of trails, for a total of 144 miles of donated trails;
• adds a community fund for schools and recreational amenities, financed

incrementally by a fee being the greater of $1,000 or 1% of the sales price of the
shorefront and backland lots, estimated to be approximately $1,000,000;

• donates upon Plan approval a permanent working forest conservation easement,
over 61,000 acres in the Plan area, including 11 miles of shorefront;

• offers, upon Plan approval, a 5-year option to a qualified conservation entity  to
purchase a working forest conservation easement over an additional 269,000
acres;

• Creates a 30-year no-development buffer of 25,000 acres;
• Increases total potential shoreland conservation to 69 lakes and ponds, with up to

88% of all shoreland in the Plan Area (205 miles of shoreland) permanently
protected.

In addition, certain assumptions, such as anticipated average daily tourist
expenditures, estimated number of visitor days, and the degree of the “multiplier effect,”
are revised in response to more recently available data.
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Summary

This March 2006 Report presents an analysis of the economic impacts that may
result from implementation of the 2006 Plum Creek rezoning Plan for the lands in the
Moosehead Lake region owned by Plum Creek Timber Company.  This Plan, if approved
and implemented as envisioned, would result in three types of development:  residential,
industrial, and tourism and recreation related development.  Development would take
place over a number of years, and the effects in the economy would not become fully
apparent for at least a decade and possibly longer.

The total economic effects of these development elements are inevitably uncertain
at this stage.  Since the Plan only proposes a zoning change, it is not what development
will take place where and at what pace.  Market conditions may change, and separate
elements of the Plan will be subject to further regulatory review. The proposed zoning
establishes limits on the type and quantity of development, but the degree to which these
limits are reached will depend on subsequent subdivision or site plan application
approvals, and on markets that are not fully predictable.

However, it is possible to construct an analysis of the economic and demographic
effects on the Moosehead Lake region based on what is known about the residential
development component of the proposed Plan and based on reasonable assumptions
about the size and scope of the recreation-tourism and industrial components.  This type
of scenario planning is an essential part of understanding the possible consequences of
the decisions regarding the proposed rezoning Plan.

A substantial amount of information is available regarding the residential
development proposal in terms of the number of units, where they are located, their
possible value, and approximately what the development time table will be.  The
residential development scenarios examined here are based on information from Plum
Creek about the number and types of properties to be developed, and the proposed
phasing of site plan and subdivision applications.  Assumptions about the timing of actual
development were made to simulate likely market behavior over an extended period.

The industrial development is likely to consist of a saw mill or a similar wood
products manufacturing facility, but the exact size and timing of this facility are
unknown.  A rezoning application for a $60 million sawmill in Sapling Township came
before the Land Use Regulation Commission in 2004 and was projected to contribute 100
new jobs to the local economy.  This proposal is the basis for the analysis of an industrial
facility which might be developed within that part of the proposed rezoning.

The plan for recreation related facility improvements is very specific about the
improvements that will be made in trail systems and related facilities, as well as the
possible development of two lodging facilities in the region.  The combination of
recreational amenity improvements plus lodging facilities will likely result in a
significant increase in tourist activities in the region, but the estimation of actual levels of
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changes in both tourists and spending levels is also very uncertain.  There is sparse
baseline data in Maine or in the north woods region on user levels or expenditures and
thus the effects on attracting additional recreationists and their subsequent economic
impact are estimated using best judgment about possible changes in expenditures in the
region from tourists.  The assumptions were informed by data on comparable activities
from other states, and from data provided in a September 2005 FERMATA, Inc. report to
the state, entitled the “Strategic Plan for Implementing the Maine Nature Tourism
Initiative.”

In the analysis of tourism and recreation, two scenarios are presented.  A baseline
scenario is defined using an estimate of an increase of 250,000 visitor days per year once
all recreational amenities and facilities are built in accordance with the assumptions used.
A peak scenario based on an assumption of 535,000 visitor days per year is used to show
the economic effects of an increase similar to that used in the analysis of the public
service impacts of the Plum Creek proposal which has been undertaken by the Eastern
Maine Development Corporation (available separately from Plum Creek).

The scenario analysis examined here traces effects over the period 2007-2030,
with an assumption that implementation begins in 2007.  The choice of these periods is
arbitrary and only for analytic purposes.  This time period represents a planning horizon
in which all of the elements of the Plan could be implemented.

Major conclusions from this analysis based on the assumptions used for the residential
development, industrial, and baseline tourism scenarios include:

• Over the period 2007-2030 the economic effects of the implemented Plan would
support an average of 1300 employees per year.  About 32% of these jobs would
be in Kennebec-Somerset Counties each year, and 59% would be in Penobscot-
Piscataquis Counties.  The balance would be in other counties.

• An average of $61 million per year in personal income would be supported by
activity related to the Plum Creek Plan, of which $7.8 million would be in
Kennebec-Somerset Counties and $42.7 million in Penobscot-Piscataquis
Counties. The balance would be in other counties.

• The peak year for employment and personal income growth would occur while
residential development is under way, a sawmill was built and operating, and new
tourism lodging facilities were under construction.  In the analysis this would
occur in 2014, and would result in total employment effects of 1,860 for Maine,
460 of which would be in Kennebec-Somerset Counties, and 1,270 of which
would be in Penobscot-Piscataquis Counties. The balance would be in other
counties.

• Economic impacts would occur in concentric rings, with the primary impacts
occurring in the Greenville-Dover-Foxcroft area, the secondary impacts in the
Bangor region, and the third in the remainder of the state.
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• Revenues to the State of Maine (including the State as Administrator of the
Unorganized Territory Fund) would be cumulative, increasing by an average of an
additional $6.41 million each year.

• At full build out, and excluding tree growth withdrawal penalties of an estimated
$6.6 million (based on $6,750 per lot removed from tree growth or an estimated
$506,000 per year), property taxes to the Unorganized Territory would be
increased by $1.4 million per year from residential development alone.  This
increase would be approximately evenly split between the two counties.  These
estimates do not take into account gains in market (assessed) values that would
likely occur over the twenty years, and so should be considered an under-estimate
of the actual property taxes received.

• Property tax revenues from industrial facility development will likely be affected
by state incentive programs, such as Pine Tree Zones and the Business Equipment
Tax Reimbursement program.  Depending on how the industrial facility is
assessed, tax revenues in any year could range from zero to $170,000.  The
potential property tax revenues from a forest products facility are not included in
the figures because it is reasonable to assume that such a facility would qualify for
some tax forgiveness incentives.

•  The potential annual property tax revenues are estimated to be $354,000 for the
two resort facilities.  These estimates are in 2006 dollars, and based on 2006
estimated values, and so should be considered an under-estimate of the actual
property taxes received.

• These property tax revenues would add up to a $1.38 million increase in revenues
in the Unorganized Territory for the two counties (compared with 2004 tax
revenues of $8.0 million), or permit property tax reductions of up to 17% in the
two counties.  Presumably there would be some mix of increased public
expenditures, paid with Unorganized Territory tax revenue, and reduced tax rates
compared with what they would otherwise be.

Construction-related employment will dominate the employment effects in the
first 10 years of the assumed effects pattern.  Tourism and recreation jobs in the retail,
accommodation, dining, and recreation services industries will generate the largest
employment effects in the long term.

Overall, the Plum Creek rezoning Plan would likely have significant positive
effects on a regional economy that has been experiencing economic difficulty, although
the precise magnitude of these effects cannot be completely estimated at this time  The
development components of the Plan are consistent with the economic development
policies of the State of Maine, which are directed in part on the long term need to bolster
rural economies that have historically relied primarily on extractive resource industries;
industries which are now having an increasingly difficult time succeeding in the market.
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This analysis is presented as an aid in decision making, and not a specific forecast
of the future economy of the region.  The estimates presented here are based on the best
information available about the plans for residential development and illustrative
information about the industrial and tourism-recreation development that is possible
under the Plan. Different assumptions regarding levels of activity, size of facilities, and
the timing of development will yield different estimates which may be significantly lower
or higher than those presented here.  Given the assumptions used, this analysis should be
considered a guide to possible effects from development rather than a definitive statement
of a specific future outcome.

The long term sustainability of this type of development depends on market
success, the soundness of the Plan's resource planning components, and adherence to
appropriate sustainable tourism principles, all of which assure that the resources and
amenities, such as outdoor recreation opportunities, which make the region attractive, are
not degraded by uncontrolled and more intensive use of the resources. It is thus in the
context of a market-driven shift towards more productive, prosperous, and diversified
rural economies that LURC reviews Plum Creek’s rezoning Plan.
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1.  Introduction: Plum Creek Plan Proposal

Plum Creek proposes to convert 1.0% of its 421,000 acres of land holdings in
Somerset County and Piscataquis County, Maine for development and for dedication to
recreational uses.  There will also be a substantial commitment of shoreland on lakes in
their ownership to permanent conservation by deed.  Plum Creek will  convey a working
forest conservation easement over 61,000 acres, and will give a 5-year option to a
qualified conservation entity to purchase a working forest conservation easement over
another 269,000 acres, and a 5-year option to the State to purchase  27,000 acres in the
Roach Ponds area.  The Plan provides an opportunity to create up to 368,000 acres of
permanent conservation (91% of the Plan Area).  For more information, see Concept
Plan for Plum Creek Gateway Lands in the Moosehead Lake Region, available from the
Plum Creek Timber Company or the Land Use Regulation Commission.  The full Plan
Application will also be available on the Plum Creek and LURC Websites.

This report assumes that all of the components of the Plan as proposed by Plum
Creek will ultimately be implemented within the 30-year Plan period and analyzes the
effects over the period from 2007 to 2030. According to the proposal, the only Plan
components that are certain to occur upon approval by the Land Use Regulation
Commission are some of the conservation and land donation components, including the
trails and the conveyance of a working forest conservation easement over 61,000 acres of
the Plan Area.  Any development component of the Plan, including the residential lots,
the tourist facilities, and forest products facility, will require further LURC review and
approval of subsequently filed subdivision and/or site plan applications.  It should also be
noted that Plum Creek has also indicated that it does not intend to be, itself, the developer
of a forest products industrial facility or tourist facilities.  The rezoning Plan only
provides for zones where such uses would be permitted.

For purposes of this analysis, the socioeconomic effects of the Plan
implementation can be examined in terms of three major elements:

Residential development
Industrial development
Tourism and recreation related development

The following sections consider each of these.   The effects of the Plum Creek
Plan will unfold over a number of years and there are necessarily some assumptions that
are required in order to conduct the analysis of each of the three elements.  These are
indicated in each of the sections.
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2.  The Affected Region

The development components of the Plan would take place in a region which has
lagged significantly behind the rest of the State in economic growth.  The principal
economic impacts from the proposed development will occur in the four-county region
comprising Somerset, Kennebec, Piscataquis, and Penobscot Counties.  While the
proposed development will be concentrated in Somerset and Piscataquis Counties, the
neighboring counties of Kennebec and Penobscot serve as service centers for Somerset
and Piscataquis, so that secondary economic impacts will be felt in these counties as well.

 Table 1  Income in Affected Area

 
Per Capita Personal
Income (2003)

Rank among
counties

Per cent of
State average

Somerset $23,524 14 81%
Kennebec $28,421 7 97%
Piscataquis $23,392 16 80%
Penobscot $26,780 9 92%
Maine $29,164   
          Source: Bureau of Economic Analysis

As Table 1 shows, all of the counties in the four-county region are below the State
average in per capita personal income, and Somerset and Piscataquis Counties ranked
14th and 15th among Maine’s sixteen counties in per capita personal income in 2002.  All
of the counties lagged behind the State in employment growth and population growth
from 1990-2003 (Table 3).  Over this period, Piscataquis and Somerset Counties lost a
total of more than 2,800 jobs in the manufacturing sector of employment (32%).

The regional economy surrounding Moosehead Lake has experienced a number of
economic dislocations in the last three years, including the closings of the Dexter Shoe
Company plants in Milo and Dexter, the bankruptcy filing by Bangor and Aroostook
Railroad, and the bankruptcy filing and plant closings by Great Northern Paper Company
in Millinocket and East Millinocket.  While Great Northern has partially reopened, the
cumulative effect of these and other dislocations have resulted in the additional loss of
more than 1,700 jobs in manufacturing in Somerset and Piscataquis Counties from 2000-
2003, a decline of 24%. 1

Population has actually declined since 1990 in both Penobscot and Piscataquis
Counties.  Piscataquis County has been steadily losing population since its population
peak of 20,554 in 1920 for a total population loss over the last 82 years of about 3,341
people.2  Piscataquis, the State's least populous county, is experiencing a sustained period
of natural decrease (more deaths than births).3  Compounding the natural decrease is “a
net out-migration of people, making the county a loser of people on two fronts.”4

Piscataquis County’s population loss can partly be attributed to the protracted loss of
young people to urban areas or to other counties, which has caused the ranks of potential
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parents to be depleted and the rate of natural increase to subsequently fall. When the loss
of area young people is combined with a rising number of older people at greater risk of
mortality, deaths soon exceed births.5  Piscataquis County has experienced a net
population loss of over 1,200 people over the thirteen year period.

While Somerset County has not seen the same types of population loss as
Piscataquis and Penobscot Counties, Somerset County has encountered a slower rate of
growth as compared to some other rural Maine counties and has also experienced two ten
year periods during which net population decreased from the start of one decade to the
next.6 The U.S. Census Bureau estimated that Somerset County’s percent population
change between April 1, 2000 and July 1, 2003 was 3%. During the same period the State
of Maine, located in the slowest growing region of the United States, the northeast7 was
estimated to have experienced a 6% overall population change.

Table 2  Employment and Population Levels and Changes since 1990 in Region

 Total Employment* Population
 1990 2003 1990 2003
Somerset 23,840 25,787 49,946 51,376
Kennebec 72,929 75,749 116,293 119,602
Piscataquis 8,668 8,690 18,690 17,454
Penobscot 83,576 91,191 147,046 148,044
Somerset and Piscataquis 32,508 34,549 68,636 68,216
Maine 706,689 806,429 1,231,719 1,308,205

 

Total Employment
Change

1990-2003
Population Change

1990-2003

 
Actual
Change

Per
cent

change
Actual

Change
Per cent
change

Somerset 1,947 8% 1,430 3%
Kennebec 2,820 4% 3,309 3%
Piscataquis 22 0% -1,236 -7%
Penobscot 7,615 9% 998 1%
Somerset and Piscataquis 2,041 6% -420 -1%
Maine 99,740 14% 76,486 6%

Source: Bureau of Economic Analysis, U.S. Census
* Total employment includes all employment sectors, including, for example, manufacturing,
service, construction and government sectors.

Thus, the Plum Creek Plan proposal is being made in an area where economic
growth significantly lags behind the rest of Maine and where population decline or very
slow growth has been the case.

3.   Economic Analysis Approach

The analysis of the potential magnitude of the Plan’s economic effects are
undertaken using an econometric model developed by Regional Economic Models, Inc.
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(REMI) of Amherst, Massachusetts and maintained by the USM Center for Business and
Economic Research.  These models are widely used for this type of analysis throughout
the United States.  Maine models are maintained by CBER and the State Planning Office.

The CBER version of the REMI model has nine separate regional models based
on county or multi-county regions.  The two regions affected by the Plum Creek proposal
in the model are the Kennebec-Somerset and Penobscot-Piscataquis County regions.
While the actual development components of the Plum Creek Plan will take place in
Somerset and Piscataquis Counties, the affected economies extend beyond those two
counties.  For example, retail sales in Somerset and Piscataquis Counties will be supplied
from wholesale and distribution centers in Kennebec and Penobscot Counties.

The analysis of economic effects in the REMI model takes place by comparing a
forecast of the economy and population in each region to a “simulation forecast” in which
specified changes representing the proposed development are made.  The differences
between the “base” and “simulation” forecasts are considered the economic impacts.  The
REMI model is a dynamic model which estimates impacts over a period as long as 50
years.  The period chosen for analysis of the Plum Creek Plan is 2007 to 2030.  This time
span is the period in which major elements of the Plan are most likely to be put into
place.  Estimates of impacts in 2030 may be assumed to continue on into subsequent
years.

Two principal measures of economic impact are used: changes in employment
and changes in personal income.  The employment measure used in the analysis is “total
employment”, which includes both self-employment and wage and salary employment.
Because it includes self employment, the figures are not comparable to the estimates of
wage and salary employment published by the Maine Department of Labor; total
employment estimates are calculated on a larger base.

Employment is measured without regard to full or part-time status and without
regard to full-year or part-year status.  For this reason, job impact estimates should be
treated with caution, particularly for estimates of construction-related impacts.
Construction jobs are normally highly seasonal in Maine, particularly in residential
construction.  In addition, large construction projects in areas such as the Moosehead
Lake region attract both local and commuter populations because of the seasonal nature
of the work.  It is not possible to estimate the proportion of local residents and commuters
who will fill these jobs because the proportions are likely to change from year to year,
perhaps even from month to month.

The other measure used is the change in personal income, defined as the income
earned from all sources in the region.  The principal component of personal income is
wages and salaries, but personal income also includes the income earned by proprietors
of small businesses and other labor income such as benefits paid.  It is thus a broader
measure of the increased flow of money in the economy than just wages and salaries.
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One of the major reasons to use economic models such as the REMI model is to
estimate what is often called the “multiplier” effect.  This is the change (positive or
negative) in regional economic activity which results from the purchases of goods and
services within the region by the “direct” activity such as that associated with the
development envisioned by Plum Creek.  It is also the product of the spending of incomes
within the regional economy by the employees of the direct economic activity.  The
purchase of goods and services is known as the indirect effect, while the spending of
incomes is the induced effect.  The two added together comprise the multiplier effect.

Multiplier effects need to be interpreted with caution.  When a project results in
the creation of a large number of direct jobs, the multiplier effect estimated by the
econometric model will show an additional number of jobs also “created.”  For example,
a project with a multiplier of 1.5 that adds 100 jobs to an economy is said to “create” an
additional 50 jobs.

It is important to understand the nature of employment effects as estimated by
economic models.  Employment growth includes both new employment positions created
and support of existing employment directly or indirectly affected by the economic
change analyzed.  Additional jobs estimated to be “created” by the multiplier effect are
often small portions of employment in other industries or regions supported by the
“direct” activity and its employment.  This is particularly the case with construction
impacts, which, as noted, are usually highly seasonal and often filled by commuter
populations.

The spending on new construction does indeed create new jobs in a region, but
those jobs are typically not of sufficient duration to cause people to move into the area.
The Plan's proposed limitation of lot creation to no more than 125 lots per calendar year
plus assumptions that some lots would not be developed immediately by purchasers will
spread out the construction activity over a projected approximate 10 to 15-year period,
providing a steady demand for construction jobs, which may provide the employment
needed to keep residents in the area, without substantially increasing the population that
could support, in turn, an expansion of retail and service industries in the region.  Jobs in
retail and services are indeed supported by the economic activity of construction, but they
are not always entirely new jobs in the sense that they would not exist without the
construction activity.

It is thus more appropriate to say that the multiplier effect from projects such as
those associated with the Plum Creek Plan results in the support of jobs in other
industries and regions beyond the direct effects.  This characterization is particularly
important in the case of the impacts of the Plum Creek proposal because of the high
proportion of impacts that will result from construction activity.

In addition to employment and personal income, tax revenues at the State level
are estimated for all of the development elements and for property and other taxes to the
Unorganized Territory for the residential, industrial, and tourist facility development
elements.  The State tax revenues are estimated by the REMI model using average rates;
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they should be considered very rough and conservative estimates. Actual revenues,
particularly revenues from income taxes, will depend on individual circumstances and
cannot be analyzed at the aggregate regional level used here.  Property and other tax
impacts are discussed in the sections below.

4.  Residential Development Impacts

There are two aspects to the residential development proposal.  The first is to
make 975 lots available for sale, primarily for seasonal housing (though some may be
occupied on a year-round basis).  The total number of proposed lots by county is shown
in Table 3.  In conducting the analysis, these lots are assumed to become available at a
rate of 75 lots per year (although Plum Creek may seek LURC subdivision approval,
under the terms of the Plan, of up to 125 lots per year), beginning in 2007.  Of these lots,
10 lots each year are assumed to be retained by owners for speculative purposes and not
developed for a period of five years from the time of sale.  Using these assumptions, sales
of residential lots are assumed to occur from 2007 to 2019, while construction activity
will extend from 2007 to 2024, at which point all lots are assumed to be developed.

Table 3   Proposed Lots for Housing Development

 Waterfront Back Total
Somerset 332 155 487
Piscataquis 148 340 488
Total 480 495 975

The lots are assumed to be valued at $125,000 for lots with water frontage and
$80,000 for lots without water frontage.  Residences are assumed to average 1,500 square
feet and to cost $125 per square foot to construct, for a total average value of $187,500
for structures.  These figures are means; actual land prices and construction costs will
vary above and below these figures, and may increase with overall market conditions.
The values are held constant over the period and thus resulting effects on property taxes
should be considered conservative (that is, actual revenues may be higher).

The second element of the residential development proposal is a commitment by
Plum Creek to set aside up to 100 acres of land for affordable housing.  To date, an
estimated 60 units are needed in, or close to, Greenville, Rockwood, and/or Jackman.
For this study, the 60 housing units are assumed to be valued at up to $100,000 per unit8
and these units are developed at an equal rate of 15 units per-year for four years
beginning in 2007.

The economic impacts from residential development will result from an increase
in the demand for construction services in Somerset and Piscataquis Counties of an
average of  $10.5 million a year from 2007 to 2019 and $1 million a year from 2020 to
2024 (as the remainder of speculative lots are developed).  Construction activity is
assumed to peak during the period 2012-2016 during which $14 million in construction
value will be put in place per year.  These figures include both second home and
Greenville affordable housing activity.
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Table 4 shows the employment, income, and tax effects from residential lot
development based on the planning assumptions currently used by Plum Creek.  Because
the development of residential properties will take place over 2007-2024, the economic
impacts from development activity are shown up to 2020 (2024 and 2020 impacts are
essentially identical).  Direct construction industry jobs will average about 250-300 in
each region per year during the period of most active construction.

Table 4  Employment and Personal Income Generated from Residential Development

Employment 2007 2010 2015 2020
Maine 290 302 296 65
Kennebec & Somerset 108 114 130 29
Penobscot & Piscataquis 164 165 143 26
Rest of Maine 18 23 24 9
Personal Income     
Maine $8,816,000 $12,280,000 $15,790,000 $7,477,000
Kennebec & Somerset $3,192,000 $4,424,000 $6,466,000 $3,005,000
Penobscot & Piscataquis $4,439,000 $6,018,000 $6,861,000 $3,068,000
Rest of Maine $1,185,000 $1,838,000 $2,463,000 $1,404,000

To assess property tax impacts in the Unorganized Territory in each county, the
following values were used:

Waterfront lots with structures $312,500
Non-waterfront lots with structures $267,500
Waterfront lots undeveloped $125,000
Non waterfront lots undeveloped $ 80,000

Over the period from 2007 to 2024, lots are brought onto the tax rolls in each county at
these values and on the schedule of purchase and development described above.  By
2024, all lots are assumed to be sold and developed.  Real estate values are assumed to be
held constant in 2005 dollars and are not adjusted upwards for inflation or overall
increases in market values.  This simplifies the analysis, but results in an under-estimate
of the future tax values.
Table 5  Estimated Tax Impacts from Residential Development

Taxes 2007 2010 2015 2020

Sales Tax on Construction $409,725 $695,375 $398,075 $75,530
Other State Revenues $921,275 $1,110,625 $2,093,925 $1,096,470
Total Tax  State Revenues $1,186,000 $4,755,000 $2,492,000 $1,172,000
Property Tax to Unorganized Territory    

Maine $661,958 $1,255,050 $2,001,293 $1,875,137
Somerset County $355,618 $772,650 $1,114,491 $993,313

Piscataquis County $306,340 $704,344 $1,005,199 $896,672

Total State and Local Tax Revenues $1,847,958 $6,010,050 $4,493,293 $3,047,137
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In addition to the property tax paid on the developed property, there is an
additional revenue source in the form of tree growth withdrawal penalties.  These are
estimated by Plum Creek to equal $6,750 per lot.  These penalties are included in the
estimated revenues based on the lot sales assumptions discussed above.

Table 5 shows the estimated tax revenue effects for selected years out to 2020.  A
major feature of the effects on state revenues is the sales tax on construction materials
related to the development.  This is estimated by subtracting labor costs from the average
$187,500 construction value based on the 1997 Input/Output tables and assuming the
remainder is taxable construction materials.  Other state revenues are estimated by the
REMI model on the income and spending generated and, as noted above, this is done at
average rates.

The property tax estimates are based on the above property value estimates and
the 2003 property tax rates for the Unorganized Territory in Somerset and Piscataquis
Counties.  To put these changes in context, Table 6 shows the changes in property tax
rates in the Unorganized Territory in Somerset and Piscataquis Counties that would occur
given 2003 valuations and tax rates if the Plum Creek-associated development of the year
shown were in place and no changes in expenditures were undertaken.  Property tax rates
in the Unorganized Territory of the two counties could fall by as much as 17% at full
build out of the Plum Creek proposal.  Alternatively, expenditures for services to
Unorganized Territory residents could rise by a like amount if all of the additional tax
revenue was spent.  Past experience indicates that the actual effects will likely lie
somewhere between the two extremes; additional revenues will support both increased
spending for public services and reductions in tax rates.

Table 6 Changes in Unorganized Property Tax Rates/Revenues from Residential Construction

 2007 2010 2015 2020 2030
Somerset County -2.0% -11.4% -20.1% -23.7% -24.0%

Piscataquis County -1.9% -11.7% -22.3% -27.5% -28.0%

Note: Includes tree growth penalties but excludes property taxes on industrial and recreational facilities.

Such development as proposed by the Plum Creek Plan often raises questions about
the adequacy of local infrastructure and the possibility of having to increase local
government services to accommodate the needs of the new population.  This study did
not include a detailed assessment of the capacity of local infrastructure, such as solid
waste, roads, or schools.  An infrastructure impact assessment is made in a separate
report from the Eastern Maine Development Corporation (EMDC).
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5.  Industrial Development

The industrial development envisioned as permitted in the proposed Plan consists
of a sawmill or similar forest products manufacturing facility to be built in Somerset
County at some point in the future by a company yet to be identified. For purposes of this
analysis, a sawmill or similar forest products industrial facility is assumed to be built in
2007, with start up in 2008.  It is assumed that 200 people will be required to construct
the forest products facility and 100 people will be required to operate it from 2008
forward.

Property tax revenues from a sawmill would depend on a number of unknown
factors, including the amount of land used, the size of buildings, and the value of
equipment.  Moreover, a sawmill could be subject to various economic development
incentive programs such as Pine Tree Zones and the Business Equipment Tax
Reimbursement program, and tax increment financing treatment.  The actual property tax
liability in any given year would depend on a number of factors which cannot reasonably
be foreseen at this stage.  However, information from the previously proposed sawmill
indicates that property tax revenues could range as high as $170,000 per year.  These
potential property tax revenues are not included in the figures because of uncertainty
about both the size and tax treatment of these facilities.

  The estimated economic impact effects of a potential sawmill development are
shown in Table 7.

Table 7  Employment and Income Effects of Potential Forest Products Facility Development

Employment 2007 2010 2015 2020 2030
Maine 330 285 295 310 344

Penobscot &
Piscataquis 298 233 240 250 273
Rest of Maine 33 53 56 60 72
Personal Income     
Maine $10,800,000 $13,290,000 $17,230,000 $21,760,000 $34,730,000

Penobscot &
Piscataquis $8,533,000 $9,645,000 $12,400,000 $15,580,000 $24,500,000
Taxes     
State Revenues $1,578,000 $2,216,000 $2,705,000 $2,705,000 $3,465,000

In addition to the economic impact of a proposed new forest products related
manufacturing facility, Plum Creek's wood harvesting operations in the Plan Area
currently provides jobs to approximately 250 people, according to the company. Plum
Creek also sells logs and pulpwood from the Plan Area to 60 mills in Maine that employ
approximately 10,000 people, yielding annual employment income of approximately
$17,000,000.  Upon LURC approval of this rezoning Plan, Plum Creek will convey a
permanent working forest conservation easement over 61,000 acres in the Plan Area.
Plum Creek will also give the State or a qualified conservation entity, a 15-year option to
purchase a working forest conservation easement over another 269,000 acres in the Plan
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Area.  To the extent these areas in the Plan are conserved by working forest conservation
easements, the Plan makes clear that timber resources will continue to be available, and
removes a level of uncertainty about supply to the forest products industry that should
contribute to confidence to continued employment and income benefits and increased
investment. 

6.  Tourism and Recreation Related Development

There are two elements to the Plum Creek proposed Plan that will enhance
tourism and recreation in the Moosehead Lake region.  First, Plum Creek proposes to
allow for a number of enhancements and expansions to hiking and snowmobile trail
networks in the region around Moosehead Lake.  These recreational improvements will
have the effect of attracting more visitors to the region on a year round basis, in addition
to increasing the attractiveness of the region to those who purchase seasonal housing.

The recreational enhancements on Plum Creek lands are proposed to be by
permanent easement, rather than by continued informal granting of access as is common
among forest land owners in Maine.  This proposal for permanent trail easements may be
particularly important as it will remove uncertainties about access that currently affect
much of the informal access to private lands in the North Woods.  Permanently accessible
lands will encourage businesses that rely on this resource to invest in permanent upgrades
of their facilities and services.  These investments, in turn, are more likely to attract
tourists and recreationists than lands as to which access remains uncertain.

The second element is enhancement of lodging services in the area.  It is expected
that Plum Creek will make land available for development by others (although the
ownership of the facilities does not affect the level of economic impacts). It is anticipated
that these lodging facilities will comprise a large recreational resort facility to be located
near the property of the Big Moose (formerly Big Squaw) ski facility located in
Piscataquis County.  It is anticipated that this may include lodges and related facilities
comprising 500 resort accommodations.  In addition, land will be made available for
development of a smaller facility in the Lily Bay area of Piscataquis County, comprising
up to 250 resort accommodations.

An estimate of the economic impact from these proposals begins with an estimate
of increased spending by tourists and recreationists in the region as a result of the
enhanced recreation and lodging facilities.  Ideally, this would be done by estimating an
increase from current use levels.  Unfortunately, there are no measures in Maine of the
number of visitors to the region currently, nor is there any current data on the spending
patterns of hiking, fishing, hunting or snowmobiling visitors.  In fact, the general field of
recreational use and spending patterns is very poorly understood in most of Maine.

In the absence of baseline information, assumptions based on data from similar
tourism amenities elsewhere in Maine and the United States are required.  Total spending
in the region is the product of the average amount spent per day times the number of
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visitor days.  Studies of spending by tourists in regions such as Moosehead Lake reveal a
wide variety of daily spending rates.  The following represents a sample of recent studies:

a. backpackers (Montana): $92.619

b. hikers (Rangeley): $42.00 10

c. campers: $27.70 11

d. park visitors: $165 per carload per night12

e. canoeists: $15 13

f. hunters (nationally): $23 14

g. small game hunters (northeast region): $36.73 15

h. big game hunters (northeast region): $42.18 16

i. average angler (nationally): $26 17

j. river angler (Maine): $42 18

k. snowmobiling: $88.30 19 - $101 20

l. cyclists: $25-$115 21

m. alpine skiers: $100 22

The level of visitor spending depends on whether or not visitors stay overnight in
the region.  For the most part, day trippers obviously spend less than overnight tourist,
though this is not always the case as hikers carrying their own equipment can be quite
low in terms of regional economic impact.  The protection and development of land for
recreation purposes will begin attracting additional visitors to the region relatively
quickly, but the timing and exact dimensions of the resort development are highly
uncertain.  Both the timing and dimensions of the accommodation development are very
important to the economic effects related to tourism and recreation.  Both the numbers of
visitors and the spending in the region will increase when the accommodations become
available.

The analysis of tourism and recreation related economic impacts is divided into
two scenarios.  The baseline scenario, which is included in totals reported in the next
section, is based on a total increase of 250,000 visitor days once the two resort facilities
are built and in operation.  An alternative peak scenario is also examined, with an
assumed total visitor day increase of 535,000 at full build out.  This peak scenario is
examined to provide a perspective on the economic activity associated with the analysis
of public service demands potentially created by the Plum Creek proposed Plan that is
being undertaken by the Eastern Maine Development Corporation.  Examination of
service impacts from highly seasonal activity, such as tourism, is appropriately done on a
peak demand basis in order to be sure that adequate capacity is provided to handle the
maximum demand.  However, the baseline (lower) scenario is more appropriate for
comparison with the analysis of other activities, which are examined without
distinguishing between average and peak levels of activity.
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1.  Tourism Baseline Scenario

To account for this effect, the spending estimates to be examined are divided
between “pre” and “post” resort development.  Per person spending is assumed to be $50
per day prior to the construction of the tourism facilities, and $125 per day after the
facilities are constructed.  An additional 50,000 visitors per year in the region are
assumed prior to the construction of the resorts, rising to 250,000 visitors per year after.
Using these assumptions, visitor spending in the region is $2.5 million per year prior to
the construction of the resorts, rising to $25.0 million per year if the two tourism facilities
are built as assumed.

Table 8 shows the distribution of the assumed spending levels distributed by
county and industry.  Tourist spending will be concentrated in three industries: general
retail, food and accommodations, and amusement and recreation services (guides, etc.)
The preponderance of spending will be in Greenville and Piscataquis County as both
tourism facilities zones are located in Piscataquis County [although the forest products
facility is located in Somerset County]. After construction of both tourism facilities, the
proportion of spending going to food and accommodation spending will increase.  The
figures in Table 8 are estimates designed to represent the major factors affecting tourism
and recreation-related economic impacts.  The precise levels chosen are somewhat
arbitrary and the exact levels of economic impacts may be significantly different.

 Table 8  Distribution of Assumed Recreation Spending

 Visitor Distribution   Spending Amount

 
Before
Resorts

After
Resorts Spending Type

Spending
Distribution

Before
Resorts

After
Resorts

Retail 20% $150,000 $500,000

Food &
Accommodation
Services 60% $450,000 $1,500,000

Amusement &
Recreation
Services 20% $150,000 $500,000

Kennebec &
Somerset 30% 15%

TOTAL  $750,000 $2,500,000
Retail 20% $350,000 $4,500,000

Food &
Accommodation
Services 60% $1,050,000 $13,500,000

Amusement &
Recreation
Services 20% $350,000 $4,500,000

Penobscot &
Piscataquis 70% 85%

TOTAL  $1,750,000 $22,500,000
TOTAL     $2,500,000 $25,000,000
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  The Plum Creek Plan proposes a larger tourism facility at Big Moose Mountain
consisting of 500 accommodations, and a smaller facility at Lily Bay consisting of 250
accommodations. Table 9 shows the assumptions used to estimate the economic impacts
of the tourism facilities.  The Big Moose facility will be built first, and the Lily Bay
facility second.  In Table 8, spending patterns are divided into two phases, before and
after the resorts are built.  The actual analysis uses three phases.  The first (2007-2010) is
for the period up to the completion of the Big Moose facility, when only the improved
recreational amenities are in place to attract visitors.  The second phase (2010-2014)
shows a growth in visitor days related to the Big Moose facility and the recreational
amenities.  The third phase (2015 on) is a combination of both hotel facilities and the
amenity improvements.  The first and third phases are shown in Table 8.

Table 9  Assumed Information on Proposed Lodging Facilities

 Big Moose Lily Bay
Construction Costs (millions) $75 $50
Construction Period 2009-2010 2013-2014
Operating Employment 100 50
Operating Period 2011  on 2015 on

The estimated economic impacts of lodging facilities are shown in Table 10.  In
this table, the impacts in 2010 include the construction activity for the tourism facilities at
Big Moose Mountain, while the impacts in 2014 include the impacts of the tourism
facility at Lily Bay, which, under the terms of the Plan, would not begin to be constructed
for at least 7 years after Plan approval.  Both projects are assumed to take 2 years to
build, with half of the construction costs expended in each year. Impacts shown for 2010
and 2014 include both construction activities for the respective facilities plus other
increased tourism spending from the expanded recreational amenities in the region.

Table 10  Employment and Income Effects of Tourism and Recreation Development

Employment 2007 2010 2014 2020 2025 2030

Maine 78 1344 1273 713 702 697

Kennebec & Somerset 23 92 92 81 79 79

Penobscot & Piscataquis 52 1188 1117 594 583 576
Rest of Maine 3 64 64 38 40 42
Personal Income
(Nominal Dollars)       
Maine $1,381,000 $40,180,000 $46,300,000 $33,260,000 $40,110,000 $49,420,000

Kennebec & Somerset $369,100 $2,661,000 $3,726,000 $3,923,000 $4,701,000 $5,759,000

Penobscot & Piscataquis $825,400 $32,980,000 $37,060,000 $25,070,000 $30,260,000 $37,230,000
Rest of Maine $186,500 $4,539,000 $5,514,000 $4,267,000 $5,149,000 $6,431,000

Taxes (2004 Dollars) $60,120 $376,500 $516,200 $528,800 $566,900 $604,600
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The potential annual property tax revenues are estimated to be $240,000 for the Big
Moose Mountain facility, based on an estimated assessed value, when built, of
$30,000,000; and $116,000 for the Lily Bay facility, based on an estimated assessed
value, when built, of $15,000,000.  Mil rates for these estimates are computed based on
2003 valuations and expenditures in Piscataquis County and include changes in valuation
estimated from residential construction as discussed above.  These estimated property tax
revenues do not account for any changes in the market value of the property, and
probably under estimate future actual revenues.

2.  Tourism Peak Scenario

In order to assess the impacts on public facilities and services in the region,
Eastern Maine Development Corporation has undertaken an analysis of the proposed
Plum Creek Plan.  That analysis uses a level of 535,000 visitor days at build out of all
tourism and recreation-related development, compared with 250,000 visitor days in the
baseline scenario.  The difference between the two scenarios is primarily determined in
the assumptions about occupancy rates at the lodging facilities.  The peak scenario
assumptions are otherwise the same as the baseline scenario with respect to spending
levels and distribution.  The results of the changed and constant assumptions are shown
in Table 11.

Table 11  Input Assumptions- Tourism Peak Scenario

 Visitor Distribution   Spending Amount

 
Before
Resorts

After
Resorts Spending Type

Spending
Distribution

Before
Resorts

After
Resorts

Retail 20% $150,000 $1,337,500
Food &
Accommodation
Services 60% $450,000 $4,012,500

Amusement &
Recreation
Services 20% $150,000 $1,337,500

Kennebec
&
Somerset

30% 15%

TOTAL  $750,000 $6,687,500
Retail 20% $350,000 $12,037,500
Food &
Accommodation
Services 60% $1,050,000 $36,112,500

Amusement &
Recreation
Services 20% $350,000 $12,037,500

Penobscot
&
Piscataquis

70% 85%

TOTAL  $1,750,000 $60,187,500
TOTAL     $2,500,000 $66,875,000
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Table 12 shows the estimated economic effects for the peak tourism scenario
using the same years and the same assumptions as to timing of development discussed
above under the baseline scenario.

Table 12  Effects of Tourism and Recreation: Peak Tourism Scenario

Employment 2007 2010 2014 2020 2025 2030

Maine 78 2043 2489 1885 1833 1810

Kennebec & Somerset 23 200 229 213 207 205
Penobscot &
Piscataquis 52 1754 2142 1573 1526 1499
Rest of Maine 3 89 118 99 100 106
Personal Income
(Nominal Dollars)       
Maine $1,381,000 $54,000,000 $81,540,000 $85,070,000 $102,400,000 $125,300,000

Kennebec & Somerset $369,100 $4,757,000 $8,213,000 $10,180,000 $12,160,000 $14,800,000
Penobscot &
Piscataquis $825,400 $42,990,000 $63,380,000 $64,080,000 $77,260,000 $94,440,000
Rest of Maine $186,500 $6,253,000 $9,947,000 $10,810,000 $12,980,000 $16,060,000

Taxes (2004 Dollars) $60,120 $687,100 $1,144,000 $1,347,000 $1,456,000 $1,553,000

7.   Total Impacts of All Development

Employment and personal income23 effects from all aspects of the proposed
development components of the Plan are shown in Table 13.  Impacts are estimated for
the Kennebec-Somerset County region, the Penobscot-Piscataquis County region and for
the State of Maine as a whole.  The peak year for employment and personal income
impacts under the assumptions is 2010; this is the year in which construction activity is at
a peak in the residential market and the largest facility envisioned for the region, the large
tourism facility at Big Moose Mountain, is under construction.
Table 13  Sum of Employment and Income for all Elements of the Plum Creek Plan

Employment 2007 2010 2020 2030
Maine 666 1879 1809 1027
Kennebec & Somerset 132 206 222 110
Penobscot & Piscataquis 513 1586 1499 892
Rest of Maine 21 87 87 25
Personal Income     
Maine $20,997,000 $65,750,000 $62,497,000 $74,840,000
Kennebec & Somerset $3,561,100 $7,085,000 $6,928,000 $4,701,000
Penobscot & Piscataquis $13,797,400 $48,643,000 $43,718,000 $54,760,000
Rest of Maine $3,638,500 $10,022,000 $11,851,000 $15,379,000
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Tax impacts are shown in Table 14.  State revenues (sales, income, and other
taxes) are estimated at average tax rates applied to gains in business and personal income.
Property tax revenues are estimated at 2003 property tax rates for the Unorganized
Territory in Somerset and Piscataquis Counties and exclude industrial property
development, but include tourism facility development.  Property tax revenues peak in
2024 and stay constant after year leaving adjustments for market value aside.  Tax
revenues prior to 2025 include tree growth withdrawal penalties.  Tree growth penalties
decline after 2019 because of the assumptions about the rate of lot development.
 Table 14  Summary of Tax Impacts

 2007 2010 2020 2030
State Revenues $2,930,120 $4,306,500 $4,285,800 $4,541,900

Unorganized
Territory Property
Tax Revenues* $157,531 $879,273 $1,541,026 $1,815,164
Total Tax
Revenues $3,087,651 $5,185,773 $5,826,826 $6,357,064

Table 15  Contributions of Elements of the Plum Creek Plan to Total Economic Impacts

 2010 2020 2030

Personal
Income

Tax
Revenues

Personal
Income

Tax
Revenues

Personal
Income

Tax
Revenues

 Employment (Millions) (Millions) Employment (Millions) (Millions) Employment (Millions) (Millions)

Residential 302 $12.28 $2.59 296 $7.48 $2.87   $2.32
Industrial 285 $13.29 $2.22 310 $21.76 $2.71 344 $34.73 $3.47

Tourism 1344 $40.18 $0.38 713 $33.26 $0.53 702 $40.11 $0.60

Residential 16% 19% 50% 22% 12% 47%   36%
Industrial 15% 20% 43% 23% 35% 44% 33% 46% 54%

Tourism 70% 61% 7% 54% 53% 9% 67% 54% 9%
Note: Totals do not sum to data in Table 15.  Data in that table is based on a combined analysis of all
elements of the Plum Creek Plan; the economic interactions of the combined elements yield different
estimates than the sum of the elements.

Table  15 provides a comparison of the different elements of the Plum Creek Plan
to show the contributions that the different elements make to the overall economic
impacts.  It is apparent that the contribution of each element depends on which measure is
used and which year is selected.  Over the long term, tourism provides the largest job
impacts, while the industrial facility provides the largest impact on personal income and
taxes.  This is primarily because industrial facility has the largest effect on the regional
economy because of its purchases of inputs from such industries as logging and
transportation.

The economic impacts from the proposed development may be thought of as
occurring in four concentric rings:



25

1. The first is the area in the immediate vicinity of the economic activity, including
the residential or commercial development.  In this case, this is likely to be a very
small part of the direct and indirect effects because the proposals are for small and
geographically dispersed activities.

2. The second area includes the service centers of the region.  These communities
will include Greenville, Jackman, Skowhegan, and Dover-Foxcroft.  These
communities will probably see most of the impacts.

3. The third ring consists of the major trade and service centers within the region.
Bangor is the most important, with Waterville and Augusta next.

4. Finally, there will be impacts in other parts of Maine as firms within the affected
region interact with firms throughout the rest of the State and as those who earn
incomes in Piscataquis and Somerset Counties buy from other areas.

The bulk of the impacts estimated here will occur in the first three rings, but it is
not possible to separate the exact level of impacts among them.  However, it is likely
that the largest impacts will occur in the second ring of communities, and the next
largest in the third ring (particularly Bangor).
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 Notes
                                                  
1  Source:  Maine Department of Labor
2 Curtis Meadow and Frank Wihbey, “Maine Census Data: Population Totals”, 2001,
<http://www.library.umaine.edu/census/countysearch.asp>.
3 Deirdre M. Mageean,  Gillian  AvRuskin, and Richard Sherwood, “Wither Maine’s Population,” Maine
Policy Review 9(1) (2000): 28-42.
4 Ibid.
5 Ibid.
6 Ibid. Population decreased in Somerset County from 39,111 people in 1930 to 38,245 people in 1940 and
from 39,785 people in 1950 to 39,749 people in 1960.
7  Ibid.
8 The $100,000 average valuation estimate is based on an analysis entitled, “Greenville at the Crossroads:
The Dire Need to Grow Our Population and To Enrich Our Community”, prepared by Greenville Town
Manager, John Simko.  This analysis states that the goal of the Greenville Action plan is to “[i]ncrease
available single-family housing, both rental and for purchase, by at least 30 units each (60 units total) by
2010”, and to do this by developing a “partnership with Maine State Housing Authority, Community
Development Block Grant Program, Rural Development, and local developers and contractors to devise a
program to increase middle-income, single-family housing”.  Thus, the valuation of $100,000 takes into
account both affordable housing and middle-income housing.
9 A Montana survey of tourists found that those interested in wildland based activities spent 25-50% more
per day than non-wildland tourists while visiting Montana. The amount varied by activity of interest.
Backpackers, anglers, and nature study travelers spent $92.61, $101.44, and $83.03 per day, respectively;
non-wildland visitors only averaged $64.44 per day. Pamela A. White, “North American Ecotourists:
Market Profile and Trip Characteristics,” (Sage Publications: Tousand Oaks, CA, 1996) pp. 10, 12.
10 Maine Audubon Society, Conservation Works!, “Rangeley Region’s Economy: Current Situation and
Future Outlook” (The Irland Group:Winthrop, Maine, 2001) p. 79.
11 Ibid., p. 48.  This figure represents average spending per person per day for campers in the Northeast
region.
12 Visitor spending per party (carload) per night is $165 at Acadia National Park. Daniel J. Stylesand Ya-
Yen Sun, “Economic Impacts of National Park Visitor Spending on Gateway Communities: Systemwide
Estimates for 2001,” (Michigan State University and National Park Service Social Science Program: 2003)
p. 15. See http://www.prr.msu.edu/mgm2/NPSSystem2001.pdf.
13 Canoeists visiting Maine’s St. Croix River spend an average of $15 per day. Anglers visiting Maine’s St.
Croix River spend an average of $42 per day. U.S. Department of the Interior National Park Service
“Economic Impacts of Protecting Rivers, Trails, and Greenway Corridors: A Resource Book” (Rivers,
Trails and Conservation Assistance National Park Service: 1995, Fourth Edition Revised) Table 5-3, p. 5-
14. See http://www.nps.gov/pwro/rtca/econ_all.pdf.
14 The 2001 National Survey of Fishing, Hunting, and Wild-life Associated Recreation conducted by the
U.S. Department of the Interior, Fish and Wildlife Service, and U.S. Department of Commerce, U.S.
Census Bureau shows that nationally anglers spend an average of $26 per day fishing while the average
hunter spends $23 per day. See http://www.census.gov/prod/2002pubs/FHW01.pdf.
15 Maine Audubon Society, Conservation Works!, “Rangeley Region’s Economy: Current Situation and
Future Outlook” (The Irland Group: Winthrop, Maine June 25, 2001) p. 48.
16 Ibid.
17 The 2001 National Survey of Fishing, Hunting, and Wild-life Associated Recreation conducted by the
U.S. Department of the Interior, Fish and Wildlife Service, and U.S. Department of Commerce, U.S.
Census Bureau shows that nationally anglers spend an average of $26 per day fishing while the average
hunter spends $23 per day. See http://www.census.gov/prod/2002pubs/FHW01.pdf.
18 Canoeists visiting Maine’s St. Croix River spend an average of $15 per day. Anglers visiting Maine’s St.
Croix River spend an average of $42 per day. U.S. Department of the Interior National Park Service
“Economic Impacts of Protecting Rivers, Trails, and Greenway Corridors: A Resource Book” (Rivers,
Trails and Conservation Assistance National Park Service: 1995, Fourth Edition Revised) Table 5-3, p. 5-
14. See http://www.nps.gov/pwro/rtca/econ_all.pdf.
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19 According to the International Snowmobiling Manufacturers’ Association, an average snowmobiler
spends $88.30 per day while snowmobiling, see www.snowmobile.org, “Snowmobiling Growing in
Importance as a Job Generator,” August 27, 2004.
20 An economic analysis of the Rangeley Region estimated an average per person per day spending figure
of $101 per snowmobiler. Maine Audubon Society, Conservation Works!, “Rangeley Region’s Economy:
Current Situation and Future Outlook” (The Irland Group: Winthrop, Maine June 25, 2001) p. 60.
21 In Maine bicycle tourists spend an average of $55 per day for visitors on self-guided tours, $115 per day
for cyclists on guided tours, $25 per day for cyclists on day trips, and local Maine residents spend an
average of $4 per day on cycling trips in Maine. Julie Fraietta “Cycle Tourism Research Summary”
(Alberta Economic Development: Alberta, May 2004) p. 4. See http://www.alberta-
canada.com/td/pdf/cycleTourism.pdf.
22 This figure is based on a 1996/97 economic assessment of the Saddleback ski area. Saddleback sees
about 50,000 visitors per year who spend an average of $100 per visit. Maine Audubon Society,
Conservation Works!, “Rangeley Region’s Economy: Current Situation and Future Outlook” (The Irland
Group: Winthrop, Maine June 25, 2001) p. 14.
23 Additions to personal income include gains in wages and salaries, other labor income, proprietor’s
income, dividends, interest and rents and any reductions in transfer payments.  Personal income estimates
are in nominal dollars (including inflation).



Appendix B

Plum Creek Rezoning Proposal: Infrastructure and Community Impact Analysis

This report by the Eastern Maine Development Council is not available at this time but
will be submitted shortly.



















































































































































































































































































































































































Form of
HIKING TRAIL EASEMENT

KNOW ALL PERSONS BY THESE PRESENTS, that PLUM CREEK MAINE
TIMBERLANDS, L.L.C. (formerly known as SDW TIMBER II, L.L.C.), a limited liability
company organized and existing under the laws of the State of Delaware and having a mailing
address of 999 Third Avenue, Suite 4300, Seattle, WA 98104,  (hereinafter referred to as the
“Grantor,” which word shall include, unless the context clearly indicates otherwise, the above-
named Grantor and its successors and assigns and any future owners or successors-in-interest to
the Protected Property (defined below), and their agents, executors, administrators, and legal
representatives) GRANTS to THE STATE OF MAINE acting by and through the Department
of Conservation, Bureau of Parks and Lands, with a mailing address of 22 State House Station,
Augusta, ME 04333 (hereinafter referred to as the “Holder,” which word shall, unless the context
clearly indicates otherwise, include Holder’s successors and/or assigns), with QUITCLAIM
COVENANT, in perpetuity, the following described Hiking Trail Easement on and across
certain twenty (20) foot wide corridors of Grantor’s land located in Bowdoin College Grant
West, Bowdoin College Grant East, Beaver Cove, Frenchtown Township, Lily Bay Township,
Shawtown Township, Smithtown Township, Big Moose Township, Sapling Township, Misery
Gore, Taunton & Raynham Academy Grant, and Rockwood Strip  (T1 R1 NKBP), in Piscataquis
and Somerset Counties, Maine, which corridors of land are hereinafter collectively referred to as
the “Protected Property”, and are described on Exhibit A, attached hereto, and depicted on the
plans attached hereto as Exhibit B, both made a part hereof by reference.

PURPOSE

The purpose of this Hiking Trail Easement is to allow the public, under the
auspices and control of the Holder, to construct, maintain, repair and utilize the
Protected Property for a pedestrian hiking trail, while also allowing the continued
use of the Protected Property and the adjacent lands of the Grantor as a
commercial working forest.  In connection therewith, this Hiking Trail Easement
is not intended to limit the rights of Grantor to conduct Forest Management
Activities (as hereinafter defined) on the Protected Property, or to otherwise
exercise its reserved rights hereunder.   It is the intent of this Hiking Trail
Easement that the location of the hiking trails will remain essentially fixed as set
forth herein, and Grantor does not intend to relocate, or require relocation, of the
hiking trails and/or the Hiking Trail Easement except in those cases set forth
below.  This Hiking Trail Easement is granted in accordance with the terms and
provisions of the Concept Plan for Plum Creek’s Lands in the Moosehead Lake
Region (the “Concept Plan”) approved by the Maine Land Use Regulation
Commission (“LURC”) on ______________________, 2007, and applies to the
Protected Property only.  Nothing herein shall be construed to impose any
obligation, restriction, or other encumbrance on any real property not expressly
made a part of the Protected Property.

WHEREAS, it is a significant public benefit that a hiking trail system be established in
the Greater Moosehead Lake Region, an area of unique public interest; and
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WHEREAS, the Protected Property is located proximate to other trail systems, including
the Appalachian Trail, and other high value recreational resources, and is otherwise within an
area ideally situated for the creation of a trail system; and

WHEREAS, this Hiking Trail Easement makes the Protected Property available for the
establishment of a permanent public trail system that will provide long-term recreational and
economic benefits to the surrounding area, the Greater Moosehead Lake Region, and the State of
Maine; and

WHEREAS, continued Forest Management Activities on and near the Protected Property
is not inconsistent or incompatible with the establishment of a hiking trail system; and

WHEREAS, this Hiking Trail Easement is granted not as a gift but pursuant to the terms
of the Concept Plan and in consideration for and mitigation of certain development rights that
will be or have been authorized by LURC.

NOW THEREFORE Grantor and Holder have established this Hiking Trail Easement
affecting the Protected Property consisting of the following terms, covenants, restrictions, and
affirmative rights, which shall run with and bind the Protected Property in perpetuity:

1.  Public Hiking Trail Easement.

A.  Use.  The public, subject to the rights and obligations of the parties herein, shall have
the perpetual right to enter upon and make use of the Protected Property for hiking (defined
below) and trail construction, maintenance, repair, and relocation, and such other uses consistent
herewith from time to time permitted by the Rules and Regulation adopted by Grantor pursuant
to Section 1.C. below.

B.  Trail Location, Cutting and Maintenance.  The locations of the trail corridors
making up the Protected Property are depicted on Exhibit B (subject to the relocation rights of
Grantor set forth below), and Grantor may establish the hiking trails anywhere within such
corridors.  The rights granted to Holder by this Hiking Trail Easement shall include those rights
reasonably necessary for or incident to the construction, maintenance, relocation, and/or repair of
the hiking trails on the Protected Property, including the right to erect directional and/or
informational signs, and to blaze trees or otherwise mark trails.  Holder or its designated agents
operating under its direction and control shall be responsible for all aspects of Trail design,
layout, cutting, grading, drainage, and all related maintenance; provided that the locations of the
trail corridors making up the Protected Property (either as initially constructed or as may be
relocated from time to time), must be approved in advance by Grantor.  Construction of proposed
hiking trails, and maintenance of all existing hiking trails shall be subject to reasonable rules and
regulations from time to time adopted by Grantor pursuant to Section 1.C below. All hiking
trails constructed under this Hiking Trail Easement shall be generally left in a primitive state, and
in no event shall any hiking trail be paved with any asphalt, concrete, recycled material, or other
impervious surface.   All such construction, reconstruction, maintenance and repair work shall be
undertaken at Holder’s sole cost and expense.  Holder shall be responsible for obtaining all
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permits for such construction activities and permitted uses of the hiking trails from all Federal,
state or local authorities with jurisdiction over the hiking trails or the Protected Property. Holder
agrees that the location, design, and capacity of any necessary bridges, stream crossings or
culverts built or improved by Holder must conform with applicable rules, laws and regulations,
the then-existing forestry Best Management Practices of the State of Maine, and the standards
imposed by the 2005-2009 Sustainable Forestry Initiative Standards, any successors to same, or
such other standards as Grantor may from time to time implement on or apply to the Protected
Property; and must be approved in advance by Grantor, such approval not to be unreasonably
delayed or withheld.

C. Rules and Regulations Concerning Public Use, Construction and Maintenance.
The right of the public to use the hiking trails and the duties of Holder as to trail oversight,
construction, reconstruction, maintenance and repair are subject to the reserved right of Grantor
(upon reasonable opportunity to comment by Holder, except in the case of an emergency) to
establish, and modify from time to time, reasonable rules and regulations (the “Rules and
Regulations”) for the conservation and protection of the Protected Property, for public safety
purposes, to protect critical habitat or environmentally sensitive areas, and/or to facilitate
compatibility with the conduct of Forest Management Activities and other reserved uses
hereunder.  Grantor’s reserved right to make the Rules and Regulations shall include the rights,
without limitation, to control, limit or prohibit, by posting and other reasonable means, on some
or all of the trail corridors making up the Protected Property,  night use,  loud activities,
domesticated animals, pets or bicycles, and/or posting signs or cutting trees or other vegetation
outside the trail corridors.  The following uses are strictly prohibited within the Protected
Property:  snowmobiles, all terrain vehicles, any other motorized vehicles, camping and open
fires.

D. Publications.  Grantor shall be provided at least thirty (30) days advance opportunity
to review for accuracy and content any maps, pamphlets or brochures printed and distributed by
Holder or its agents in regard to public use of the hiking trails.

2.  Reservation of Uses, Forest Management Activities.

A.  Reservation of all Uses. Grantor reserves all the rights, uses, title, and interest in and
to the Protected Property other than those specific grants and covenants made to Holder in this
Hiking Trail Easement.  Grantor specifically reserves, without limitation, the perpetual right on
the Protected Property to engage in Forest Management Activities.  This Hiking Trail Easement
shall not be construed in any manner to create any obligation of Grantor to maintain a buffer
strip, undisturbed forest land, view corridor, or other limitation on its Forest Management
Activities and other land uses permitted hereunder.  In the event that any future statute,
regulation, or rule has the effect of expanding or enhancing the public use of the hiking trails,
contrary to or inconsistent with the terms and provisions of this Hiking Trail Easement, the
enactment of such law, regulation, or rule shall be deemed a material default without the
requirement of proof of specific impact, and shall entitle Grantor to exercise the remedies for
default provided in Section 6 below.
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B.  Right to Close and Relocate Portions of Protected Property.  Grantor’s reserved
rights shall include, without limitation, the right on thirty (30) days advance written notice, or
shorter periods in the event of an emergency, to close portions of the trail corridors making up
the Protected Property and/or to require relocation of one or more trail corridors, or portions
thereof, on either a temporary or permanent basis, as Grantor may determine in its sole judgment
as necessary or appropriate for the conservation and protection of the Protected Property, for
public safety purposes, to protect critical habitat or environmentally sensitive areas, and/or to
accommodate Forest Management Activities and other reserved uses of Grantor; provided that
Grantor designates an alternate route so that the connectivity of the trails located within the
Protected Property is not interrupted.  In such event, Grantor shall be solely responsible for the
costs and expense of such relocation, but shall not be responsible for the physical relocation of
the hiking trails.  In the event of a temporary relocation, Grantor shall execute and deliver to
Holder a temporary easement, on identical terms and conditions to this Hiking Trail Easement,
for the areas to which the hiking trails have been relocated.  In the event of a permanent
relocation, Grantor and Holder shall execute an amendment to this Hiking Trail Easement
revising the description and depiction of the Protected Property set forth in Exhibits A and B to
reflect the relocated areas.   Such right to close or relocate trails shall not be construed to limit
Grantor’s rights otherwise to engage in any uses of the Protected Property permitted hereunder,
including without limitation Forest Management Activities on, over, across, near, or in the
vicinity of the hiking trails as permitted in Section 2.A above.

C.  Nonexclusivity.  Nothing contained in this Hiking Trail Easement shall be construed
as imposing an obligation upon Grantor to restrict any other license or permission granted by
Grantor on the Protected Property to Holder, the public, or any other party, nor shall anything
contained in this Hiking Trail Easement be construed as granting an exclusive right to carry on
any activity on the Protected Property.  Other than as set forth in this Hiking Trail Easement, no
permanent expressed or implied right of access to, or use of, private lands and/or improvements,
including, but not limited to, roads owned by Grantor, is granted, transferred, or assigned.

3.  Immunities.

Grantor and Holder claim all of the rights and immunities against liability to the fullest
extent of the law under the Maine Recreational Use Statute (14 M.R.S.A. § 159-A, et seq. as
amended from time to time) and the Maine Tort Claims Act (14 M.R.S.A. § 8101, et seq. as
amended from time to time) and under any other applicable provision of law providing immunity
from liability to landowners who allow public recreational uses of their lands.

4.  Additional Provisions Regarding Trail Use.

Without limitation to Grantor’s rights to impose Rules and Regulations limiting the use
of the hiking trails, the following special provisions shall at all times apply to the hiking trails:

A.  Trail Usage.  Holder expressly agrees to adequately police the trails located on the
Protected Property, to provide proper supervision of use of the Protected Property by the public,
and to adequately maintain and repair the trails located on the Protected Property.  Holder shall
keep the Protected Property clear of debris and litter and shall take all reasonable steps to ensure
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that the exercise of the rights granted by this Hiking Trail Easement is done in a manner
consistent with the provisions of this Hiking Trail Easement and all Rules and Regulations from
time to time adopted by Grantor.

B.  Unauthorized Use of Protected Property and Adjacent Property of Grantor.
Holder agrees to use all reasonably available means to discourage unauthorized public travel on
the Protected Property and any property owned by Grantor outside of the designated corridors,
and to advise the public of any relocation of the hiking trails pursuant to Section 2.B., above.

C.  Fees.    Holder agrees that it shall not charge a user fee or similar specific assessment
for the use of the Protected Property without the prior consent in writing of Grantor, which
consent may be withheld in its absolute discretion.  This prohibition shall not restrict Holder
from assessing fees of general application to the public.

D.  Public Information.  Holder shall be solely responsible for the handling and
administration of all public matters, controversies, or conflicts regarding the rights of the public
under this Hiking Trail Easement.  Holder shall designate a representative as its official contact
person to whom all public inquiries may be forwarded by Grantor.

5.  Indemnification.

Holder shall indemnify, save, and hold Grantor harmless from and against any and all
loss, damage, expense (including attorneys' fees), responsibility, liability for injury or death of
persons, and/or loss, damage to, or destruction of property belonging to Grantor or others, or for
claims therefor, whether or not Grantor has suffered actual loss, damage, environmental
contamination, or expense ("Loss"), where such Loss has resulted from, pertains to, or has arisen
out of the exercise, by Holder, the public or any third parties, of the rights granted by this Hiking
Trail Easement.  Holder's indemnity obligation shall include, without limitation, any negligent
acts, omissions to act, or willful misconduct, whether active or passive, on the part of Holder, its
agents or the public and shall extend to claims asserted after termination of this Hiking Trail
Easement to the extent that the Loss occurred during the term of this Hiking Trail Easement.
Holder's indemnity obligations shall extend to the joint or concurrent negligence of Holder and
Grantor but shall not extend to Losses caused by Grantor's sole negligence or willful misconduct.
Holder hereby waives, in favor of Grantor only, any governmental immunity defenses which
might otherwise be available to it in the event that Grantor makes claim for indemnification as
provided above.

6.  Default, Remedies.

In the event of Holder's material uncured breach of any of the covenants, terms,
conditions, restrictions, and agreements herein contained for a period of thirty (30) days after
written notice from Grantor, then Grantor may, at its option, prohibit use by posting or other
means of those portions of the Protected Property which are the subject to the breach until cured
to Grantor’s satisfaction.  Additionally, Grantor may recover its costs, including reasonable
attorney’s fees, and damages incurred as a result of the breach.  If the breach by Holder is of a
type that is not capable of being cured within said thirty (30) days, the breach will be deemed
cured if Holder commences to cure the breach within said thirty days, gives written assurances of
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its intent to complete the cure within a reasonable time under the circumstances and diligently
completes the cure as soon as circumstances permit.  No failure on the part of Grantor to enforce
a breach of this Hiking Trail Easement by Holder of any conditions or agreements herein
contained shall be construed as a waiver of the right to enforce any of the remedies provided
herein for subsequent breach of the same or any other of said conditions or agreements.

7.  Non-Assignability/Transfer of Protected Property

Holder shall not assign or transfer this Hiking Trail Easement or any of the rights
associated herewith. This Hiking Trail Easement shall be binding upon and enforceable by and
against Grantor and any future owners or successors in interest of the Protected Property, such
that multiple Grantors may own portions of the Protected Property, each of whom shall be
entitled to enforce and be bound by this Hiking Trail Easement.  Grantor’s rights and obligations
under this Hiking Trail Easement shall terminate in whole or in applicable part when it ceases to
have any interest in the Protected Property, or portion thereof, except that liability for acts or
omissions occurring prior to transfer shall survive transfer.

8.  Amendments

Grantor and Holder have the right to amend this Hiking Trail Easement to the extent that
changes are not inconsistent with the purpose of this grant or the Concept Plan, by written and
recorded agreement of Grantor and Holder.

9. Force Majeure:
Upon giving notice to the other party, a party affected by an event of Force Majeure as

defined in Section 10 below shall be released without any liability on its part from the
performance of its obligations under this Hiking Trail Easement, but only to the extent and only
for the period that its performance of such obligations is prevented or materially hindered by the
event of Force Majeure. During the period that the performance by one of the parties of its
obligations under this Agreement has been suspended by reason of an event of Force Majeure,
the other party may likewise suspend the performance of all or part of its obligations hereunder
to the extent that such suspension is commercially reasonable.

10.  Definitions

As used in this Hiking Trail Easement the terms listed below shall have the meanings
ascribed to them:

“Force Majeure” means any event or condition, not existing as of the date of execution of
this Agreement, not reasonably foreseeable as of such date and not reasonably within the control
of either party, which prevents, in whole or in material part, the performance by one of the
parties of its obligations hereunder, such as act of God, fire, flood, windstorm, blight, icestorm,
snow, government regulation, order, legislation or taking, war or related actions, civil
insurrection, terrorism, riot, sabotage, strike or other labor disturbance, epidemic, and similar
events.
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“Forest Management Activities” means all forest management practices allowable under
law (now or in the future) and the harvesting and removal of any and all forest products by any
and all current and future harvesting and removal techniques allowable under law.  Forest
Management Activities shall include, but not be limited to, the following activities and Grantor’s
management of such activities: reforestation, planting, growing, cutting, and harvesting trees,
forest products, and other vegetation; construction, use, and maintenance of skid trails, skid
roads, skidder bridges, log yards, landing and staging areas, land management roads, winter haul
roads or other paths, roads, or trails used to provide pedestrian, domestic animal and vehicular
access to and from and within the Protected Property in order to carry out the Forest
Management Activities on the Protected Property; clearing for reforestation; harvesting, pruning,
girdling, or trimming trees and other vegetation; harvesting forest products with domestic
animals or mechanical equipment; maintenance of existing fields and meadows; conducting
timber cruising, forest management planning, forest stand improvement, forest crop selection,
forest research, and other forest resource evaluation activities; cutting and removing forest
products, including but not limited to trees, logs, poles, posts, pulpwood, firewood, chips, seeds,
pinestraw, stumps, seed cones, bark, shrubs, lesser vegetation, and biomass; collection and
processing of all sugar maple products; conducting fire control and other activities to prevent or
control losses or damage to forest crops or forest products; identifying and marking boundaries;
salvaging forest crops or forest products; marking timber and performing other activities to
identify trees or areas for harvest; performing commercial and pre-commercial silvicultural
treatments; disposing of harvesting debris and conducting post-harvest or site recovery activities;
applying in accordance with applicable statutes and regulations herbicides, pesticides,
fungicides, rodenticides, insecticides, and fertilizers; removing, loading, and transporting timber
and other forest crops and products; processing forest products with portable or temporary
equipment designed for in-woods processing; trimming, cutting, removing, burning, or otherwise
disposing of any trees or vegetation which are diseased, rotten, damaged or fallen; trimming,
cutting, removing, or otherwise disposing of any trees or vegetation as is necessary to construct
or maintain fire lanes, footpaths, and any roads permitted under this Easement; the removal (by
quarrying or otherwise) of gravel and other minerals from the earth and the storage of the same
(which gravel and other minerals may be used for any lawful purpose, including sale to others);
and any other activity the Grantee deems useful or expedient in connection with the foregoing.

11.  Notices

Notices to any party must be in writing and will be sufficient if served personally or sent
by overnight delivery service or certified mail, return receipt requested, addressed as follows:

To Grantor General Counsel
Plum Creek Maine Timberlands, L.L.C.
999 Third Avenue
Suite 4300
Seattle, WA  98104

To Holder: Director
Maine Bureau of Parks and Lands
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22 State House Station
Augusta, ME  04333

With a copy to: Director
Maine Land Use Regulation Commission
22 State House Station
Augusta, ME  04333

or to such other authorized person as any party may from time to time designate by written
notice to the others.

12.  General Provisions.

A.  General.  The section headings herein are for reference and convenience only and
shall not be considered in the interpretation hereof.  If any term or provision of this Hiking Trail
Easement is determined to be invalid, unenforceable, or against public policy, the remainder of
this Hiking Trail Easement shall not be affected thereby and all other terms and provisions of this
Hiking Trail Easement shall remain valid and enforceable to the extent permitted by law.

B.  Waiver. The failure or delay of either party, for any reason whatsoever, to enforce
this Hiking Trail Easement shall not constitute a waiver of its rights, and each party hereby
waives any defense of laches, prescription or estoppel.  Nothing herein shall be construed as to
relieve Grantor from compliance with any federal, state or local law, regulation, rule or
ordinance applicable to the Protected Property.

C.  Governing Laws.This Hiking Trail Easement is intended to be governed as a trail
easement in compliance with 33 M.R.S.A §§ 1581-1585.  Interpretation and performance of this
Hiking Trail Easement shall be governed by all other applicable laws of the State of Main,
without giving effect to its conflict of laws provisions if doing so would result in any provision
of this Hiking Trail Easement being governed or interpreted under the laws of any other
jurisdiction.  Should uncertainty arise in its meaning, this Hiking Trail Easement shall be
interpreted in favor of Grantor’s use of the Protected Property.

D.  Enforcement Rights.  This Hiking Trail Easement shall not be construed to entitle
any person or entity other than Grantor or Holder to enforce any of the terms or conditions
hereof.  Specifically, no member of the public shall have any rights under this Hiking Trail
Easement to enforce as against Grantor any of its provisions, such rights being exclusive to
Holder.
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IN WITNESS WHEREOF, Grantor has caused this Hiking Trail Easement to be signed
in its corporate name, and its corporate seal to be hereto affixed, by __________________, its
___________________________, hereunto duly authorized, this _____ day of ______________,
2007.

Signed, Sealed and Delivered
in the presence of:

WITNESS GRANTOR:
PLUM CREEK MAINE TIMBERLANDS, L.L.C.

_____________________________ By: __________________________________
Name
Its

STATE OF WASHINGTON )
)ss:

COUNTY OF KING )

On this ___ day of _____________, 2007, before me personally appeared
_____________________, to me known to be the ___________________________ of Plum
Creek Maine Timberlands, L.L.C., the limited liability company that executed the within and
foregoing instrument, and acknowledged the said instrument to be the free and voluntary act and
deed of said limited liability company for the uses and purposes therein mentioned, and on oath
stated that s/he was authorized to execute said instrument on behalf of the limited liability
company and that the seal affixed is the seal of said limited liability.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year last above written.

____________________________________
Notary Public in and for the
State of Washington
Residing at__________________________
My Commission Expires _______________
Printed Name: _______________________
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HOLDER ACCEPTANCE

The above and foregoing Hiking Trail Easement was authorized to be accepted by THE
STATE OF MAINE acting by and thought the Department of Conservation, Bureau of Parks
and Lands, Holder as aforesaid, and the said Holder does hereby accept the foregoing Hiking
Trai l  Easement,  by and through __________________________,  i ts
_____________________________, hereunto duly authorized, this __________ day of
_____________, 2007 and agrees to be bound by all its terms and provisions.

HOLDER:
THE STATE OF MAINE acting by and through
the Department of Conservation, Bureau of Parks
and Lands

By:________________________________
Its: ________________________________

State of Maine
County of Kennebec, ss ___________________, 2007

Personally appeared _______________________, hereunto duly authorized, and
acknowledged the foregoing instrument to be his free act and deed in his said capacity as
Commissioner of the Maine Department of Conservation.

Before me,

______________________________________
Notary Public
Printed Name: __________________________
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ATTACHMENTS:

EXHIBIT A - A legal description of the Protected Property.

EXHIBIT B. A Plot Plan depicting the approximate location of existing and proposed
trail corridors making up the Protected Property and showing approximate
locations of features on and near the Protected Property.



Form of
SNOWMOBILE TRAIL EASEMENT

KNOW ALL PERSONS BY THESE PRESENTS, that PLUM CREEK MAINE
TIMBERLANDS, L.L.C. (formerly known as SDW TIMBER II, L.L.C.), a limited liability
company organized and existing under the laws of the State of Delaware and having a mailing
address of 999 Third Avenue, Suite 4300, Seattle, WA 98104,  (hereinafter referred to as
“Grantor,” which word shall include, unless the context clearly indicates otherwise, the above-
named Grantor and its successors and assigns and any future owners or successors-in-interest to
the Protected Property (defined below), and their agents, executors, administrators, and legal
representatives) GRANTS to THE STATE OF MAINE acting by and through the Department
of Conservation, Bureau of Parks and Lands, with a mailing address of 22 State House Station,
Augusta, ME 04333 (hereinafter referred to as “Holder,” which word shall, unless the context
clearly indicates otherwise, include Holder’s successors and/or assigns), with QUITCLAIM
COVENANT, in perpetuity, the following described Snowmobile Trail Easement on and across
certain ten (10) foot wide corridors of Grantor’s land located in Squaretown Township, Big
Moose Township, Sapling Township, Misery Gore, Taunton & Raynham Academy Grant,
Sandwich Academy Grant, Rockwood Strip (T2 R1 NKBP), Long Pond Township, Thorndike
Township, Bowdoin College Grant West, Beaver Cove, Lily Bay Township, Frenchtown
Township, Smiththown Township (T1 R13 WELS), and T1 R14 WELS, in Somerset and
Piscataquis Counties, Maine, which corridors of land are hereinafter collectively referred to as
the “Protected Property”, and are described on Exhibit A, attached hereto, and depicted on the
plans attached hereto as Exhibit B, both made a part hereof by reference;

PURPOSE

The purpose of this Snowmobile Trail Easement is to enhance recreational
opportunities within the State of Maine by making land available to the public,
under the direction and control of Holder, for purposes of constructing and
utilizing a permanent snowmobile trail system on the Protected Property, subject
to the terms and conditions, and reserved rights of Grantor, set forth herein.
Notwithstanding the foregoing, Holder acknowledges that the Protected Property
is part of a working forest, and that Forest Management Activities (defined
below) and other activities continue to be conducted on and in the vicinity of the
Protected Property.  Reference is made to the approved Concept Plan for Plum
Creek’s Gateway Lands in the Moosehead Lake Region for Grantor’s land (the
“Concept Plan”), of which the Protected Property is a part, on file at the offices of
the Maine Land Use Regulation Commission (“LURC”) in Augusta, Maine, or its
successor agency.  This Snowmobile Trail Easement applies to the Protected
Property only.  Nothing herein shall be construed to impose any obligation,
restriction, or other encumbrance on any real property not expressly made a part
of the Protected Property.

WHEREAS, it is a significant public benefit that a snowmobile trail system be
established in the Greater Moosehead Lake Region, an area of unique public interest; and



2

WHEREAS, the Protected Property is located proximate to other trail systems, including
the Innerconnected Trail System (the “ITS”), and other high value recreational resources, and is
otherwise within an area ideally situated for the creation of a trail system; and

WHEREAS, the majority of the ITS is located on land by permission only, and is not a
permanent right of the public; and

WHEREAS, this Snowmobile Trail Easement makes the Protected Property available for
the establishment of a permanent public snowmobile trail system that will provide long-term
recreational and economic benefits to the surrounding area, the Greater Moosehead Lake Region,
and the State of Maine; and

WHEREAS, continued Forest Management Activities on and near the Protected Property
are not inconsistent or incompatible with the establishment of a snowmobile trail system; and

WHEREAS, this snowmobile Trail Easement is granted not as a gift but pursuant to the
terms of the Concept Plan and in consideration for and mitigation of certain development rights
that will be or have been authorized by LURC.

NOW THEREFORE Grantor and Holder have established this Snowmobile Trail
Easement affecting the Protected Property consisting of the following terms, covenants,
restrictions, and affirmative rights, which shall run with and bind the Protected Property in
perpetuity:

1.  Public Snowmobile Trail Easement.

A.  Use.  The public, subject to the rights and obligations of the parties herein, shall have
the perpetual right to enter upon and make use of the Protected Property for Snowmobiling
(defined below) and trail construction, reconstruction, maintenance, repair, preparation, and
relocation, and such other uses consistent herewith from time to time permitted by the Rules and
Regulations adopted by Grantor pursuant to Section 1.C. below.

B.  Trail Location, Cutting and Maintenance.  The proposed locations of the trail
corridors making up the Protected Property are depicted on Exhibit B.  The exact locations of the
trail corridors making up the Protected Property shall be determined by the as-constructed, on the
ground location of such trail corridors, as the same may be relocated from time to time pursuant
to the terms of this Snowmobile Trail Easement.  The rights granted to Holder by this
Snowmobile Trail Easement shall include those rights reasonably necessary for or incident to the
construction, maintenance, relocation, and/or repair of the snowmobile trails on the Protected
Property, including the right to erect directional and/or informational signs, and to blaze trees or
otherwise mark trails.  Holder or its designated agents operating under its direction and control
shall be responsible for all aspects of Trail design, layout, cutting, grading, drainage, and all
related maintenance; provided that the locations of the trail corridors making up the Protected
Property (either as initially constructed or as may be relocated from time to time), must be
approved in advance by Grantor.  Construction of proposed snowmobile trails, and maintenance
of all existing snowmobile trails shall be subject to reasonable standards, rules, and regulations
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from time to time adopted by Grantor pursuant to Section 1.C below. All snowmobile trails
constructed under this Snowmobile Trail Easement shall be generally left in a primitive state,
and in no event shall any snowmobile trail be paved with any asphalt, concrete, recycled
material, or other impervious surface.   All such construction, reconstruction, maintenance and
repair work shall be undertaken at Holder’s sole cost and expense.  Holder shall be responsible
for obtaining all permits for such construction activities and permitted uses of the smowmobile
trails from all Federal, state or local authorities with jurisdiction over the snowmobile trails or
the Protected Property. Holder agrees that the location, design, and capacity of any necessary
bridges, stream crossings or culverts built or improved by Holder must conform with applicable
rules, laws and regulations, the then-existing forestry Best Management Practices of the State of
Maine, and the standards imposed by the 2005-2009 Sustainable Forestry Initiative Standards,
any successors to same, or such other standards as Grantor may from time to time implement on
or apply to the Protected Property; and must be approved in advance by Grantor, such approval
not to be unreasonably delayed or withheld.

C.  Right of Grantor to Establish Rules and Regulations Concerning Public Use,
Construction and Maintenance.  The right of the public to use the snowmobile trails and the
duties of Holder as to trail oversight, maintenance, and construction are subject to the reserved
right of Grantor (upon reasonable opportunity to comment by Holder, except in the case of an
emergency) to establish reasonable rules, regulations, and restrictions (the “Rules and
Regulations”), for the conservation and protection of the Protected Property and/or the Forest
Management Activities and other reserved uses hereunder.  Grantor’s reserved right to make the
Rules and Regulations shall include the rights, without limitation, to control, limit or prohibit, by
posting and other reasonable means, on some or all of the trail corridors making up the Protected
Property, winter pedestrian activities (including cross-country skiing and snowshoeing), all
terrain vehicles (“ATVs”), motorized vehicles, loud activities,  domesticated animals, pets or
bicycles, posting of signs, or cutting trees outside the trail corridors.  Night use, camping and
open fires on the Protected Property are expressly prohibited.

D. Publications.  Grantor shall be provided at least thirty (30) days advance opportunity
to review for accuracy and content any maps, pamphlets, or brochures printed and distributed by
Holder or its agents in regard to public use of the snowmobile trails.

2.  Reservation of Uses, Forest Management Activities, and Timber Harvesting.

A.  Reservation of all Uses. Grantor reserves all the rights, uses, title, and interest in and
to the Protected Property other than those specific grants and covenants made to Holder in this
Snowmobile Trail Easement.  Grantor specifically reserves, without limitation, the perpetual
right on the Protected Property and any adjacent property of the Grantor to engage in Forest
Management Activities.  This Snowmobile Trail Easement shall not be construed in any manner
to create any obligation of Grantor to maintain a buffer strip, undisturbed forest land, view
corridor, or other limitation on its Forest Management Activities and other land uses permitted
hereunder.  In the event that any future statute, regulation, or rule has the effect of expanding or
enhancing the public use of the snowmobile trails, contrary to or inconsistent with the terms and
provisions of this Snowmobile Trail Easement, the enactment of such law, regulation, or rule
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shall be deemed a material default without the requirement of proof of specific impact, and shall
entitle Grantor to exercise the remedies for default provided in Section 6 below.

B.  Right to Close and Require Relocation of Snowmobile Trails.  Grantor’s reserved
rights shall include, without limitation, the right on thirty (30) days advance written notice, or
shorter periods in the event of an emergency, to close portions of the trail corridors making up
the Protected Property and/or to require relocation of one or more trail corridors, or portions
thereof, on either a temporary or permanent basis, as Grantor may determine in its sole judgment
as necessary or appropriate for public safety and/or in connection with Grantor’s Forest
Management Activities.  Upon receipt of such notice, Holder shall take all reasonable steps to
close the affected trail corridors, or portions thereof, at its sole cost and expense.  Holder shall
have the right, at its sole cost and expense, to relocate any closed trail corridors, or portions
thereof, to a new location acceptable to Grantor, which location shall be confirmed by an
amendment to Exhibit B executed by the parties.  In the event Holder does not relocate any
affected trail corridors, or portions thereof, within said 30-day period, Grantor shall have the
right to close the same, by posting or other means; provided, however, that the closing of any
such trail corridors, or portions thereof, by Grantor shall not affect the right of Holder to relocate
such trail corridors as set forth herein.  Such right to close or relocate trails shall not be construed
to limit Grantor’s rights otherwise to engage in any uses of the Protected Property, including
without limitation Forest Management Activities on, over, across, near, or in the vicinity of the
Protected Property as permitted in Section 2.A above.

C.  Nonexclusivity.  Nothing contained in this Snowmobile Trail Easement shall be
construed as imposing an obligation upon Grantor to restrict any other license or permission
granted by Grantor on the Protected Property to Holder, the public, or any other party, nor shall
anything contained in this Snowmobile Trail Easement be construed as granting an exclusive
right to carry on any activity on the Protected Property.  Other than as set forth in this
Snowmobile Trail Easement no permanent expressed or implied right of access to, or use of,
private lands and/or improvements, including, but not limited to, roads owned by Grantor, is
granted, transferred, or assigned.

3.  Immunities.

Grantor and Holder claim all of the rights and immunities against liability to the fullest
extent of the law under Title 14 M.R.S.A., Section 159-A, et seq. as amended and any successor
provisions thereof, (Maine Recreational Use Statute), and Title 14 M.R.S.A. Section 8101, et
seq. as amended and any successor provisions thereof, (the Maine Tort Claims Act), and under
any other applicable provision of law.

4.  Additional Provisions Applicable to Snowmobiles and Related Usage of the Protected
Property.

Without limitation to Grantor’s rights to impose Rules and Regulations limiting the use
of the Snowmobile Trails, the following special provisions shall at all times apply to the
Snowmobile Trails:



5

A. Grooming. Grantor shall have no responsibility for grooming or patrolling
Snowmobile Trails. No portion of any Snowmobile Trail shall be located on a plowed road
except to cross said road at a right angle.

B.  Trail Usage.  Holder expressly agrees to adequately police the trails located on the
Protected Property, to provide proper supervision of use of the Protected Property by the public,
and to adequately maintain and repair the trails located on the Protected Property.  Holder shall
keep the  Protected Property clear of debris and litter and shall take all reasonable steps to ensure
that the exercise of the rights granted by this Snowmobile Trail Easement is done in a manner
consistent with the provisions of this Snowmobile Trail Easement and all Rules and Regulations
from time to time adopted by Grantor .

C.  Unauthorized Use of Property.  Holder agrees to use every available means to
discourage unauthorized public travel on the Protected Property outside of the designated
corridors.

D.  Trail Network.  In the event that Forest Management Activities of Grantor is of an
unusual or emergency nature which would be in conflict with Holder's use under the terms of
this Snowmobile Trail Easement, Grantor agrees to employ reasonable measures to expedite the
granting of permission of an alternate route.  Preparation and maintenance of that alternate route
will be the responsibility and expense of Holder.

E.  Fees.    Holder agrees that it shall not charge a user fee or similar specific assessment
for the use of the Protected Property without the prior consent in writing of Grantor, which
consent may be withheld in its absolute discretion.  This prohibition shall not restrict Holder
from assessing fees of general application to the public.  Grantor reserves the right to assess a
user’s fee as part of the Rules and Regulations if in its judgment the fees are necessary to cover
its costs associated with this Snowmobile Trail Easement.

F.  Public Controversies.  Holder shall be solely responsible for the handling and
administration of all public matters, controversies, or conflicts regarding the rights of the public
under this Snowmobile Trail Easement.  Holder shall designate a representative as its official
contact person to whom all public inquiries may be forwarded by Grantor.

5.  Indemnification and Insurance.

A.  Indemnification. Holder shall indemnify, save, and hold Grantor harmless from and
against any and all loss, damage, expense (including attorneys' fees), responsibility, liability for
injury or death of persons, and/or loss, damage to, or destruction of property belonging to
Grantor or others, or for claims therefor, whether or not Grantor has suffered actual loss,
damage, environmental contamination, or expense ("Loss"), where such Loss has resulted from,
pertains to, or has arisen out of the Snowmobile Trail Easement.  Holder's indemnity obligation
shall include, without limitation, any negligent acts, omissions to act, or willful misconduct,
whether active or passive, on the part of Holder, its agents or the public and shall extend to
claims asserted after termination of this Snowmobile Trail Easement to the extent that the Loss
occurred during the term of this Snowmobile Trail Easement.  Holder's indemnity obligations
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shall extend to the joint or concurrent negligence of Holder and Grantor but shall not extend to
Losses caused by Grantor's sole negligence or willful misconduct.  Holder hereby waives, in
favor of Grantor only, any governmental immunity defenses which might otherwise be available
to it in the event that Grantor makes claim for indemnification as provided above.

B.  Insurance.  The State of Maine acting through the Bureau of Parks and Lands, or its
successors, will purchase and keep in full force and effect, an insurance policy providing
property damage (casualty) insurance for the benefit of Grantor in the amount of $1,000,000.00
per occurrence and an insurance policy providing $1,000,000.00 per occurrence, public liability
protection to Grantor and Holder as named insureds.  All such liability insurance policies shall (i)
name Grantor, and its affiliates, as additional insureds but only with respect to their interests
arising from this Agreement; (ii) provide Grantor with at least thirty (30) days notice of
cancellation; (iii) be occurrence-based; (iv) provide cross-liability coverage in favor of the
named insureds and the additional insureds.  Holder shall provide Grantor with certificates of
insurance in a form reasonably satisfactory to Grantor evidencing Holder’s compliance with the
insurance requirements of this Section.  All liability insurance policies required to be maintained
pursuant to this Agreement shall be written by an insurance company licensed in Maine, which
company shall have at least an “A” Rating Classification, and shall be assigned a financial size
category of at least Class IX, as indicated in the most recent edition of A.M. Best’s Key Rating
Guide for insurance companies. In the event that inflation, industry standards or any other cause,
in Grantor’s reasonable opinion, requires the aforesaid limits and coverages to be increased or
modified, Grantor reserves the right upon consultation with Holder to require Holder to modify
said limits and coverages to the levels then customarily carried on operations and property of like
size and type.

6.  Default and Termination

A.  Default.  In the event of Holder's material uncured breach of any of the covenants,
terms, conditions, restrictions, and agreements herein contained for a period of thirty (30) days
after written notice from Grantor, then Grantor may, at its option, (i) prohibit use by posting or
other means of those portions of the Protected Property which are the subject to the breach until
cured to Grantor’s satisfaction; or, (ii) terminate this Snowmobile Trail Easement, or any portion
thereof, by recording a written notice in the County registries with a copy to Holder of such
termination, and upon the date specified in said notice, this Snowmobile Trail Easement, or such
applicable portion thereof, shall terminate and be of no further force and effect.  Additionally,
Grantor may recover its costs, including reasonable attorney’s fees, and damages incurred as a
result of the breach.  If the breach by Holder is of a type that is not capable of being cured within
said thirty (30) days, the breach will be deemed cured if Holder commences to cure the breach
within said thirty days, gives written assurances of its intent to complete the cure within a
reasonable time under the circumstances and diligently completes the cure as soon as
circumstances permit.  No failure on the part of Grantor to enforce a breach of this Snowmobile
Trail Easement by Holder of any conditions or agreements herein contained shall be construed as
a waiver of the right to enforce any of the remedies provided herein for subsequent breach of the
same or any other of said conditions or agreements.

B.  Hold Over. It is further understood that, at the termination of this Snowmobile Trail
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Easement, or portion thereof, any signs, bridges, structures, and all personal property of Holder
shall be removed from the Protected Property within ninety (90) days from the date of this
termination; Holder hereby agrees that any personal property of Holder remaining on  the
Protected Property after the expiration of said ninety (90) days shall be and become the property
of Grantor.  Grantor, however, reserves the right to require that Holder shall remove the same
within the ninety (90) day period if it so demands.

7.  Non-Assignability/Transfer of Property

Holder shall not assign or transfer this Snowmobile Trail Easement or any of the rights
associated therewith. This Snowmobile Trail Easement shall be binding upon and enforceable by
and against Grantor and any future owners or successors in interest of the Protected Property,
such that multiple Grantors may own portions of the Protected Property, each of whom shall be
entitled to enforce and be bound by this Snowmobile Trail Easement.  Grantor’s rights and
obligations under this Snowmobile Trail Easement shall terminate in whole or in applicable part
when it ceases to have any interest in the Protected Property, or such portion of it as so sold,
except that liability for acts or omissions occurring prior to transfer shall survive transfer.

8.  Amendments

Grantor and Holder have the right to amend this Snowmobile Trail Easement to the
extent that changes are not inconsistent with the purpose of this grant or the Concept Plan, by
written and recorded agreement of Grantor and Holder.

9. Force Majeure:
Upon giving notice to the other party, a party affected by an event of Force Majeure as

defined in Section 10 below shall be released without any liability on its part from the
performance of its obligations under this Snowmobile Trail Easement, but only to the extent and
only for the period that its performance of such obligations is prevented or materially hindered
by the event of Force Majeure. During the period that the performance by one of the parties of its
obligations under this Agreement has been suspended by reason of an event of Force Majeure,
the other party may likewise suspend the performance of all or part of its obligations hereunder
to the extent that such suspension is commercially reasonable.

10.  Definitions

As used in this Agreement the terms listed below shall have the meanings ascribed to
them:

“Force Majeure” means any event or condition, not existing as of the date of execution of
this Agreement, not reasonably foreseeable as of such date and not reasonably within the control
of either party, which prevents, in whole or in material part, the performance by one of the
parties of its obligations hereunder, such as act of God, fire, flood, windstorm, blight, icestorm,
snow, government regulation, order, legislation or taking, war or related actions, civil
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insurrection, terrorism, riot, sabotage, strike or other labor disturbance, epidemic, and similar
events.

“Forest Management Activities” means all forest management practices allowable under
law (now or in the future) and the harvesting and removal of any and all forest products by any
and all current and future harvesting and removal techniques allowable under law.  Forest
Management Activities shall include, but not be limited to, the following activities and Grantor’s
management of such activities: reforestation, planting, growing, cutting, and harvesting trees,
forest products, and other vegetation; construction, use, and maintenance of skid trails, skid
roads, skidder bridges, log yards, landing and staging areas, land management roads, winter haul
roads or other paths, roads, or trails used to provide pedestrian, domestic animal and vehicular
access to and from and within the Protected Property in order to carry out the Forest
Management Activities on the Protected Property; clearing for reforestation; harvesting, pruning,
girdling, or trimming trees and other vegetation; harvesting forest products with domestic
animals or mechanical equipment; maintenance of existing fields and meadows; conducting
timber cruising, forest management planning, forest stand improvement, forest crop selection,
forest research, and other forest resource evaluation activities; cutting and removing forest
products, including but not limited to trees, logs, poles, posts, pulpwood, firewood, chips, seeds,
pinestraw, stumps, seed cones, bark, shrubs, lesser vegetation, and biomass; collection and
processing of all sugar maple products; conducting fire control and other activities to prevent or
control losses or damage to forest crops or forest products; identifying and marking boundaries;
salvaging forest crops or forest products; marking timber and performing other activities to
identify trees or areas for harvest; performing commercial and pre-commercial silvicultural
treatments; disposing of harvesting debris and conducting post-harvest or site recovery activities;
applying in accordance with applicable statutes and regulations herbicides, pesticides,
fungicides, rodenticides, insecticides, and fertilizers; removing, loading, and transporting timber
and other forest crops and products; processing forest products with portable or temporary
equipment designed for in-woods processing; trimming, cutting, removing, burning, or otherwise
disposing of any trees or vegetation which are diseased, rotten, damaged or fallen; trimming,
cutting, removing, or otherwise disposing of any trees or vegetation as is necessary to construct
or maintain fire lanes, footpaths, and any roads permitted under this Easement; the removal (by
quarrying or otherwise) of gravel and other minerals from the earth and the storage of the same
(which gravel and other minerals may be used for any lawful purpose, including sale to others);
and any other activity the Grantee deems useful or expedient in connection with the foregoing.

“Snowmobile” means a self-propelled vehicle manufactured for off-road travel on snow
that (i) has a curb weight of not more than 1,000 pounds, (ii) does not exceed 50 inches in width,
(iii) is driven by a track or tracks in contact with the snow, and (iv) is steered by a ski or skis in
contact with the snow. “Snowmobile” does not include tracked (or otherwise configured) All-
Terrain Vehicles (ATVs) or other motorized four-wheeled vehicles.

11.  Notices

Notices to any party must be in writing and will be sufficient if served personally or sent
by overnight delivery service or certified mail, return receipt requested, addressed as follows:
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To Grantor General Counsel
Plum Creek Maine Timberlands, L.L.C.
999 Third Avenue
Suite 4300
Seattle, WA  98104

To Holder: Director
Maine Bureau of Parks and Lands
22 State House Station
Augusta, ME  04333

With a copy to: Director
Maine Land Use Regulation Commission
22 State House Station
Augusta, ME  04333

or to such other authorized person as any party may from time to time designate by written
notice to the others.

12.  General Provisions.

A.  General.  The section headings herein are for reference and convenience only and
shall not be considered in the interpretation hereof.  If any term or provision of this Snowmobile
Trail Easement is determined to be invalid, unenforceable, or against public policy, the
remainder of this Snowmobile Trail Easement shall not be affected thereby and all other terms
and provisions of this Snowmobile Trail Easement shall remain valid and enforceable to the
extent permitted by law.

B.  Waiver etc. The failure or delay of either party, for any reason whatsoever, to enforce
this Snowmobile Trail Easement shall not constitute a waiver of its rights, and each party hereby
waives any defense of laches, prescription or estoppel.  Nothing herein shall be construed as to
relieve Grantor from compliance with any federal, state or local law, regulation, rule or
ordinance applicable to the Protected Property.

C.  Governing Laws.This Snowmobile Trail Easement is intended to be governed as a
trail easement in compliance with 33 M.R.S.A Sections 1581-1585.  Interpretation and
performance of this Snowmobile Trail Easement shall be governed by all other applicable laws
of the State of Maine.  Should uncertainty arise in its meaning, this Snowmobile Trail Easement
shall be interpreted in favor of Grantor’s use of the Protected Property.

D.  Enforcement Rights.  This Snowmobile Trail Easement shall not be construed to
entitle any person or entity other than Grantor or Holder to enforce any of the terms or conditions
hereof.  Specifically, no member of the public shall have any rights under this Snowmobile Trail
Easement to enforce as against Grantor any of its provisions, such rights being exclusive to
Holder.
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IN WITNESS WHEREOF, Grantor has caused this Hiking Trail Easement to be signed
in its corporate name, and its corporate seal to be hereto affixed, by __________________, its
___________________________, hereunto duly authorized, this _____ day of ______________,
2007.

Signed, Sealed and Delivered
in the presence of:

WITNESS GRANTOR:
PLUM CREEK MAINE TIMBERLANDS, L.L.C.

_____________________________ By: __________________________________
Name
Its

STATE OF WASHINGTON )
)ss:

COUNTY OF KING )

On this ___ day of _____________, 2007, before me personally appeared
_____________________, to me known to be the ___________________________ of Plum
Creek Maine Timberlands, L.L.C., the limited liability company that executed the within and
foregoing instrument, and acknowledged the said instrument to be the free and voluntary act and
deed of said limited liability company for the uses and purposes therein mentioned, and on oath
stated that s/he was authorized to execute said instrument on behalf of the limited liability
company and that the seal affixed is the seal of said limited liability.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year last above written.

____________________________________
Notary Public in and for the
State of Washington
Residing at__________________________
My Commission Expires _______________
Printed Name: _______________________
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HOLDER ACCEPTANCE

The above and foregoing Snowmobile Trail Easement was authorized to be accepted by
THE STATE OF MAINE acting by and thought the Department of Conservation, Bureau of
Parks and Lands, Holder as aforesaid, and the said Holder does hereby accept the foregoing
Snowmobile Trail Easement, by and through __________________________, its
_____________________________, hereunto duly authorized, this __________ day of
_____________, 2007 and agrees to be bound by all its terms and provisions.

HOLDER:
THE STATE OF MAINE acting by and through
the Department of Conservation, Bureau of Parks
and Lands

By:________________________________
Its: ________________________________

State of Maine
County of Kennebec, ss ___________________, 2007

Personally appeared _______________________, hereunto duly authorized, and
acknowledged the foregoing instrument to be his free act and deed in his said capacity as
Commissioner of the Maine Department of Conservation.

Before me,

______________________________________
Notary Public
Printed Name: __________________________
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ATTACHMENTS:

EXHIBIT A - A legal description of the Protected Property.

EXHIBIT B. A Plot Plan depicting the approximate location of existing and proposed
trail corridors making up the Protected Property and showing approximate
locations of features on and near the Protected Property.



Appendix F

Form of Ski Trail Easement (Moosehead to Mahoosucs)

This permanent easement covering, approximately 12 miles of trail, 20 feet wide, along
the northwest shore of Indian Pond is to be held by the non-profit Western Mountain
Alliance group.

The trail easement language will be very similar to that in Appendices D and E.
Negotiations on the terms of the easement are ongoing and draft easement language is
expected to be completed in the near future.  Key provisions will address:

1. Non-vehicular Use

No motorized vehicles or equipment are to be allowed on the trail except for trail
construction and maintenance, for grooming for cross-country skiing and/or for
emergency situations.

2. Trailside Hut Access

Provision will be made to permit trail users to access any primitive trailside huts
adjacent to the trail on Plum Creek land.



FORM OF EASEMENT FOR SHORELAND CONSERVATION

CONSERVATION EASEMENT

Granted by

Plum Creek Maine Timberlands, L.L.C.

to

Forest Society of Maine

in connection with the
Concept Plan

for
Plum Creek’s Gateway Lands in the Moosehead Lake Region

approved by the
Maine Land Use Regulation Commission

on ________  ___, _______
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CONSERVATION EASEMENT

KNOW ALL PERSONS BY THESE PRESENTS, PLUM CREEK MAINE TIMBERLANDS,
L.L.C., a Delaware limited liability company, formerly known as SDW Timber II, L.L.C., with a
place of business in Fairfield, Maine (hereinafter referred to as “Grantor,” which word is
intended to include unless the context clearly indicates otherwise, the above-named Grantor and
its successors and assigns, and any future owners or successors-in-interest to the Protected
Property (defined below), and their executors, administrators and legal representatives),
GRANTS to FOREST SOCIETY OF MAINE, a Maine not-for profit corporation with a place of
business in Bangor, Maine (hereinafter referred to as “Holder,” which word shall, unless the
context clearly indicates otherwise, include Holder’s successors and/or assigns), and GRANTS
to the STATE OF MAINE (hereinafter referred to as “Third Party”, which shall, unless the context
clearly indicates otherwise, include the Third Party’s successors and assigns), acting by and
through its Department of Conservation, Bureau of Parks and Lands, with a mailing address of
22 State House Station, Augusta, Maine 04333, with QUITCLAIM COVENANT, in perpetuity,
the following described Conservation Easement on land located in [insert Township and
County], Maine, hereinafter referred to as the “Protected Property,” and described on Exhibit A,
attached hereto, and shown on a plot plan attached hereto as Exhibit B, both made a part hereof
by reference.

PURPOSE

This Conservation Easement is intended to provide a significant public benefit by
protecting and preserving in perpetuity the Protected Property in its present and historic
primarily undeveloped condition that allows its continued operation as a working forest with the
perpetual ability to commercially produce forest products, and to conserve and/or enhance forest
and wildlife habitats, undeveloped shoreline, and historic public recreation and nature
observation and study opportunities of the Protected Property for present and future generations,
subject only to such uses as are specifically provided for herein.  Reference is made to the
approved Concept Plan for Plum Creek’s Gateway Lands in the Moosehead Lake Region for
Grantor’s land (hereinafter referred to as the “Concept Plan”), of which the Protected Property is
a part, on file at the offices of the Maine Land Use Regulation Commission in Augusta, Maine,
or its successor agency.  This Conservation Easement applies to the Protected Property only.
Nothing herein shall be construed to impose any obligation, restriction, or other encumbrance on
any real property not expressly made a part of the Protected Property.

The following recitals more particularly describe the conservation values of the Protected
Property and the significance of this grant.

WHEREAS, the Protected Property consists of [insert acres] of land which has been and
continues to be used primarily as a working forest; and

WHEREAS, the Protected Property consists of approximately [insert shoreline feet] feet
of scenic, undeveloped shoreline along [insert name of waterbody]; and



WHEREAS, [insert name of waterbody] contains little or no structural development
(other than significant development, if any, set forth herein); and

WHEREAS, it is a significant public benefit that [insert name of waterbody] remain free
from structural development and in a substantially wooded state; and

WHEREAS, this Conservation Easement makes the Protected Property available for
commercial forest management and related activities and for public outdoor recreation that is
consistent with the conservation of the Protected Property’s undeveloped natural features; and

WHEREAS, this Conservation Easement is granted not as a gift but pursuant to the terms
of the Concept Plan and in consideration for and mitigation of certain development that will be
or has been authorized by the Commission in connection with the Concept Plan.

NOW THEREFORE Grantor and Holder have established this Conservation Easement
affecting the Protected Property consisting of the following terms, covenants, restrictions, and
affirmative rights, which shall run with and bind the Protected Property in perpetuity:

TERMS, COVENANTS AND RESTRICTIONS

1.        GENERAL LAND USES

Except in connection with Forest Management Activities (defined below) or as otherwise
expressly stated to the contrary herein, structural development, commercial, residential,
industrial, energy generation, landfill, and waste disposal activities are prohibited on the
Protected Property. Without limiting the generality of the foregoing, houses, apartment
buildings, multi-family housing units, campgrounds, condominia, trailer parks, mobile homes,
permanent outdoor high-intensity lights, motels or hotels, billboards, junk yards, and commercial
and industrial uses of all kind, are specifically prohibited on the Protected Property unless
otherwise provided herein.

Notwithstanding anything to the contrary in this Conservation Easement, Grantor, its
successors and assigns, shall have the perpetual right to undertake any and all Forest
Management Activities on the Protected Property, subject only to the limitations set forth in
Paragraph 7 of this Conservation Easement, and to undertake gravel extraction activities
permitted under Chapter 10 of the Maine Land Use Regulation Commissions Rules and
Standards (or successor regulations thereto), but only in compliance with all requirements
thereof.  As used in this Conservation Easement, the term “Forest Management Activities”
means all commercial forest management practices allowable under law (now or in the future)
and the harvesting and removal of any and all forest products by any and all current and future
harvesting and removal techniques allowable under law.  Forest Management Activities shall
include, but not be limited to, the following activities and Grantor’s management of such
activities: reforestation, planting, growing, cutting, and harvesting trees, forest products, and
other vegetation; construction, use, and maintenance of skid trails, skid roads, skidder bridges,
log yards, landing and staging areas, land management roads, winter haul roads or other paths,



roads, or trails used to provide pedestrian, domestic animal and vehicular access to and from and
within the Protected Property in order to carry out the Forest Management Activities on the
Protected Property; clearing for reforestation; harvesting, pruning, girdling, thinning, or
trimming trees and other vegetation; harvesting forest products with domestic animals or
mechanical equipment; maintenance of existing fields and meadows; conducting timber cruising,
forest management planning, forest stand improvement, forest crop selection, forest research,
and other forest resource evaluation activities; cutting and removing forest products, including
but not limited to trees, logs, poles, posts, pulpwood, firewood, chips, seeds, pinestraw, stumps,
seed cones, bark, shrubs, lesser vegetation, and biomass; collection and processing of all sugar
maple products; conducting fire control and other activities to prevent or control losses or
damage to forest crops or forest products; identifying and marking boundaries; salvaging forest
crops or forest products; marking timber and performing other activities to identify trees or areas
for harvest; performing commercial and pre-commercial silvicultural treatments; disposing of
harvesting debris and conducting post-harvest or site recovery activities; applying in accordance
with applicable statutes and regulations herbicides, pesticides, fungicides, rodenticides,
insecticides, and fertilizers; removing, loading, and transporting timber and other forest crops
and products; processing forest products with portable or temporary equipment designed for in-
woods processing; trimming, cutting, removing, burning, or otherwise disposing of any trees or
vegetation which are diseased, rotten, damaged or fallen; trimming, cutting, removing, or
otherwise disposing of any trees or vegetation as is necessary to construct or maintain fire lanes,
footpaths, and any roads permitted under this Conservation Easement; the removal (by quarrying
or otherwise) of gravel and other minerals from the earth and the storage of the same (which
gravel and other minerals may be used for any lawful purpose, including sale to others); and any
other activity Grantor deems useful or expedient in connection with the foregoing.

2.         STRUCTURES AND IMPROVEMENTS

From the date of this Grant, no new structures, temporary or permanent, are allowed to be
constructed, placed or maintained on the Protected Property, other than Forestry Improvements
(described below), structures and improvements for purposes of nature observation (including,
without limitation, observation blinds and platforms), trails for use by the general public, and
public roads and public utilities and telecommunications facilities.

Notwithstanding the foregoing, Grantor may develop, construct, maintain, install, replace
and repair at any time and from time to time Forestry Improvements on the Protected Property.
For purposes of this Conservation Easement, the term “Forestry Improvements” means any and
all structures, facilities, improvements and utilities that are used in connection with and/or for the
purpose of accomplishing Forest Management Activities on the Protected Property, including,
without limitation, roads, fences, bridges, gates, maple sugar houses and appurtenant facilities,
forest management camps, logging camps, and housing facilities for persons involved with
Forest Management Activities on the Protected Property, barns, garages, storage facilities,
associated signs and structures, utility services to serve and support such Forestry Improvements,
including telecommunication systems, electric power lines and generation facilities, wells, and
septic disposal facilities; provided, however, that, to the extent reasonably practical, such utility
services crossing the Protected Property shall be located in a manner to minimize their impact on
the Protected Property’s conservation values.  Non-portable and non-mobile sawmills and forest



products processing or manufacturing structures and facilities shall not be permitted on the
Protected Property; however, portable sawmills, mobile chippers and other mobile processing
equipment not requiring the permanent installation of structures or utilities shall be permitted.
All Forestry Improvements permitted hereunder shall be installed and constructed in accordance
with applicable laws and regulations.

Existing (as of the date of the grant of this Conservation Easement) structures,
improvements and utilities that are not associated with Forest Management Activities may be
maintained, replaced and repaired from time to time, but may not be expanded without the
consent of Holder, which consent shall be granted only upon a determination by Holder, in its
reasonable judgment, that the action will not be inconsistent with the purpose of this
Conservation Easement.  New, minor structures and improvements for traditional, recreational
uses such as trails, bridges, benches, tables, public boat launches, erosion control systems, wells
and springs, may be installed, constructed, maintained, repaired, and replaced from time to time,
without the consent of Holder, provided that such structures and improvements are installed and
constructed in accordance with applicable laws and regulations.  New public roads and public
utilities and telecommunications facilities may be installed, constructed, maintained, repaired,
and replaced from time to time, without the consent of Holder provided that such roads, utilities
and/or telecommunications facilities are installed and constructed in accordance with applicable
laws and regulations, and further provided that, to the extent reasonably practical, such roads and
utilities crossing the Protected Property shall be located in a manner to minimize their impact on
the Protected Property’s conservation values.

3.         SURFACE ALTERATIONS

Except in connection with Forest Management Activities and/or other uses of the
Protected Property permitted by this Conservation Easement (including gravel extraction in
compliance with the regulations of the Maine Land Use Regulation Commission or its
successor agency), no new filling, drilling, excavation, or alteration of the surface of the earth,
no removal of soil or minerals, and no changes in the topography, surface or sub-surface water
are allowed on the Protected Property; provided, however, that Grantor shall not be deemed to
be in breach of the terms hereof in the event a third party owner of mineral rights conducts
mining activities.

4.       VEGETATION MANAGEMENT

Except in connection with Forest Management Activities, no vegetation may be cut or
removed from the Protected Property except as specifically provided in this Conservation
Easement or as necessary to the uses of the Protected Property permitted herein, or as allowed by
prior written consent of Holder.

5.        WILDLIFE AND WATER QUALITY PROTECTION

In order to sustain Forest Management Activities on the Protected Property, and to assure
the preservation of the high quality scenic, natural, and ecological character of the Protected
Property, the following specific restrictions, subject to any more restrictive local, state, and



federal laws and regulations, are imposed on the Protected Property:

A.       Overboard discharge or direct discharge of treated or untreated black or gray water
waste into surface waters on or about the Protected Property is strictly prohibited.

B.        It is forbidden to dispose of or store rubbish, garbage, debris, abandoned vehicles
or equipment, parts thereof, or other unsightly, offensive, hazardous, toxic, or other waste
material on the Protected Property, except that organic compost, blowdowns, and by-products of
on-site Forest Management Activities permitted by this Conservation Easement may be used or
disposed of on the Protected Property in a manner consistent with standard Best Management
Practices for forestry operations, and other waste generated by allowed uses on the Protected
Property may be stored temporarily in appropriate containers for removal at reasonable intervals,
subject to all applicable local, state, and federal laws and regulations.

C.        The use of herbicides, insecticides, fungicides, fertilizers, or other potentially
harmful substances must be controlled and limited to use only in connection with Forest
Management Activities or for public safety purposes and must be used in accordance with all
applicable laws and regulations.  All other use of these substances is prohibited on the Protected
Property.

6.        RECREATIONAL EASEMENT

It is Grantor’s intent and objective to allow non-motorized public access on and across,
and use of, the Protected Property for traditional recreational uses and to maintain opportunities
for traditional low-intensity recreational uses of the Protected Property.  In furtherance thereof,
daytime, pedestrian public use of the Protected Property shall be permitted; provided, however,
that Grantor reserves the right to make reasonable rules and regulations for different types of
public use, and to control, limit or temporarily prohibit, by posting and other means, any use by
the public (including without limitation,  loud activities,  and areas of access) for purposes of
protecting public safety, protecting the conservation values of the Protected Property, to ensure
compliance with all applicable laws, and to accommodate Grantor’s Forest Management
Activities and other uses of the Protected Property permitted hereunder.  Night use, camping,
open fires, motorized vehicles or other mechanized equipment is strictly prohibited; provided,
however, Grantor reserves the right to allow motorized recreational use of the Protected Property
(including snowmobiling).

To the extent allowed by Grantor, in its sole discretion, traditional recreational uses of the
Protected Property by commercial guides, by customers of commercial sporting camps, and by
non-profit camping and educational and scientific institutions, shall be permitted on the
Protected Property, provided that they occur in a manner that is consistent with the terms and the
Purpose of this Conservation Easement.

Notwithstanding the foregoing, this Conservation Easement does not grant any easement,
right of way, right of access, or other interest or license on, across, over, or affecting any other
land of Grantor not included in the Protected Property, and this Conservation Easement does not,
and shall not be construed to, impose upon Grantor, or its successors or assigns, any obligation to



provide or allow public access on, across, over, or affecting any land of Grantor not included in
the Protected Property.     Any such rights or licenses affecting any land of Grantor not included
in the Protected Property, if granted by Grantor in its sole discretion, shall be by a separate
instrument or instruments recorded in the Registry of Deeds where such other land is located,
and no such rights or licenses shall arise by implication, necessity, or otherwise, and this
Conservation Easement does not expand or extend any privilege or license currently provided by
Grantor

Grantor and Holder claim all of the rights and immunities against liability for injury to
the public to the fullest extent of the law under Title 14 M.R.S.A. Section 159-A, et seq. as
amended and successor provision thereof (Maine Recreational Use Statute), under the Maine
Tort Claims Act, and under any other applicable provision of law and equity.  Any use of the
Protected Property by the public is at the public’s sole risk and liability, and any use of the
Protected Property shall be deemed a waiver of any and all liability of Grantor, its successors and
assigns, for any injury, loss or damage occurring from such use.

7.         RESTRICTIONS ON FOREST MANAGEMENT ACTIVITIES

Forest Management Activities shall be conducted in compliance with all
applicable laws, rules, and regulations of the Maine Land Use Regulation Commission and the
Maine Forest Service, and in compliance with the Concept Plan.

8. PROTECTION OF CONSERVATION VALUES

Upon mutual agreement of Grantor and Holder, the boundaries of the Protected Property
may be modified for the purposes of protecting important conservation values and/or natural
features or to establish an easily identifiable boundary to the Protected Property (such as a
roadway or stream thread), such as wetlands or other sensitive areas, provided that there is no net
change in the total acreage of the Protected Property.

9.        NOTICES

Any notices to or requests for the consent or approval of Holder must be also copied to
Third Party, and Third Party shall be provided with an opportunity to comment. Any such
notices required or contemplated hereunder must include, at a minimum, sufficient information
to enable Holder and Third Party to determine whether proposed plans are consistent with the
terms of this Conservation Easement and the conservation purposes hereof. Notices to any
party must be in writing and will be sufficient if served personally or sent by certified mail,
return receipt requested, addressed as follows:

To Grantor: Plum Creek Maine Timberlands, L.L.C.
999 Third Avenue, Suite 4300
Seattle, Washington 98104
Attn: General Counsel

With a copy to: Plum Creek Maine Timberlands, L.L.C.



49 Mountain Avenue
Post Office Box 400
Fairfield, Maine 04937-0400
Attn: General Manager, Northeast Region

To Holder: Forest Society of Maine
115 Franklin Street, 3rd Floor
Bangor, Maine 04401
Attn: Executive Director

With a copy to Third Party: Maine Bureau of Parks and Lands
22 State House Station
Augusta, Maine 04333
Attn: Director, Planning and Land Acquisitions

or to such other authorized person as any party may from time to time designate by written
notice to the others in the manner set forth above.

10.        COSTS AND TAXES, RESPONSIBILITY

Grantor is responsible to pay and discharge when due all property taxes, assessments, and
other costs, charges, liens and encumbrances lawfully imposed upon or in connection with the
Protected Property and to avoid the imposition of any liens or encumbrances that may affect
Holder’s rights hereunder.

Grantor acknowledges that Holder has no possessory rights in the Protected Property, nor
any responsibility or right to control, maintain or keep up the Protected Property. Grantor is
responsible for all costs and responsibility of ownership, control, operation, maintenance, and
upkeep of the Protected Property, and will indemnify, defend, and hold harmless Holder and
Third Party from any claims for damages which arise therefrom, except for harm proximately
caused by their negligent act or misconduct, or as may arise out of their workers’ compensation
obligations.



11.       HOLDER’S AFFIRMATIVE RIGHTS

A.        Holder has the right to enforce this Conservation Easement by proceedings at law
and in equity, including the right to prevent any activity on or use of the Protected Property that
is inconsistent with the purpose of this Conservation Easement (other than those activities
expressly authorized hereunder), and to require where reasonably practicable the restoration of
any area or feature damaged by such inconsistent activity to a condition in compliance
herewith.  Holder shall not be entitled to monetary damages.  Holder shall provide Grantor with
thirty (30) days prior notice of and opportunity to cure any breach, except where emergency
circumstances require enforcement action without such delay. Holder may not bring an
enforcement action against Grantor for injury to or change in the Protected Property resulting
from changes beyond the control or responsibility of Grantor, such as fire, flood, storm, and
earth movement, from the actions of parties not under the control of Grantor, or from any
prudent action taken by Grantor under emergency conditions to prevent, abate or mitigate
significant injury to the Protected Property.  If a Court (or other decision-maker chosen by
mutual consent of the parties) determines that this Conservation Easement has been breached,
Grantor will reimburse Holder for any reasonable costs of enforcement, including court costs,
reasonable attorney’s fees, out-of-pocket costs and any other payments ordered by the Court or
decision-maker.  If a Court (or other decision-maker chosen by mutual consent of the parties)
determines that this Conservation Easement has not been breached, Holder will reimburse
Grantor for any reasonable costs of enforcement, including court costs, reasonable attorney’s
fees, out-of-pocket costs and any other payments ordered by the Court or decision-maker.

B. Holder has the right to enter the Protected Property for inspection and
enforcement purposes, at any time and in a reasonable manner that is consistent with the
conservation purposes hereof and does not unreasonably interfere with Forest Management
Activities undertaken by Grantor.

C. Holder has the right, but not the duty, to manage public recreational use of the
Protected Property, to the extent such use is permitted hereby, in the absence of Grantor’s
managing such use.

12.      THIRD PARTY RIGHTS AND ENFORCEMENT; APPLICABLE LAWS

Grantor grants to the Third Party the same entry, inspection, management and
enforcement rights as are granted to Holder under this Conservation Easement. However, the
parties hereto intend that Holder shall be primarily responsible for the monitoring and
enforcement of this Conservation Easement, and that the Third Party intends to assume such
responsibility only if Holder fails to properly monitor and enforce. However, the Third Party
may at any time exercise, in its own name and for its own account, all the rights of monitoring
and enforcement granted Holder under this Conservation Easement. The Third Party shall also
have access to the Protected Property, and to any and all records of Holder relevant to the
Protected Property. Annual monitoring reports will be filed by Holder with the Third Party.



Notwithstanding that Third Party has executed this Conservation Easement, nothing
herein may be construed as approval of or as a substitute for approval or regulation of any
activities under the regulatory jurisdiction of the Maine Land Use Regulation Commission or
other State regulatory body. Nothing in this Conservation Easement may be construed to permit
an activity otherwise prohibited or restricted by state, local, or federal laws or regulations, with
which Grantor shall have a responsibility to comply.  Any penalty for or mitigation of a violation
of a regulation of the Maine Land Use Regulation Commission imposed upon the Grantor by the
Maine Land Use Regulation Commission shall be deemed sufficient penalty for or mitigation of
a violation of the terms of this Conservation Easement, if the activity causing such violation of
the Land Use Regulation Commission regulations is also a violation of this Conservation
Easement, such that Grantor shall not be penalized or subject to mitigation twice for a single act.

13.      ADDITIONAL CONSERVATION EASEMENT REQUIREMENTS UNDER
MAINE LAW

A. This Conservation Easement is created pursuant to The Uniform Conservation
Easement Act at Title 33, Maine Revised Statutes, 1989, Sections 476 through 479-B, inclusive,
as amended (and successor provisions thereof), and shall be construed in accordance with the
laws of the State of Maine.

B. Holder is qualified to hold conservation easements pursuant to Title 33 Maine
Revised Statutes Annotated, Section 476(2)(B), as amended (or successor provisions thereof),
and is a Qualified Organization under Section 170(h)(3) of the Internal Revenue Code of 1986,
as amended (or successor provisions thereof), to wit: a publicly funded, non-profit, section
501(C)(3) organization having a commitment and the resources to protect the conservation
purposes of the donation and enforce the restrictions hereof.

C. The Third Party is qualified to hold third party rights of enforcement on
conservation easements pursuant to Title 33, Maine Revised Statutes Annotated, Section
476(2)(A), as amended (or successor provisions thereof).

D. This Conservation Easement is assignable by Holder, but only after notice to and
approval by Third Party and Grantor, and only to an entity that satisfies the requirements of
Section 170(h)(3) of the Internal Revenue Code of 1986, as amended (or successor provisions
thereof) and Section 476(2) of Title 33 of the Maine Revised Statutes Annotated (1989), as
amended (or successor provisions thereof), and that agrees, as a condition of transfer, to
monitor, enforce, and otherwise uphold the conservation purposes and terms of this grant.

E. The Protected Property may be used to secure the repayment of debt, provided
that the rights of Holder and Third Party to enforce the terms, restrictions, and covenants created
under this Conservation Easement shall continue and not be extinguished by foreclosure of any
mortgage or any publicly or privately placed lien. The restrictions of this Conservation
Easement, and Holder’s and Third Party’s right to enforce them shall be superior to any
mortgage or lien.

F. This Conservation Easement constitutes a property right owned by Holder.



Notwithstanding that this Conservation Easement is an obligation, and not a financial asset,
should it be extinguished (which may be accomplished only by court order), Holder is entitled to
a share of the proceeds of any sale, exchange, voluntary or involuntary conversion of the
Protected Property, including by an act of eminent domain or in lieu thereof, according to
Holder’s proportional interest in the Protected Property as determined by Treasury Regulations
1.170-A-14 (g)(6)(ii) or successor regulations.  Holder’s proportional interest is determined as of
the date of this grant and will not include value attributable to improvements to the Protected
Property that are made after the date of this grant. Holder shall use any such proceeds for its
conservation purposes, as approved by the Third Party.

14.      GENERAL PROVISIONS

A.        Grantor reserves to itself, its successors and assigns all rights accruing from
ownership of the Protected Property, including the right to engage in or permit others to engage
in, all uses of the Protected Property that are not expressly prohibited or restricted by this
Conservation Easement and that are consistent with the Purposes hereof.

B.        Enforcement of the terms of this Conservation Easement shall be at the sole
discretion of Holder and/or the Third Party. The failure or delay of Holder or Third Party, for
any reason whatsoever, to enforce this Conservation Easement shall not constitute a waiver of
its rights and Grantor hereby waives any defense of laches, prescription, or estoppel.

C.        Grantor agrees to notify Holder and Third Party prior to any transfer of its interest
in the Protected Property. A party’s rights and obligations under this Conservation Easement
shall terminate when such person or entity ceases to have any interest in the Protected Property
or this Conservation Easement, except that liability for acts or omissions occurring prior to
transfer shall survive transfer.

D.        The parties may amend this Conservation Easement only to the extent that
changes are not inconsistent with the conservation purposes of this grant, and only by written
and recorded agreement executed by Grantor, Holder, and Third Party.

E.        If any provision of this Conservation Easement or the application of any provision
to a particular person or circumstance is found to be invalid, the remainder of this Conservation
Easement and the application of such provision to any other person or in any other circumstance,
shall remain valid.

F.       Interpretation and performance of this Conservation Easement shall be governed
by the laws of the State of Maine. Should uncertainty arise in its meaning, this Conservation
Easement should be interpreted in favor of conserving the Protected Property for the
conservation purposes stated herein.

[the remainder of this page intentionally left blank]



IN WITNESS WHEREOF, Plum Creek Maine Timberlands, L.L.C., Grantor, has caused
this Conservation Easement to be signed in its corporate name, and its corporate seal to be
hereto affixed, by Rick R. Holley, its President, hereunto duly authorized, this ___ day of
________________, 20___. 
 
Signed, sealed and delivered PLUM CREEK

in the presence of: MAINE TIMBERLANDS, L.L.C.

________________________________ By: _______________________________
      Rick R. Holley
Its President

STATE OF WASHINGTON )
COUNTY OF KING ) ss:

On this ___ day of ______, 20__, before me personally appeared Rick R. Holley, to me
known to be the President and Chief Executive Officer of Plum Creek Maine Timberlands,
L.L.C., the limited liability company that executed the within and foregoing instrument, and
acknowledged the said instrument to be the free and voluntary act and deed of said limited
liability company for the uses and purposes therein mentioned, and on oath stated that he was
authorized to execute said instrument on behalf of the limited liability company and that the seal
affixed is the seal of said limited liability.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year last above written.

____________________________________
Notary Public in and for the
State of Washington
Residing at__________________________
My Commission Expires _______________
Printed Name: _______________________



HOLDER ACCEPTANCE

The above and foregoing Conservation Easement was authorized to be accepted by Forest
Society of Maine, Holder as aforesaid, and the said Holder does hereby accept the foregoing
Conservation Easement, by and through ___________________, its _____________________,
hereunto duly authorized, this __ day of _____________, 20___.

Signed, sealed and delivered FOREST SOCIETY OF MAINE
in the presence of: 

________________________________ By: _______________________________
      [name of officer]
Its [insert title]

State of Maine
County of __________________________, ss. __________, ____20___

Personally appeared ___________________, ____________________ and authorized
representative of the above-named Holder and acknowledged the foregoing instrument to be his
free act and deed in his/her said capacity, and the free act and deed of said Forest Society of
Maine.

Before me,

_________________________________
Notary Public
Name: ______________________



THIRD PARTY APPROVAL
 

The foregoing Conservation Easement has been approved by the State of Maine Department
of Conservation , which accepts Third Party rights as aforesaid acting by and through
___________________, in the capacity of Commissioner, hereunto duly authorized this
______day of  ______________ , 200__. 

Signed, sealed and delivered MAINE DEPARTMENT
in the presence of: OF CONSERVATION

________________________________ By: _______________________________
      [insert name of Commissioner]
Its Commissioner

State of Maine 
County of Kennebec, ss. _________________, 20___

Personally appeared ___________________________, hereunto duly authorized, and
acknowledged the foregoing instrument to be the free act and deed of that person in said
capacity as Commissioner of the Maine Department of Conservation.
 

Before me,

_________________________________
Notary Public
Name: ______________________



ATTACHMENTS:

EXHIBIT A - Legal description of the Protected Property

EXHIBIT B - Plot Plan depicting the Protected Property.



Appendix H (same as Appendix I)

Form of Conservation Easement for the Moosehead-Roach River

Conservation easements, in addition to those described in Appendices D through G, will
apply to:

- the Moosehead-Roach River Conservation Easement Area (61,000 acres); and
- the Moosehead Legacy Conservation Easement Area (269,000 acres).

The form of the conservation easements that will apply in these two large tracts of land
within the Plan Area will be submitted once negotiations between Plum Creek and the
easement purchasers and holders are concluded, which is expected in the near future.

The conservation easement language for these areas will share identical terms, thus all of
the details for each easement area will only be available when agreement on all terms for
both of these particular areas is accomplished.

The conservation easement language, however, will include three fundamental permanent
provisions:

1. Permanent No Development Provision

No development, other than that ancillary to forestry operations and management,
is to be permitted within the easement area in perpetuity.

2. Sustainable Working Forest Provision

Permanent, sustainable, working forest management standards at least equal to
current SFI third party audit standards or equivalent standards with certification to
be accepted as evidence of compliance.

3. Permanent Traditional Public Access

Permanent, traditional, public access for hunting, fishing, and hiking is to be
provided throughout the easement areas, subject to reasonable rules and
regulations that ensure safe forest management operations.



Appendix I (same as Appendix H)

Form of Conservation Easement for the Moosehead Legacy Areas

Conservation easements, in addition to those described in Appendices D through G, will
apply to:

- the Moosehead-Roach River Conservation Easement Area (61,000 acres); and
- the Moosehead Legacy Conservation Easement Area (269,000 acres).

The form of the conservation easements that will apply in these two large tracts of land
within the Plan Area will be submitted once negotiations between Plum Creek and the
easement purchasers and holders are concluded, which is expected in the near future.

The conservation easement language for these areas will share identical terms, thus all of
the details for each easement area will only be available when agreement on all terms for
both of these particular areas is accomplished.

The conservation easement language, however, will include three fundamental permanent
provisions:

1. Permanent No Development Provision

No development, other than that ancillary to forestry operations and management,
is to be permitted within the easement area in perpetuity.

2. Sustainable Working Forest Provision

Permanent, sustainable, working forest management standards at least equal to
current SFI third party audit standards or equivalent standards with certification to
be accepted as evidence of compliance.

3. Permanent Traditional Public Access

Permanent, traditional, public access for hunting, fishing, and hiking is to be
provided throughout the easement areas, subject to reasonable rules and
regulations that ensure safe forest management operations.



Sample Homeowners Association Bylaws

BYLAWS
of the

[Name of Subdivision] HOMEOWNERS ASSOCIATION

ARTICLE I.  ASSOCIATION OF OWNERS

Section 1. Membership.  The members shall consist of all Lot Owners of the [Name
of Subdivision] Subdivision (the “Subdivision”), a property governed by a General Declaration of
Covenants and Restrictions dated ________________ and recorded in the ____________
County Registry of Deeds in Book _________, Page _______ (the “Declaration”) and located in
________________________ Township, __________________ County, Maine.  Membership
shall be in accordance with the Declaration and with these Bylaws.  The membership of each
Owner (defined below) terminates upon a sale, transfer, or other disposition of his/her ownership
interest in his/her Lot (as defined in the Declaration) whereupon the membership and any interest
in the funds of the Association shall automatically transfer to and be vested in the successor in
ownership.  A conveyance in mortgage of the Lot, however, shall not operate to transfer
membership until the mortgage is foreclosed or the Lot is transferred in lieu of foreclosure.

Section 2. Meetings.  The first meeting of the members shall be held at the call of
Plum Creek Land Company or its succcessor-in-interest (hereinafter the “Declarant”) after not
less than 50% of all Lots in the Subdivision have been sold.

Section 3. Subsequent meetings.  Subsequent meetings of the members may be held
at any time upon the call of the President or upon the call of the Owners of a minimum of three
(3) Lots.  Upon receipt of the call, the Secretary shall send out notices of the meeting to all
members of the Association.

Section 4. Notice of meetings.  A written or printed notice of every meeting of the
Association shall be given by the Secretary or the person or persons calling the meeting at least
thirty (30) days before the date set for the meeting.  Such notice shall be given to each member as
indicated in the records of the Association by mailing it, postage prepaid, addressed to the
member at his/her address as it appears in the records of the Association.  If notice is given
pursuant to provisions of this section, the failure of any member to receive actual notice of the
meeting shall in no way invalidate the meeting or any proceedings at such a meeting.  

Section 5. Waiver of notice.  The presence of all the members at any meeting shall
render the same a valid meeting, regardless of the manner of notice or lack thereof.  

Section 6. Quorum.  The presence at any meeting of the Association of Owners
whose aggregate voting rights equal more than 25% of the total voting rights shall constitute a
quorum.  At any meeting at which a quorum is present, the affirmative vote of a majority of
those present shall decide any question presented to the meeting (except the election of
Directors), unless a greater percentage vote is required by law, by the Declaration, or by these
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Bylaws.  In the election of Directors, those receiving the greatest number of votes, even if less
than a majority, shall be elected.

Section 7. Voting.   Any person, firm, corporation, trust, or other legal entity, or a
combination thereof, owning any Lot (an “Owner”) other than as a mortgagee, as evidenced by a
deed duly recorded in his, her, their, or its name(s) in the ______________ County Registry of
Deeds, shall be a member of the Association by vitue of such ownership, and shall be entitled to
one vote for each Lot so owned at all meetings of the Association.  Co-owners or joint owners
shall be deemed one Owner, such that only one vote shall be given for each Lot.  The authority
given by a member to another person to represent such member at meetings of the Association
shall be in writing, signed by such member or if a Lot is jointly owned then by all joint owners, or
if such member is a corporation or other legal entity, by the proper officers thereof, and shall be
filed with the Secretary, and unless otherwise stated therein, such authority shall terminate after
eleven months.  An executor, administrator, guardian, or trustee may vote at any meeting of the
Association with respect to any Lot owned or held by him in such a capacity, whether or not the
same has been transferred to his name by a duly recorded conveyance.  In case such Lot has not
been transferred to his name, he shall satisfy the Secretary that he is the executor, administrator,
guardian, or trustee holding such Lot in such capacity.  Whenever any Lot is owned jointly by
two or more owners, as evidenced by the records of said Registry of Deeds, the owners thereof
may designate in writing one or more of the owners to cast the vote for all such owners, and such
designation, unless otherwise limited by its terms, shall be valid once filed with the Secretary
until revoked by any such owner by notice in writing filed with the Secretary.  The Declarant
may exercise Declarant’s voting rights pertaining to any Lot owned by the Declarant.

Any specified percentage of Owners refers to the aggregate voting rights and not to the
number of owners.

Section 8. Adjournment.   Any meeting of the Association may be adjourned from
time to time to such place and time as may be determined by majority vote of the members
present, whether or not a quorum is present.  

ARTICLE II.  BOARD OF DIRECTORS

Section 1. Number and qualification.  Until the first meeting, the affairs of the
Association shall be governed by the Declarant or three persons appointed by the Declarant, who
need not be Lot Owners.  Thereafter, the affairs of the Association shall be governed by a Board
of Directors elected by the members, initially composed of three persons (or such greater number
as may be determined by the Declarant), and as increased or decreased at any annual meeting by a
majority vote of members present at the meeting.  Each such Director shall be the Owner or the
spouse of an Owner of a Lot; or if an Owner is a corporation or other legal entity, then an officer,
partner, trustee, or beneficiary thereof.
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Section 2. Powers and duties.   The Board of Directors shall have the powers and
duties necessary for the administration of the affairs of the Association and may do all such acts
and things as are not by law or by these Bylaws directed to be exercised and done by the
Owners.

Section 3. Other duties.   In addition to other duties imposed by these Bylaws or
by resolutions of the Association, the Board of Directors shall be responsible for the following:

(a) Care, upkeep, and surveillance of all roads, common areas, and facilities
within the Subdivision.

(b) Determination and collection of the annual assessments from the Owners.

(c) Employment of the personnel necessary for the maintenance of all roads,
common areas, and facilities.

(d) Procurement and payment of appropriate insurance coverage.

(e) Enforcement of the Declaration and any Rules and Regulations
promulgated from time to time by the Association.

Section 4. Election and term of office.   From and after the first meeting, the
Directors shall be elected by the Owners.  The term of office shall be fixed for three years.  There
is no limit on the number of terms a Director may serve, and terms may be served consecutively.
At the first meeting, or at the next annual meeting thereafter, the Association may vote to shorten
the term(s) of any of the initial Directors so that terms of Directors are thereafter staggered.

Section 5. Vacancies.  Vacancies on the Board of Directors caused by any reason
other than the removal of a Director by a vote of the members shall be filled by vote of the
majority of the remaining Directors, even though they may constitute less than a quorum; and
each person so elected shall be a Director until a successor is elected at the next annual meeting of
the Association.

Section 6. Removal of Directors.  At any regular or special meeting duly called, any
one or more of the Directors may be removed with or without cause by a vote of the majority of
the members and a successor may then and there be elected to fill the vacancy thus created.  Any
Director whose removal has been proposed by the members shall be given an opportunity to be
heard at the meeting.

Section 7. Compensation.   No compensation shall be paid to Directors for their
services as Directors.  No remuneration shall be paid to a Director for services performed by him
for the Association in any other capacity, unless a resolution authorizing such remuneration has
been adopted by the Board of Directors before or after the services are undertaken.
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Section 8. Annual Meeting.  The annual meeting of the Board of Directors shall be
held immediately following the annual meeting of the Association and at the same place, and no
notice shall be necessary in order to constitute such meeting, provided a majority of the whole
Board is present.

Section 9. Regular and Special Meetings.  Regular and special meetings of the
Board of Directors may be held at such time and place as may be determined, from time to time,
by a majority of the Directors.  Notice of regular and special meetings of the Board of Directors
shall be given to each Director, personally or by mail, addressed to his or her residence or such
other place for notice as may be shown in the records of the Association, or by telephone, at
least three days prior to the day named for such meeting.

Section 10. Waiver of notice.  Before or after any meeting of the Board of Directors,
any Director may, in writing, waive notice of such meeting and such waiver shall be deemed
equivalent to the giving of such notice.  Attendance by a Director at any meeting of the Board
shall be a waiver of notice by him or her of the time and place thereof.  If all the Directors are
present at any meeting of the Board, no notice shall be required and any business may be
transacted at such meeting.

Section 11. Quorum.  At all meetings of the Board of Directors, a majority of the
Directors shall constitute a quorum for the transaction of business.

Section 12. Unanimous action.  Unless otherwise provided by law, the Declaration,
or these Bylaws, any action which may be taken at a meeting of the Directors may be taken
without a meeting if all of the Directors sign written consents, setting forth the action taken or to
be taken, at any time before or after the intended effective date of such action.  Such consents
shall be filed with the minutes of Directors meetings and shall have the same effect as a
unanimous vote.

Section 13. Bonds.  The Board of Directors may require that any member of the
Association handling or responsible for corporate funds shall furnish adequate bonds.  The
premiums on such bonds shall be paid by the Association.

Section 14. Committees.  The Board of Directors may establish such standing or
other committees, with such powers and duties, as it deems advisable.

ARTICLE III.  OFFICERS

Section 1. Designation.  The Board of Directors of the Association shall elect a
President, Treasurer, and a Secretary at the annual meeting of the Board.  The term of office shall
be one year.  There is no limit on the number of terms an officer may serve; provided, however,
that officers must be members of the Board of Directors.
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Section 2. President.  The President shall be the chief executive officer of the
Association, and shall preside at all meetings of the Association and of the Board of Directors.  In
his or her absence, the Treasurer (and the the Treasurer’s absence, the Secretary) shall preside at
a meeting.  In the absence of the President, Treasurer, and Secretary, a chairman pro tempore may
be chosen by the members or Directors, as the case may be, to preside at a meeting.  The
President shall have all of the general powers and duties which are usually vested in the office of
president of a homeonwers association, including but not limited to the power to appoint ad hoc
committees from among the Owners or their spouses/family members from time to time as the
President may in his or her discretion decide is appropriate to assist in the conduct of the affairs
of the Association.

Section 3. Treasurer.  The Treasurer shall have the responsibility for Association
funds and securities and shall be responsible for keeping full and accurate accounts of all receipts
and disbursements in books belonging to the Association.

Section 4. Secretary.  The Secretary shall have the responsibility to provide notices
of meetings to members, manage and respond to any correspondence to or from the Association,
and keep minutes and records of Association meetings.

Section 5. Compensation.  The Board members shall receive no compensation for
their services except as expressly provided for by a resolution duly adopted by the members.

Section 6. Auditor.  The Board of Directors may appoint some person, firm or
corporation or professional association engaged in the business of auditing to act as auditor of the
Association and to audit the financial statements of the Association.

Section 7. Removal of an Officer.  At any regular or special meeting duly called,
any one or more of the Officers may be removed with or without cause by a vote of the majority
of the Directors and a successor may then and there be elected to fill the vacancy thus created.  

ARTICLE IV.  FISCAL MANAGEMENT

Section 1. Accounting.  Books and accounts of the Association shall be kept under
the direction of the Treasurer and in accordance with genarally accepted accounting principles
and practices.  Within 90 days after the close of each fiscal year, the Association shall furnish its
members with a statement of the income and disbursements for such fiscal year and a balance
sheet as of the close of that year.

Section 2. Assessments.  With respect to each fiscal year, the Board shall estimate
the amount required by the Association to meet its expenses for such year, including but not
limited to the following items:
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(a) Management and administration expenses;

(b) Costs of maintenance and upkeep of roads, common areas, and other
facilities of the Association;

(c) The amount of such reserves as may be reasonably established by the
Board, including general operating reserves, reserves for contingencies, and reserves for
maintenance and replacements; and

(d)   Such other expenses of the Association as may be approved by the Board of
Directors including operating deficiencies, if any, for prior periods.

Not less than 30 days before the Annual Meeting of Members, the Board shall cause an
estimated annual budget to be prepared based on its estimations of annual expenses, and copies
of such budget shall be furnished to each member.  Unless at that meeting 75% or more of the
Owners present at such meeting vote to reject the budget, the budget shall be deemed ratified,
whether or not a quorum is present at the meeting.  In the event the budget is rejected, the budget
last ratified by the members shall be continued until such time as the Owners ratify a subsequent
budget proposed by the Board.

If any member fails or refuses to make payment of his assessed fee, or any other amount
payable to the Association when due, the amount thereof shall bear interest at a rate per annum,
not exceeding 10%, established from time to time by the Board of Directors and, together with
such interest, shall constitute a lien on the Lot of such member.  The Association and the Board
shall have the authority to exercise and enforce any and all rights and remedies provided in the
Declaration or these Bylaws, or otherwise available at law or in equity, for the collection of all
unpaid amounts including the right to accelerate payment on the full assessment for the year and,
if necessary, to foreclose upon a lien in accordance with Section 6 of this Article.

Section 3. Revised and emergency assessments.  If at any time prior to or during
the course of any fiscal year the Board deems the amount of the membership assessments to be
inadequate by reason of a revision in its estimate of either expenses or income, the Board shall
prepare and cause to be delivered to the members a revised estimated annual budget for the
balance of such fiscal year and shall call a meeting of the members to ratify such budget in the
same manner as for an annual budget.  After ratification, monthly or other periodic assessments
shall be determined and paid on the basis of such revision.

The Board may, upon finding that an emergency exists which requires immediate
assessment of the members, make an emergency assessment not to exceed an amount equal to the
then current annual assessment for each Lot, which shall be due and payable when communicated
to the members.
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Section 4. Maintenance and repair.  All road maintenance and repair shall be
performed at the direction of the Board of Directors, and shall be a common expense pursuant to
the provisions of the Declaration.  Vouchers for the payment of maintenance and repair costs
shall be approved by the President before payment.

Section 5. Rules and regulations.  In order to assure the peaceful and orderly use
and enjoyment of the Lots and common areas and facilities, the Board of Directors may from
time to time adopt, modify, and revoke in whole or in part, such reasonable rules and regulations,
to be called “Rules and Regulations”, governing the conduct of persons within the subdivision as
it may deem necessary, including, but not limited to, methods and procedures for enforcing
compliance with the Declaration and Bylaws.  Such Rules and Regulations, and every
amendment, modification, and revocation thereof, shall, upon adoption be delivered promptly to
each Owner and shall be binding upon all members of the Association and occupants of the Lots.

Section 6. Foreclosure of lien.  In any action to foreclose the lien against any
Owner of a Lot, the Association may represent itself through its manager or Board of Directors
in like manner as any mortgagee of real property, or as set forth in 33 M.R.S.A. § 1603-116.  The
manager or Board of Directors acting on behalf of the Lot Owners shall have the power to bid and
acquire such Lot.  Suit to recover money judgment for unpaid common expenses shall be
maintainable with all costs and reasonable attorney’s fees without foreclosing or waiving the lien
securing the same.

ARTICLE V.  EXECUTION OF INSTRUMENTS

Section 1. Instruments generally.  All checks, drafts, notes, bonds, acceptances,
contracts, deeds, and all other instruments shall be signed by the President or the Secretary,
Treasurer or Clerk, or by such other officer or employee as the Board of Directors may designate.

ARTICLE VI.  LIABILITY OF OFFICERS

Section 1. Exculpation.  No Director of the Association shall be liable for acts or
defaults of any other officer or members or for any loss sustained by the Association or any
member thereof, unless the same has resulted from his own willful misconduct or gross
negligence.

Section 2. Indemnification.  Every Director, officer, and member of the Association
shall be indemnified by the Association against all reasonable costs, expenses, and liabilities
(including counsel fees) actually and necessarily incurred by or imposed upon him in connection
with any claim, action, suit, proceeding, investigation, or inquiry of whatever nature in which he
may be involved as a party or otherwise by reason of his having been an officer or member of the
Association whether or not he continues to be such Director, officer or member of the
Association at the time of the incurring or imposition of such costs, expenses, or liabilities,
except in relation to matters as to which he is finally adjudged, by court of competant jurisdiction
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or by an arbitrator or mediator selected by the parties, in such action, suit, proceeding,
investigation, or inquiry to be liable for willful misconduct or gross negligence toward the
Association in the performance of his duties.  The foregoing right of indemnification shall be in
addition to and not in limitation of all rights to which such persons may be entitled as a matter of
law and shall inure to the benefit of the legal representatives of such person.

ARTICLE VII.  FISCAL YEAR

Section 1. Fiscal year.  The fiscal year of the Association shall be established by the
Board of Directors.

ARTICLE VIII.  BYLAWS

Section 1. Amendment.  These Bylaws may be amended, modified, or revoked in
any respect from time to time by vote of the members of the Association whose aggregate vote
constitutes 75 percent of all votes, at a meeting duly called for that purpose.

Section 2. Conflict.  In the event of any conflict between these Bylaws and the
provisions of the Declaration, the Declaration shall govern and apply.

Section 3. Words of Gender.  The use of any gender in these Bylaws shall be
deemed to include any other gender, and words in the singular shall be deemed to include the
plural, unless the context otherwise requires.

ARTICLE IX.  REAL PROPERTY

Section 1. Association Property.  All real property interests owned or held by the
Association shall be owned or held for the use, benefit, and enjoyment of all members of the
Association, jointly and severally, and no member may be denied access to, or the use, benefit, or
enjoyment of, any real property, or interest therein, owned or held by the Association.
Notwithstanding the provisions of Article VIII, Section 1, above, this Article IX may be amended
only by unanimous consent of all members of the Association.

Effective as of __________________.
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GENERAL DECLARATION OF COVENANTS AND RESTRICTIONS

of the

[NAME OF SUBDIVISION] SUBDIVISION

THIS GENERAL DECLARATION OF COVEANTS AND RESTRICTIONS (this
“Declaration”), made this ___ day of __________, 20___, by Plum Creek Land Company
(“Declarant”).

1. DECLARATION PURPOSES:

1.1 General Purposes:  Declarant is the owner of certain real property
located in ________________ Township, ____________ County, Maine known as the [Name of
Subdivision] Subdivision (hereinafter, the “Subdivision”), and desires to create therein a rural
residential/recreational community.  Declarant desires to provide for the perpetual maintenance of
the Roads (defined below) within the Subdivision, to provide for the perpetual maintenance of
common areas within the Subdivision, to ensure compliance with certain design standards
applicable to the Subdivisioin, and to protect the Subdivision from any commercial or other
inappropriate development or activity.

1.2 Declaration:  To further the general purposes of this Declaration,
Declarant, for itself, its successors and assigns, hereby declares that all real property described in
Article 3 as the “Properties,” whether or not referred to in any deed of conveyance of such real
property, or any portion thereof, at all times is and shall be held, transferred, sold, conveyed, and
occupied subject to the covenants, restrictions, easements, charges and liens set forth herein.

2. DEFINITIONS:  The following words and terms, when used in this Declaration,
shall have the following meanings, unless the context clearly indicates otherwise:

2.1 “Association” shall mean the [Name of Subdivision] Homeowners
Association, a Maine non-profit corporation with a place of business in _________ Township,
Maine.

2.2 “Board” or “Board of Directors” shall mean the duly elected Board of
Directors of the Association.

2.3 “Common Area” or “Common Areas” shall mean all interests in real
property (including any improvements thereon) held by the Association for the common use of
its members.   
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2.4 “Common Expenses” shall mean the actual and estimated expenses of
operating the Association, including any reasonable reserves, all as may be found to be necessary
and appropriate by the Board of Directors pursuant to this Declaration and the Bylaws of the
Association.

2.5 “Concept Plan” shall meanand refer to the Concept Plan for Plum Creek’s
Gateway Lands in the Moosehead Lake Region approved by the Maine Land Use Regulation
Commission on __________ _____, 2006

2.7 “Lot” shall mean and refer to the individual lots indicated on the Plans
(defined below) and shall include any buildings and other improvements located thereon.

2.8 “Owner” shall mean and refer to the record owner, whether one or more
persons or entities, of the fee simple title, or that estate or interest which is most nearly
equivalent to a fee simple title, to any Lot, but shall not mean or refer to any mortgage holder
thereof unless and until such mortgage holder has acquired title to a Lot pursuant to foreclosure
or any proceeding in lieu of foreclosure.

2.9 “Plans” shall mean those plans approved by the Maine Land Use
Regulation Commission on _________ _____, 20__, and recorded in the _____________ County
Registry of Deeds in Plan Book _______, Page _______, as the same may be amended from time
to time.

2.10 “Properties” shall mean and refer to all such existing properties, and
additions thereto, as are subject to this Declaration and are described in Section 3.1, below.

2.11 “Roads” shall mean and refer to all private roads and proposed private
roads providing access to and within the Subdivision and shown on the Plans; provided,
however, that the term “Roads” shall not include private driveways providing access to
individual Lots.  The term “Roads” shall include the road beds and all associated easements and
rights of way, as depicted on the Plans.

3. PROPERTIES:

3.1 P r o p e r t i e s :  The real property (the “Properties”) located in
_____________ Township, _____________ County, Maine, and more particularly described as
follows, to wit: [insert property description].

4. RESTRICTIVE COVENANTS:

The following restrictive covenants shall apply to all Lots:
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4.1 Single Family Residential Use:   Lots within this Subdivision may only
be used for single family residential housing, or for single family seasonal camping.  Only one
single family dwelling may be built on each Lot.

4.2 Commercial Use:    No commercial or business use, whether for profit or
non-profit, may be made of or conducted upon any Lot or improvements thereon, except that
rental of a Lot is allowed for single family housing or for single family seasonal camping.  Minor
home occupations shall be allowed provided that no additional traffic is generated by such use,
and further provided that no sign, display of goods, or other visual indication of such is visible
from the boundaries of such Lot.

4.3 Signs: No signs or advertisements, other than temporary “for sale” signs
and signs identifying a Lot, residence, or the Owner(s) thereof may be erected or placed on any
Lot.  No sign permitted hereunder, regardless of where located, may exceed 12” X 24” if such sign
is visible from any water body abutting any of the Properties or from any Road.  All signs on the
Properties must comply at all times with the provisions of the Concept Plan and all applicable
land use standards of the Maine Land Use Regulation Commission or its successor agency.

4.4 Limited Right of Way:  Use of the Roads over which Owners have been
granted a right-of-way or easement is for the sole and express purpose of ingress and egress by
Owners and their invitees, and for the installation of utilities in accordance with the Concept Plan
and all applicable land use standards of the Maine Land Use Regulation Commission or its
successor agency.  Such Limited Rights of Way shall be appurtenant to and run with the Lots.

4.5 Weather Tight Buildings:  All buildings must be maintained in a weather
tight condition.

4.6 Building Permits:  No construction may be undertaken on any Lot
without first obtaining an approved Building Permit from the Maine Land Use Regulation
Commission or its successor agency, in accordance with all applcable laws and regulations.

4.7 Set Backs:  All structures (including any accessory structures) on Lots
must be set back a minimum of 50 feet from the Roads, a minimum of 20 feet from all other
property lines, and a mininum of 100 feet from the high water mark of any water bodies abutting
the Properties, subject to any further restrictions under the Concept Plan or applicable land use
standards of the Maine Land Use Regulation Commission or its successor agency.  No utiliy lines
are allowed within the 100-foot setback from the high water mark of any water bodies.

4.8 No Subdividing:  No Lot may be further subdivided.

4.9 Rules and Regulations: In order to assure the peaceful and orderly use
and enjoyment of the Properties, Declarant, or, after transfer of control pursuant to paragraph
5.3 hereof, the Board of Directors, may from time to time adopt, modify, and/or revoke in whole
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or in part, such reasonable rules and regulations, to be called “Rules and Regulations”, governing
the conduct of persons on the Properties as it may deem necessary or desireable, including, but
not limited to methods and procedures for enforcing compliance with the Declaration. Such Rules
and Regulations, and every amendment, modification, and revocation thereof, shall be delivered
promptly to each Owner and the Association and shall be binding upon all Owners.

4.10 Temporary Structures:  No structure of a temporary character (other
than tents, travel trailers, and recreational vehicles used for seasonal family camping), trailers,
shacks, single or double wide mobile homes, garages, or other outbuildings shall be used at any
time as a residence or other habitation.

4.11 Siding and Roofing Materials: All new or replacement exterior roofing
materials shall be of non-combustible material and shall be a dark, natural-looking color such that
the structure blends in with the surrounding environment; black, brown, forest green, and
charcoal gray are preferred.  All exterior materials, including window frames, trim, chimneys, and
screen doors, shall be unobtrusive in color and texture and shall not be reflective.  Natural, earth
tones are preferred.

4.12 Exterior Lighting:  Exterior lights facing the shore are not allowed.  Other
exterior lights shall be equipped with motion sensors or other full cut-off features and shall be
shaded to prevent glare beyond the Lot.  Spotlights are prohibited.

4.13 Nuisances:  No noxious or offensive activities or nuisances may be carried
on upon any Lot.  “Noxious or offensive activities” shall include, without limitation, any activity
or behavior which is inconsistent with both the reasonable pleasurable use of the Properties by
neighboring Lot Owners and their guests, and their reasonable expectations of quiet enjoyment of
their Lot, free from excessively noisy behavior, significantly loud electronic music or other audio
distractions, or other similar behavior or activity.

4.14 Property Maintenance:  All Lots and buildings and improvements
thereon shall be kept and maintained by the Owner of the Lot in a neat, clean, safe, attractive,
and sightly condition and in good repair.  No Lot or portion thereof may be used or maintained
as a dumping site for rubbish or other refuse.  Trash, garbage, and other waste shall be kept in
proper, sanitary containers.  All trash, garbage, and other waste shall be removed regularly in a
timely manner and transported off-site to a solid waste transfer station or other approved
facility, or otherwise disposed of in accordance with applicable laws and regulations.

4.15 Sewage Disposal and Water Supply Systems:  Sewage disposal system
(including, without limitation, septic tanks and leach fields) or water supply system (including,
without limitation, wells) may serve, or be share by, more than one Lot.  Any sewage disposal
system and/or water supply system installed and/or maintained on any Lot must at all times
comply with applicable laws and regulations, and be regularly maintained.
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4.16 Maximum Height:  No structure shall exceed in height the greater of (i)
35 feet above ground level, when measured from the highest, uphill grade point of the structure;
or (ii) the height of any screening vegetation.

4.17 Chimneys:  All chimneys must be of stone, brick, or tile construction, of
or stove pipe, and shall be installed and maintained under the applicable building, fire, and life
safety codes.

4.18 Clearing:  Clearing of vegetation for paved or gravel driveways, parking
areas, and structures, and the creation of impervious surfaces shall be limited so as to minimize
phosphorus export.  For areas located between 100 feet and 250 feet from the mean high water
mark of any water bodies adjacent to the Properties, the extent of impervious surface shall be no
more than 10,000 square feet.   No more than 30% of any Lot may be cleared in any ten (10) year
period.  No clearing may be undertaken on any Lot except in compliance with the clearing
standards established under the Concept Plan, or other applicable land use standards of the
Maine Land Use Regulation Commision or its successor agency.

4.19 Property Lines:  All property lines shall be kept free and open and no
fences, hedges, or walls are permitted thereon, or within 20-feet thereof.

4.20 Accessory Outbuildings:  The total, aggregate footprint of all accessory
buildings on any one Lot may not exceed 1,000 square feet and no accessory building may exceed
25 feet in height.  The footprint of an accessory building shall be determined by calculating the
square footage of the area contained within the external dimensions of such building.  For
purposes of this Declaration, an accessory building is any building or structure located on a Lot
other than one single-family residence and garage (whether attached or detached).

4.21 Walking Trails:  Lot Owners may create walking trails upon their Lots,
provided that any such trails located within the 100-foot setback from the high water mark do
not exceed three feet in width, and further provided that the topsoil is not disturbed in creating
such trails and no part of the trail has a sustained grade of more than 10%.  All walking trails
must comply with applicable standards set forth in the Concept Plan, or other applicable land
use standards of the Maine Land Use Regulation Commision or its successor agency.

4.22 Docks:  No permanent docks may be built on any Lot; provided, however,
that temporary seasonal docks shall be permitted in accordance with applicable state and local
laws, rules, and regulations, and the provisions of the Concept Plan, or other applicable land use
standards of the Maine Land Use Regulation Commision or its successor agency.

4.23 Common Areas:  Common Areas shall be left in their natural state in
perpetuity, and shall not be further developed, divided, or partitioned.  In connection therewith,
clearing on Common Areas shall be limited so as to preserve the scenic resources thereof, subject
to, and in accordance with, the Concept Plan; provided, however, that the Association may take



Sample Homeowners Association Declaration

6

such actions as are necessary to maintain the Common Areas in a manner to promote public
health and safety, and the health of the vegetation growing on such Common Areas.  Each Lot, as
an appurtenance thereto, shall be benefited by an easement and right-of-way over and across all
Common Areas for the use and enjoyment thereof, subject to the provisions of this Declaration,
the Bylaws, and the Concept Plan.

5. MEMBERSHIP AND VOTING RIGHTS IN THE ASSOCIATION:

5.1 Membership:  Prior to the conveyance of any Lots by Declarant to Lot
Owners, Declarant shall cause the Association to be formed. Every Owner shall be a member of
the Association, provided that any person or entity who holds an interest in any Lot merely as a
security for the performance of an obligation shall not be a member.

5.2 Voting Rights:  Ownership of a Lot shall entitle its Owner to one (1) vote
for each Lot owned.  When more than one person or entity holds an interest or interests in any
Lot, all such persons or entities shall be members, and the single vote for such Lot shall be
exercised as they among themselves determine by majority vote, but in no event shall more than
one vote be cast with respect to any Lot. Declarant shall also have one vote for every Lot
Declarant owns.

5.3 Declarant Control:  Notwithstanding the foregoing, Declarant shall have
the right to appoint, remove, and replace the directors of the Board until the first meeting of
members following the conveyance of 50% of the Lots. Declarant shall call a meeting within 120
days of such conveyance, or at such other time as Declarant deems appropriate.

6. MAINTENANCE OF ROADS AND SIGNS:

6.1 Roads:   The Association shall, for the common benefit of the Owners,
maintain the Roads. Unless otherwise voted by members of the Association in an Amendment
pursuant to Article 8, the Roads are to be maintained in accordance with the standards contained
in paragraph 6.1.1 below. The Association will not be responsible for any plowing of the Roads
unless and until the Association expressly assumes that obligation pursuant to an Amendment to
this Declaration as provided in Article 8.  Declarant shall not be responsible for maintenance of
Roads, including any plowing of the Roads.

6.1.1 Road Maintenance Standards:

(a) The Association will maintain Roads such that the Roads will be
kept open and free of debris during all snow free times for the safe passage of vehicles.

(b) The Association will ensure that all culverts and cross drainages
will be kept open and free of debris such that the passage of water is unrestricted.  The
Association will ensure that all damage to culverts or cross drainages will be repaired promptly.
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The foregoing notwithstanding, in the event the Roads are used by Declarant in its commercial
timber harvesting operations, Declarant shall be responsible at its expense to repair any damage
caused to the Roads as the result of such timber harvesting operations.

  
6.2 Extent of Members’ Easements:  The rights and easements of enjoyment

created hereby and in the deeds to Owners shall be subject to the rights of Declarant, its
successors and assigns as herein reserved and/or as reserved in the deeds to Owners, and as set
forth in the Concept Plan.

6.3 Rights Reserved by Declarant:  Declarant, for itself, its successors and
assigns, reserves for the benefit of Declarant or any properties of Declarant or any successor or
assign of Declarant, which need not include the Properties, the following rights in any properties
transferred to the Association or the Owners:

(a) Unless expressly waived by Declarant, Declarant reserves
exclusively unto itself, its successors and assigns, a perpetual (notwithstanding paragraph 9.1),
alienable, and releasable utility easement and right in, on, over, and under the Roads and Common
Areas.

(b)     Declarant reserves, for the benefit of Declarant, its successors,
assigns, employees and licensees, an easement for the unobstructed use at all times of all Roads
for all lawful purposes, including without limitation for all usual commercial forest and land
management activities.

6.4 No Affirmative Obligation Unless Stated:  Any reservation or right of
Declarant which is stated in or implied from these covenants shall not give rise to any affirmative
obligation or duty on the part of Declarant unless expressly stated in these covenants.

7. COVENANT FOR MAINTENANCE ASSESSMENTS:

7.1 Assessments By Declarant and the Association:

7.1.1 Creation of the Lien and Personal Obligation of Assessments:  
Each Owner of a Lot, by acceptance of a deed therefor (whether or not it is so expressed in any
such deed) shall be deemed to covenant for himself, his heirs, representatives, successors, and
assigns, to pay the Association, following such conveyance, assessments and charges as provided
herein. All such assessments and charges shall be fixed, established, and collected from time to
time as hereinafter provided. All such assessments and charges, together with any interest
thereon and costs of collection thereof, shall be a charge on the land and/or dwelling with respect
to which such assessments and charges are made and shall be a lien against such land or dwelling,
and shall have the effect of a lien established under 33 M.R.S.A. § 1603-116.  Each such
assessment and charge, together with the interest thereon and costs of collection thereof, also
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shall be the personal obligation of the member who is the Owner of such assessed Lot at the time
when the assessment fell due.

7.1.2  Purpose of the Assessment:  The assessments may be levied
against the Lots for the purpose of establishing the necessary reserves and for raising funds in
order to provide for maintenance of all Roads and Common Areas within the Subdivision
(including payment of real estate taxes and other similar assessments and levies), subject to the
provisions of Paragraph 7.1.3 below.

7.1.3  Computation of Operating Budget and Assessments:   It shall
be the duty of the Board at least thirty (30) days prior to the Association’s annual meeting to
prepare a budget covering the estimated costs of maintaining the Roads and Common Areas
during the coming year; provided, however, that Declarant and/or the Association (by vote at a
duly held meeting of the members) may establish three or more “blocks” comprised of specific
Lots within the subdivision based upon Roads appurtenant to or within such block and the
assessments to be levied shall be determined, in part, on the amount of road maintenance, if any,
required by any such block.  Any Lot that does not have the benefit of Roads appurtenant to or
through such block shall not bear any cost of road maintenance, including plowing.  The Board
shall cause the budget and the proposed assessments to be levied against each Lot for the
following year, to be delivered to each member at least twenty-one (21) days prior to the
meeting. The budget and assessments shall be deemed ratified and approved unless disapproved
at the annual meeting by a vote of seventy-five percent (75%) of the total votes cast at the
meeting. In the event the budget is disapproved, the budget last approved by the members shall
be continued until such time as the members approve a subsequent budget proposed by the
Board.

The Board shall determine the total amount required, including the operational
items such as insurance, repairs, reserves, maintenance and other operating expenses, as well as
charges to cover any deficits from prior years and capital improvements approved by the Board.
The total annual requirements and any supplemental requirements shall be allocated between,
assessed to, and paid by the Members as follows:

Except as provided above, each Lot shall be assessed, and the Owner shall pay, a
fraction of said requirements, the numerator of which shall be one (1) and the denominator of
which shall be equal to the number of Lots on the Properties subject to this Declaration. The
maximum annual assessment for an Owner of a single Lot shall not exceed $100 unless so
approved by 75 percent of all votes of the Association at an annual or special meeting.
Declarant’s obligation for such assessments on unsold Lots subject to this Declaration will be
limited to the difference between the actual operating costs of the Association, including reserves,
and the assessments levied on Owners other than Declarant. In no event, however, will Declarant
be required to make a deficiency contribution in an amount greater than it would otherwise be
liable for if it were paying assessments on unsold Lots. The sum due the Association from each
individual Owner shall constitute an assessment of the Board of Directors and unpaid
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assessments shall constitute liens on the individual Lots, subject to foreclosure as hereinafter
provided.

7.1.4.  Due Dates; Duties of the Board of Directors:  All assessments
shall be payable annually in advance on the day ordered by the Board. The Board shall fix the
date of commencement and the amount of the assessment against each Lot and shall prepare a
roster of the Lots and assessments applicable thereto which shall be kept in the records of the
Association and shall be open to inspection by any member upon reasonable advance request.
Upon the written request of a member or his/her mortgagee, the Board shall promptly furnish
such member or his/her mortgagee with a written statement of the unpaid charges due from such
member.

7.1.5 Notice of Meeting:  Written notice of any meeting called for the
purpose of taking any action authorized under Section 7.1.3 of this Article 7 shall be sent to all
members not less than twenty-one (21) days in advance of the meeting. Upon written request of
any institutional holder of a first mortgage, that holder shall be entitled to written notice of any
such meeting and shall be permitted to designate a representative to attend and observe the
meeting.

7.2 Effect of Non-Payment of Assessment or Other Charges; the
Personal obligation of the Owner; the Lien; Remedies:  If any assessment or any other
charges payable pursuant to this Declaration are not paid on the date when due as provided
herein, then such assessments and charges shall become delinquent and shall, together with
interest of 10% annually thereon and cost of collection thereof as provided hereinafter, thereupon
become a continuing lien upon the Lot against which such assessments are made and shall bind
such Lot in the hands of the then Owner, his/her heirs, devisees, personal representatives,
successors and assigns. Such lien shall be prior to all other liens except: (a) tax or assessment liens
on the Lot by the taxing subdivision of any governmental authority, including but not limited to
State, County, Town and School District taxing agencies; and (b) all sums unpaid on any first
mortgage of record encumbering the Lot. The personal obligation of the then Owner to pay such
assessment or charges shall remain his/her personal obligation for the statutory period and shall
not pass to his/her successors in title unless expressly assumed by them.

If any assessment or charges are not paid within thirty days after the due date,
Declarant or the Association, whichever is applicable, may bring an action at law against the
person personally obligated to pay the same and/or to foreclose the lien against the Lot, and
there shall be added to the amount of such assessment or charges the costs of preparing and
filing the complaint in, and prosecuting to completion, such action, and in the event a judgment
is obtained, such judgment shall include interest on the assessment or charges as above provided
and attorney’s fees, together with the costs of the action.

8. Amendment:  Subject to the other provisions of this Declaration and the Bylaws,
this Declaration may be amended as follows:
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8.1 Notice:   Notice of the subject matter of a proposed amendment shall be
included in the notice of any meeting of the Association or Board of Directors in which a
proposed amendment is considered, and shall be served upon all Owners in the U.S. Mail at the
address last furnished to the Board of Directors.

8.2 Resolution:  An amendment may be proposed by either the Board of
Directors or by Owners holding in the aggregate no less than twenty percent (20%) of the votes
in the Association.  No such resolution of the Board of Directors adopting a proposed
amendment or proposal by Owners holding the required percentage of votes in the Association
shall be effective unless it has been adopted at a meeting of the Association duly called and held
in accordance with the Bylaws by the affirmative vote of at least sixty-seven percent (67%) of
the votes in the Association, whether or not the Owners casting such votes are present at such
meeting, and then executed and recorded as provided in paragraph 8.1(d) of this Article.

8.3 Agreement:   In the alternative, an amendment may be made by an
agreement signed by the Owners of the Lots to which at least sixty-seven percent (67%) of the
votes in the Association are allocated in the manner required for the execution of a deed and
acknowledged by at least one of them, and such amendment shall be effective when recorded.

8.4 Certain Amendments:  No amendment of this Declaration may make
any change in the requirements of Section 4 or Section 6, or in any of the rights, privileges,
powers and options of Declarant, its successors or assigns, unless Declarant or its successors or
assigns join in the execution of such amendment.  No amendment of this Declaration may make
any change in Section 4.23 unless the Maine Land Use Regulation Commission and Declarant (or
its successors or assigns) join in the execution of such amendment

8.5 Execution and Recording:  A copy of each amendment shall be attached
to or included with a certificate, certifying that the amendment was duly adopted, which
certificate shall be executed and acknowledged by such officer or officers of the Association
and/or member or members of the Board of Directors designated for that purpose in the Bylaws.
The amendment shall be effective when such certificate and copy of the amendment are recorded
in the _______________ County Registry of Deeds.

8.6 Notice and Challenge:  No action to challenge the validity of an
amendment to this Declaration adopted by the Association pursuant to this Article may be
brought more than one year after such amendment is recorded (other than a challenge to the
validity of an amendment on the grounds that such amendment violates the provisions of Section
8.1(c), above). After each amendment to this Declaration adopted pursuant to this Article has
been recorded, notice thereof shall be sent to all Owners at the address last furnished to the Board
of Directors, but failure to send such notices shall not affect the validity of such amendment. The
Association shall make copies of the Declaration and all amendments thereto available for
inspection at reasonable times upon reasonable request for such inspection.
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9. GENERAL PROVISIONS:

9.1 Duration:  The covenants, restrictions, easements, charges, and liens, and
other encumbrances and appurtenances set forth in this Declaration shall run with and bind the
Properties, for the benefit of all property owned by Declarant and shall inure to the benefit of
and be enforceable by Declarant, the Association, and/or the Owner of any land subject to this
Declaration, their respective legal representatives, heirs, successors, and assigns, in perpetuity.

9.2 Notices:  Any notice sent or required to be sent to any Owner under the
provisions of this Declaration, unless otherwise provided herein, shall be deemed to have been
properly given when mailed, postage prepaid, to the last known address of the person who
appears as an Owner on the records of Declarant or the Association at the time of mailing. Each
Owner shall have the affirmative duty and obligation to inform Declarant or the Association,
whichever is applicable, in writing of any change of ownership of the Owner’s Lot, the Owner’s
current address, and any failure of the Owner to receive any information from Declarant or the
Association at the correct address of the Owner.

9.3 Enforcement:  Enforcement of this Declaration shall be by any
proceeding at law or in equity against any person or persons violating or attempting to violate
any covenant or restriction. Such action may be either to restrain violation or to recover damages,
or against the land to enforce any lien or right created by these covenants. Failure by Declarant,
the Association, or any Owner to enforce any covenant or restriction herein contained in no event
shall be deemed a waiver of the right to do so thereafter.

9.4 Modification:  Prior to the formation of the Association, by recorded
supplemental declaration, Declarant may modify any of the provisions of this Declaration or
any Supplemental Declaration for the purpose of clarifying any such provisions, provided no
such modification may materially change the substantive provisions of any such document or
materially alter the rights of any Owner established by any such document.

9.5 Severability:   Invalidation of any of the provisions of this Declaration by
judgment or court order in no way shall affect any other provisions, which shall remain in full
force and effect.

9.6 Arbitration:  All claims, disputes, and other matters in question between
Declarant on the one hand, and the Association or any Owners, on the other, arising out of, or
relating to, this Declaration or the breach thereof, except for claims which specific provision is
made herein for enforcement by court proceedings, and except for assessments and collection and
enforcement of same, shall be decided by arbitration in accordance with the Construction
Industry Arbitration Rules of the American Arbitration Association then in effect unless the
parties mutually agree otherwise. This agreement to arbitrate shall be specifically enforceable
under the prevailing arbitration law. The award rendered by the arbitrators shall be final, and the
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judgment may be entered upon it in accordance with applicable law in any court having
jurisdiction thereof.

Notice of the demand for arbitration shall be filed in writing with the other parties
and with the American Arbitration Association. The demand for arbitration shall be made within
a reasonable time after the claim, dispute, or other matter in question has arisen, and in no event
shall it be made after the date when institution of legal or equitable proceedings based on such
claim, dispute, or other matter in question would be barred by the applicable statute of
limitations.

9.7 Construction:  Whenever the singular number is used, the same shall
include the plural, use of the plural shall include the singular and the masculine, feminine, and
neuter genders shall include each other, as the context may require.

9.8 Beneficiaries of Easements, Rights, and Privileges: The easements,
licenses, rights, and privileges established, created, and granted by this Declaration shall be for the
benefit of, and restricted solely to, the Association, the Owners, and Declarant; and any Owner
may also grant the benefit of such easement, license, right, or privilege to his/her tenants and
guests and their immediate families for the duration of their tenancies or visits, subject in the case
of the Common Areas to the Rules and Regulations of the Board, but the same is not intended to
create nor shall it be construed as creating any rights in or for the benefit of the general public.

9.9 Declarants Rights:   Declarant may at any time or from time to time
delegate some or all of its rights under this Declaration to the Association by a written instrument
recorded in the Piscataquis County Registry of Deeds. If Declarant ceases to exist or for any
reason becomes legally unable to exercise its rights and duties hereunder, such rights and duties
may be exercised by the Association.

IN WITNESS WHEROF, Declarant has caused this instrument to be executed by its duly
authorized representative as of the day and year first above written.

Attest: PLUM CREEK LAND COMPANY

_________________________ By: ______________________________
Name:____________________ Name: ______________________________
Assistant Secretary Title: ______________________________

STATE OF WASHINGTON)
)  ss:

COUNTY OF KING )
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Personally appeared before me the above-named ______________________________ and
________________________, to me known to be the ____________  and Assistant Secretary,
respectively, of PLUM CREEK LAND COMPANY, and acknowledged the foregoing
instrument to be the free act and deed of said corporation.

___________________________________
Notary Public in and for the State of
Washington residing at ________________
My commission expires: _______________



Sample deed to lot owner

QUITCLAIM DEED WITH COVENANT
(Maine Statutory Short Form)

KNOW ALL BY THESE PRESENTS, that PLUM CREEK LAND COMPANY, a
corporation organized and existing under the laws of the State of Delaware and having an
address of 999 Third Avenue, Suite 4300, Seattle, Washington 98104, for consideration paid,
GRANTS to _____________________________, whose mailing address is ________________,
_______________, with QUITCLAIM COVENANT, all that certain real property located in
_________________ Township, _________________ County, Maine, which is more
particularly described as follows:

All that certain lot or parcel of land, together with the buildings and improvements
thereon, located in _________________ Township, _________________ County, Maine,,
designated as Lot ___ on that certain plan made by ___________________________________,
entitled ____________________________________________, dated ________________, and
recorded in the _____________________ County Registry of Deeds in Plan Book _____, Page
_____.

BEING part of that certain property conveyed to Plum Creek Land Company from Plum
Creek Maine Timberlands, L.L.C. by deed dated ___________ ___, 20__, recorded in the
Piscataquis County Registry of Deeds in Book _____, Page _____.

TOGETHER WITH the following easements and rights of way for access and utilities:
[insert access and utility easements, if any]

SUBJECT TO the covenants, restrictions and conditions contained in that certain General
Declaration of Covenants and Restrictions of the _____________________ Subdivision, dated
_______________________ and recorded in Book _______, Page ______ of the
_____________________ County Registry of Deeds, as the same may be amended from time to
time.

FURTHER SUBJECT TO [insert required language from Concept Plan and/or
subdivision permit approval]

IN WITNESS WHEREOF, PLUM CREEK LAND COMPANY has caused this
instrument to be executed on its behalf by its duly authorized undersigned representative, this
___ day of __________, 20__.

SIGNED, SEALED AND DELIVERED
IN THE PRESENCE OF: PLUM CREEK LAND COMPANY

___________________________________ By:________________________________
Witness Printed Name:

Its:



-2-

STATE OF _________________
County of ____________________, SS. _____________  ____, 20__

Then personally appeared the above-named _______________________,
___________________ of Plum Creek Land Company and acknowledged the foregoing
instrument to be his/her free act and deed in his/her said capacity, and the free act and deed of
said Plum Creek Land Company.

Before me,

_________________________________________
Notary Public/Maine Attorney-at-Law
Printed Name:______________________________
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EXECUTIVE SUMMARY 
 
Plum Creek’s Moosehead Lake Region Resource Plan is the largest development proposal ever 
considered by the Land Use Regulation Commission (LURC) in Maine’s unorganized territories.  The 
April 2005 proposal (which is now being revised by the company) covers 426,000 acres and includes the 
proposed subdivision and development of 975 residential lots.  Plum Creek is seeking approval of the 
project from LURC not as part of LURC’s traditional zoning and subdivision process but rather as a lake 
concept plan.  This paper estimates the amount of potential development on Plum Creek’s Moosehead 
Lake project lands under the various rezoning and subdivision options currently available to landowners 
in the Maine unorganized territories.  The analysis suggests that, applying a mix of these approaches 
instead of a concept plan over the next 30 years and assuming no major changes in land use regulations, 
Plum Creek would still have the ability to develop between 447 and 800  lots on their Moosehead lands. 
These totals are fewer than have been initially proposed by Plum Creek in their lake concept plan, but 
would also require less permanent conservation.   The assumption of no major changes in land use 
regulations is an important qualifier to these estimates.   Future changes to existing zoning policies (e.g., 
prospective zoning for the Moosehead region, legislative changes to the two-in-five provision) are 
certainly possible and could have substantial impact on Plum Creek's development opportunities on their 
Moosehead lands. 
 
 
 
 
 

 

These are draft discussion papers and are being revised as we receive input on their content.  We 
encourage you to provide us with comments and suggestions on the papers and to indicate your 
interest in receiving updates by emailing Peter Howell at phowell@osiny.org.  We will post 
revised versions on this website in April. 
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INTRODUCTION 
 
The Open Space Institute (OSI), in collaboration with Margaret Chase Smith Center at the University of 
Maine and Industrial Economics Inc., has embarked on a research initiative analyzing Plum Creek Timber 
Company’s Moosehead Plan and potential alternatives to the company’s proposal.  This discussion paper, 
the first in the OSI series addressing Plum Creek’s proposal, examines the development opportunities 
potentially available to Plum Creek through traditional zoning and subdivision practices.  The results of 
this work serve as a starting point for the additional analysis of the financial impacts to Plum Creek of 
proposed and alternative development approaches and the value of the company's conservation 
commitments.  These will be outlined in two subsequent working papers.    
 
As detailed in this paper, there are many assumptions and uncertainties involved in projecting future 
development patterns in Maine’s unorganized territories.  It is anticipated that the findings and 
conclusions of this discussion paper will evolve as more information becomes available and these issues 
are discussed further.  This paper only considers the residential development component of the Plum 
Creek Moosehead proposal and does not look at other development proposals included in the plan such as 
resorts, campgrounds, and sporting camps. 
 
Plum Creek’s Moosehead Lake Region Resource Plan is the largest development proposal ever 
considered by the Land Use Regulation Commission (LURC) in Maine’s unorganized territories.  The 
April 2005 proposal (which is now being revised by the company) covers 426,000 acres and includes the 
subdivision and development of 975 residential lots, two resorts, as well as sporting camps, campgrounds, 
and affordable housing and mill sites.  Plum Creek has also proposed a variety of conservation measures, 
including conservation easements on undeveloped shoreline, protected trail corridors, and 30-year no-
development provisions on a large expanse of forestland.   
 
Plum Creek is seeking approval of the project from LURC not as part of LURC’s traditional zoning and 
subdivision process but rather as a lake concept plan.  LURC established the lake concept plan “as a 
flexible alternative to traditional shoreland regulation, designed to accomplish both public and private 
objectives.  Lake concept plans are landowner-created, long-range plans for the development and 
conservation of a large block of shoreland on a lake or group of lakes” (LURC Comprehensive Land Use 
Plan, 1997).  Evolution of lake concept plans has resulted in their use not only on shorelands but on 
backlands as well.   
 
A key criterion for approval of a lake concept plan is a determination by the Commission “that the plan 
strikes a reasonable and publicly beneficial balance between development and conservation of lake 
resources, and that, taken as a whole, the plan is at least as protective of the natural environment as the 
development, management, and protection subdistricts which it affects.”  
 
The sheer size and scope of the Plum Creek proposal has generated widespread public interest and 
significant concerns from a range of organizations and individuals.  In considering such a large-scale 
proposal, it is reasonable to ask what type and amount of development Plum Creek might be able to do on 
their lands absent a lake concept plan.  This issue is of significance not only to the LURC Commissioners 
who will ultimately decide whether Plum Creek’s proposal represents a favorable balance between 
development and conservation, but also to members of the general public trying to weigh the pros and 
cons of the project.  Regardless of how it may be defined in the media, the issue before LURC and the 
public is not necessarily one of development versus no development.  In all likelihood, if Plum Creek’s 
lake concept plan proposal is turned down or withdrawn, we would expect the company to search out 
other regulatory avenues to develop portions of their Moosehead area land base. 
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Trying to determine a “baseline development scenario” (i.e., the term we apply to development that would 
likely be permitted by LURC without a lake concept plan) is also critical to the financial analysis of 
alternatives being conducted by the Open Space Institute.  As will be discussed in greater detail in OSI 
Discussion Paper No. 2, we do not expect that Plum Creek will give serious consideration to alternatives 
that yield a financial return significantly less than what is likely under more traditional development 
approaches.  Consequently, the financial returns under the scenarios discussed in this paper provide an 
important reference point for any alternatives analysis. 
 
More generally, OSI believes that objective analysis to determine what a baseline development scenario 
might look like can help provide the appropriate context for consideration of the Plum Creek proposal and 
alternatives that may emerge.  Nonetheless, we are also very aware that projecting future 
development patterns and trends across a land ownership in the LURC jurisdiction is an inexact 
science that relies on numerous assumptions and estimates.  As such, the scenarios discussed below 
should be viewed as general indicators of development levels rather than firm projections. 
 
DEVELOPMENT OPPORTUNITIES  
NOT REQUIRING LURC APPROVAL 
 
Two-in-Five Land Divisions 
 
Under Maine Law, landowners in the unorganized territories are permitted to divide their land to a limited 
extent without first having to obtain subdivision approval from LURC, which can be a difficult and costly 
process.  The so-called “two-in-five” provision defines a subdivision as the creation of three or more lots 
in any five-year period.  This allows a landowner to create two parcels of land in a five-year period 
without triggering a subdivision, thus the label of “two-in-five.”  Traditionally, large landowners have 
used the two-in-five exemption to occasionally split off a lot here and there across their ownership to 
create a camp lot or sell a non-strategic parcel.   
 
LURC considers a parcel of land to include all contiguous ownership within a township. Depending on 
the configuration of the landownership within a township (divisions created by public roads, railroads, 
great ponds, etc.), the landowner may have several parcels within a single township.  A landowner may 
create one new lot in a given five year period on each defined parcel.  Under certain circumstances the 
creation of a second lot may be permitted.1   
 
When viewed purely as a mathematical exercise, the two-in-five provision can provide the opportunity for 
large landowners like Plum Creek to create a significant number of lots over time.  For example, if a 
landowner has three distinct parcels within a township, he or she could potentially create at least one lot 
per parcel every five years, which over 30 years (the length of Plum Creek’s development proposal) 
would allow for at least 21 lots (3 lots every five years over thirty years and one day) within that 
township.  Large landowners like Plum Creek typically own land in dozens of townships creating the 
opportunity for substantial numbers of lots across the landscape. 
 
At the request of the Legislature, LURC is currently researching the extent of two-in-five land divisions 
within the unorganized territories over the past two decades.  The final results are not yet available.  The 
preliminary data suggest, however, that aggressive use of the two-in-five provision has been localized.  It 
appears that large landowners, such as Plum Creek, have not used the two-in-five exemption to create 

                                                 
1 LURC regulations allow a lot retained by the landowner for a period of five years and used solely for 

forestry, agricultural or conservation purposes to be exempt from the two-in-five calculation.  
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large developments across their ownerships; rather it has been used for occasional lot divisions.  The 
reasons for this include: 
 

• Landowners do not want to fragment their land base in a way that will disrupt their primary 
business of timber production; 

 
• Many lots that are legally feasible are not well suited for development and/or have little 

development value; 
 
• The cost of providing infrastructure (roads and utilities) to scattered lots is prohibitive; and 
 
• Excessive use or abuse of the two-in-five provision would likely result in statutory changes that 

would limit its use (as occurred when the forty-acre lot exemption was abused) and ultimately 
harm large landowners. 

 
It is important to note that LURC has little regulatory control over lots created by the two-in-five 
provision.  Consequently, such lot creation can result in scattered, haphazard development patterns that 
may lead to the construction of camps and houses on high-value, remote lakes or in highly scenic areas.  
Furthermore, it is reasonable to expect that some lots created under the two-in-five provision would be 
high-priced “kingdom lots” encompassing entire ponds in order to maximize financial return to the 
landowners.  Under two-in-five divisions, while the pace and amount of development is substantially 
restricted, the location and impact is not.  Furthermore, unlike concept plans, a landowner developing 
under two-in-five is not required to take any specific conservation measures when creating a lot. 
 
Application to Moosehead Plan Area  
 
According to its own analysis, Plum Creek owns approximately 65 separate parcels within the 29 
townships included in the concept plan area.  In terms of mathematical possibilities, this would allow the 
creation of more than 450 lots over a 30-year timeframe.  History suggests a more modest use of the two-
in-five exemption over large ownerships, however, for the reasons cited above.  For the purposes of 
framing a reasonable baseline scenario, we estimate that Plum Creek could be expected to create between 
20 and 40 percent of the hypothetical maximum two-in-five build-out, with lot creation spaced evenly 
over the 30-year period (and a clear possibility of more lot creation in subsequent years).  We would 
estimate that the majority (75 percent) of the two-in-five lots would be shorefront lots to maximize value.  
Applying these judgments suggests that Plum Creek would create between 90 and 180 lots over the next 
30 years using a two-in-five approach.  Since two-in-five lots require no LURC approval, we assume that 
in the baseline Plum Creek does not create dedicated conservation land as part of this strategy.   
 
DEVELOPMENT OPPORTUNITIES  
REQUIRING LURC APPROVAL 
 
Adjacent Subdivisions 
 
Within the LURC jurisdiction, subdivisions are only permitted in Development Subdistricts with the 
exception of Level 2 Subdivisions described below.  Generally speaking, LURC has not done prospective 
zoning for development in the unorganized territories except for the Rangeley Lakes region.  
Consequently, to seek a subdivision permit for a residential development, landowners must typically first 
seek approval to rezone land from a Management or Protection Subdistrict to a Development Subdistrict.  
LURC has numerous criteria that a rezoning petition must meet.  The criterion that most significantly 
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limits the location and size of a subdivision is the so-called “adjacency” principle, which generally only 
allows rezoning for development within one mile (by road) from existing compatible development 
(usually an existing Development Subdistrict).  The adjacency rule greatly limits the potential location of 
new subdivisions to a small portion of the jurisdiction.  Furthermore, the “existing compatible 
development” component of the adjacency rule typically limits the size of a subdivision to that which is 
compatible with nearby development and may limit certain features such as access (water versus road), 
utilities, and character of development (large year-round homes versus small seasonal camps).   This 
suggests, for example, that if there is an existing development composed of a dozen seasonal camps, 
LURC is unlikely to approve a proposed 40-lot subdivision nearby. 
 
Application to Moosehead Plan Area  
 
According to a LURC staff analysis completed in 2005 (Moosehead Region Lake Concept Plan – LURC 
Staff Analysis; January 28, 2005), Plum Creek’s Moosehead region ownership includes lands “adjacent” 
to existing development on or near four lakes: Moosehead Lake (multiple locations); Brassua Lake (one 
location), Prong Pond (one location) and Upper Wilson Pond (one location).  LURC also raised the 
possibility of adjacency being met on Penobscot Pond.  LURC has since refined its analysis and identified 
several situations where adjacent subdivisions would likely be seriously restricted in order to meet the 
requirement for “existing compatible development.”  For example, the existing development on 
Moosehead Lake in Big W Township consists of seasonal camps that have water access only.  
Consequently, in that area it is likely to prove challenging for a landowner to use the adjacency criteria to 
create a new subdivision of large homes with road access and utilities.   
 
Plum Creek’s 2005 lake concept plan proposal includes proposed development in numerous locations that 
do not meet LURC’s adjacency criteria.  In addition, the type of development proposed by Plum Creek in 
certain adjacent locations may not meet LURC’s requirement that such development be compatible with 
existing development. 
 
One can broadly estimate the additional development that might be reasonably permitted by examining 
the amount of existing development on these lakes (both on Plum Creek lands and other lands) and 
LURC’s overall density limits for the water body (1 residential unit per 400’ of shoreline or 1 unit per 10 
acres surface water area, whichever is less).  Using this approach, we roughly estimate that approximately 
90 to 136 shorefront lots and 62 to 94 back lots could be developed over the plan period through creation 
of adjacent subdivisions.  No adjacent subdivision lots were attributed to Brassua Lake.  Instead, the 
potential development of Brassua Lake is considered under the Management Class 3 Lake analysis below.  
 
While conservation is not specifically required for a LURC rezoning or subdivision permit, landowners 
often incorporate conservation lands in their proposals to help facilitate a favorable response to their 
development applications.  Conservation proposals associated with rezoning petitions and subdivision 
applications typically protect valued resources in close proximity to the proposed development and tend 
to be less expansive than the scope of conservation measures generally seen as part of a successful lake 
concept plan.  While recognizing this as a real possibility, absent better information we have not 
attempted to quantify a specific amount of conservation land to be included with the subdivisions in the 
baseline. 
 
Development on Management Class 3 Lakes  
 
As part of its Lake Management Program, LURC identified a limited number of the lakes throughout the 
jurisdiction as “Potentially Suitable for Development.”  These so-called Management Class 3 lakes are 
considered by LURC as those that could be suitable for further development based upon an examination 
of water quality, access, conflicting uses, shoreland availability, water level fluctuation, location, and 
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regional considerations.  In its comprehensive plan, LURC states that it “supports additional responsible 
development around Class 3 lakes, yet will take care to ensure that their significant resource values are 
conserved.”  Of particular importance, LURC will waive the adjacency criterion for development 
proposals on these lakes provided that it can be demonstrated that the lake has no existing or potential 
water quality problems and that soils are suitable for development.  The waiver is strictly limited to 
shoreland lots and does not include backland acreage.  
 
Application to Moosehead Plan Area  
 
Plum Creek owns substantial shorefront acreage on three of the Class 3 lakes in the Moosehead Region:  
Brassua Lake (38 miles of shore frontage), Long Pond (13 miles of shore frontage) and Indian Pond (5 
miles of shore frontage).  The Comprehensive Land Use Plan does not offer clear guidance as to what 
level of development might be permitted in cases such as Plum Creek's where there is expansive 
ownership on Class 3 lakes, and there are few precedents on which to draw.  The maximum build-out 
allowed by LURC on Plum Creek lands located on the three Management Class 3 lakes is 723 units.  
Based on our understanding of the very limited guidance and precedent from LURC addressing 
development on these lakes, we judge that LURC might permit between 20 percent and 40 percent of this 
potential build-out spaced over a 30-year period, or between approximately 145 and 290 shorefront lots.  
We also anticipate that LURC would require meaningful conservation measures to protect important 
resources associated with the proposed development, although we have not tried to estimate the extent of 
such conservation commitments.   
 
Level 2 Subdivisions 
 
Level 2 Subdivision is a very new LURC development option that allows small subdivisions in certain 
designated locations to occur without a zoning change.  Level II subdivisions are limited to a maximum of 
5 lots, or up to 15 lots if designed as a cluster development.  The total size of a Level 2 subdivision is 
limited to 20 acres (30 acres if a cluster development) and lakeshore frontage is not allowed.  Level 2 
subdivisions are only permitted in certain townships and must be within 1000 feet of a public road and 
within one mile of an existing compatible development.  Because this provision is so new, there is no 
experience or precedent to determine how often LURC will allow a landowner to seek Level 2 
subdivision permits in an area. 
 
Application to Moosehead Plan Area  
  
Level 2 subdivisions are permitted in five of the 29 townships included in Plum Creek’s plan.  Plum 
Creek owns land that appears to meet the requirements for Level 2 subdivision development in four of 
these townships.  LURC regulations permit a landowner to develop a Level 2 subdivision every five 
years.  It is not known whether those areas on Plum Creek’s ownership that are potentially eligible for 
Level 2 subdivisions include suitable and attractive development sites.  Assuming that two to three Level 
2 subdivisions per eligible area were developed over a 30-year period, it is estimated that between 60 and 
100 back lots could be created over a 30-year period .  If a Level 2 subdivision is proposed with up to five 
lots, no conservation is required.  If between 6 and 15 lots are proposed, it must be designed as a cluster 
subdivision, which requires permanent protection of at least 50 percent of the developable land and 
shoreline.  
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HISTORICAL DEVELOPMENT TRENDS IN THE REGION  
AND IMPLICATIONS FOR FUTURE DEVELOPMENT 
 
As described above, under existing regulations Plum Creek has substantial opportunities for development 
in the Moosehead region even absent approval of a lake concept plan.  In most cases, however, these are 
largely hypothetical rather than assured opportunities, subject to a wide range of site factors and future 
permitting decisions. Another way to get a feel for the amount of development that might reasonably be 
expected to occur throughout Plum Creek’s ownership absent a 30-year lake concept plan is to look at 
development in the region over the past 30 years.   
 
Plum Creek provides the starting point for such an analysis in its LURC application.  Focusing on an area 
encompassing 59 townships (29 townships that encompass the Plum Creek lands included in the proposed 
plan and an additional 30 townships beyond the boundaries of the plan), Plum Creek tabulated the number 
of new residences over the past 30 years and number of new lots created over the past 20 years.  The 
company rationalized use of the larger area because Plum Creek’s ownership is so dominant in the project 
area townships and the company (and the preceding landowners) purposely chose not to actively 
subdivide and develop these lands.  The findings were as follows: 

 
• 1,125 new residences were built over the past 30 years; and 
• 1,553 new lots were created over the past 20 years. 

 
In evaluating these numbers, several additional factors need to be considered.  An estimated half of the 
lots that were created and a third of the residences constructed were the result of certain landowners (not 
Plum Creek or its predecessors) using the so-called “40-acre loophole” to avoid LURC oversight.  This 
exemption in the state’s subdivision law has been closed by the Maine Legislature as a result of the 
egregious abuse that is reflected in these numbers.  Dropping the 40-acre lots over which LURC had little 
control, the figures indicate that approximately 750 new residences have been built over the last 30 years 
across an area encompassing about 1.4 million acres.  An estimated 775 lots were created over this same 
area over the past twenty years (there is considerable overlap between these and the 750 residences 
constructed over the past 30 years).  Plum Creek’s ownership within the Moosehead Plan area 
encompasses about one-third of the land considered by this analysis.  Applying this proportion, one could 
attribute 250 new residences over the past 30 years to a land base the size of Plum Creek’s and 258 lots 
over the past 20 years.  This translates into a rate of 8 to 9 new residences per year and 13 lots per year.  
Projecting this rate of subdivision and development on the Plum Creek lands out over the next thirty 
would result in a total of about 250 residences and 390 lots. 
 
While the historical perspective provides some insights into rates of subdivision and development in the 
region, it should not be used as a strict guide to the future.  Factors such as the major shift in forestland 
ownership and increased market demand for second-home properties will inevitably result in the 
evolution of new trends.  That said, the historical rates of development provide an additional perspective 
from which to view future development on the Plum Creek lands. 
 
OTHER FACTORS POTENTIALLY AFFECTING  
PLUM CREEK'S FUTURE DEVELOPMENT OPPORTUNITIES  
 
Relying solely on an analysis of existing LURC policies provides a useful but necessarily imperfect 
vision of future residential development opportunities available to Plum Creek absent a lake concept plan.  
Public policy surrounding North Woods issues is continually evolving and there are several ongoing or 
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planned policy initiatives that could substantially alter the landscape for future development in the 
Moosehead Lake region. 
 
New Comprehensive Land Use Plan 
 
LURC is in the process of a 10-year update of its Comprehensive Land Use Plan (CLUP), which provides 
the foundation for future zoning and permitting actions.  Recognizing changes to land ownership and 
increasing development pressures, the Commission is exploring new strategies for guiding and managing 
development.  In fact, it is quite likely that the public interest generated by Plum Creek’s Moosehead 
proposal will have an impact on revisions to the CLUP.  It is anticipated that LURC will likely want to 
expand its capacity to guide and manage growth.  At this point in time, however, it is not clear how this 
may impact the future development potential of Plum Creek’s Moosehead ownership. 
 
Moosehead Region Plan – Prospective Zoning 
 
Even before Plum Creek developed its lake concept plan proposal, LURC had plans to develop a 
prospective zoning plan for the Moosehead Lake region based on the model first implemented in the 
Rangeley Lakes region.  Such a plan would prospectively designate development subdistricts and 
development standards, while making future zone changes very difficult.  The 1997 CLUP update 
included a Moosehead Plan in its “to do list.”  Since Plum Creek unveiled its Moosehead proposal, there 
has been a growing insistence from various interest groups and individuals for LURC to develop a 
Moosehead plan.  In fact, there was a petition calling for a moratorium on development proposals until 
such a plan is put in place.  While the Commission denied the petition, there does appear to be strong 
momentum for LURC to embark on a plan in the near future.  Such a plan would provide landowners 
with certainty about where development would and would not be permitted.   Whether and how such a 
plan might affect the Plum Creek's Moosehead development proposal is unclear. 
 
Legislative Changes 
 
There is always a possibility that the Maine Legislature will take actions that substantially alter LURC’s 
ability to control development.  The most important recent example of this was the passage of laws 
eliminating (for the most part) the 40-acre lot exemption, which was being widely abused by a number of 
land speculators and developers.  As mentioned above, the Legislature has already directed LURC to 
examine the use of the two-in-five provision and report its findings back to the Legislature for possible 
action.  If landowners aggressively take advantage of the “two-in-five” exemption or some other strategy 
to bypass LURC’s regulatory oversight it is likely that the Legislature will respond.  While it is 
impossible to predict whether and how the Legislature might act, it is fair to say that the trend over the 
years has been to take actions that enhance rather than diminish LURC’s ability to guide development. 
 
Public Response to Plum Creek’s Proposal 
 
Plum Creek’s Moosehead proposal has captured the public’s attention more than any other Maine Woods 
issue in recent years.  Regardless of the outcome of the project, it is likely that the ongoing public debate 
will have a significant impact on future development projects in the unorganized territories, particularly in 
the Moosehead region.  We have already seen evidence of this in the level of attention that has been 
focused on the Burnt Jacket development proposal on Moosehead Lake.  There is no doubt that any future 
Plum Creek development proposals will undergo a higher level of public scrutiny than they would have 
previous to the submission of the company’s Moosehead proposal. 
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CONCLUSIONS 
 
Plum Creek Timber Company elected to propose a lake concept plan to the Land Use Regulation 
Commission that would provide a comprehensive development and conservation plan for their land 
holdings in the Moosehead region.  This discussion paper highlights the fact that Plum Creek could seek 
to develop their Moosehead area lands using one or more other land division pathways permitted under 
LURC regulations.  The various development strategies described above are not mutually exclusive—
several or all of the strategies could conceivably be pursued at once.  Combining the various estimates 
presented above into such a multi-faceted approach suggests that under existing land use policies, and 
absent an approved concept plan, Plum Creek would still have the ability to achieve a significant level of 
development on their Moosehead lands.  Table 1 presents a comparative summary of the estimated 
opportunities. 
 

 
Table 1 

Estimated Plum Creek Development Through  
Existing Zoning and Subdivision Processes 

 

Lot Type Plum Creek's  
April 2005 Proposal 

Combined Opportunities 
Without Concept Plan 

Shorefront 575 lots 303 - 561 lots 

Back Lots 400 lots 144 – 239 lots 

TOTAL 975 lots 447 – 800 lots 

 
 
Others, particularly those with a specific agenda to advance, could undoubtedly come up with build-out 
scenarios that would diverge significantly from that presented in this paper.  At one end of the spectrum, 
an analysis determining the hypothetical number of lots that could be created under existing laws and 
regulations would likely end up with several thousand lots.  Alternatively, one could argue that while 
LURC regulations do permit large landowners to pursue these various development options across their 
holdings, there is no recent example of a large landowner aggressively pursuing development of their land 
on several fronts.  If the pace of development were to far exceed historic norms, the result could be the 
type of public resistance that emerged in response to Plum Creek’s initial proposal, which could in turn 
compel LURC to develop a restrictive Moosehead regional plan or take other actions that will restrict 
development to historic levels or even less.   
 
Nevertheless, the totals cited above clearly suggest that Plum Creek could potentially develop a 
substantial number of residential lots with less permanent conservation absent a lake concept plan.  There 
is, however, a high level of uncertainty as to the amount and location of development that Plum Creek 
may be able to achieve through these other options -- uncertainty which is generally not welcome when 
planning a company’s financial future.  Moreover, the alternatives to a lake concept plan generally require 
that development occur incrementally over an extended period of time, which lowers the net present value 
of that development to the company and lessens their ability to take advantage of a hot real estate market, 
as will be discussed in OSI's second discussion paper. 
 
From a conservation perspective, it is clear that the two-in-five development option that Plum Creek 
could pursue would likely result in a scattered piecemeal pattern of development, some of which could 
occur with minimal LURC oversight in sensitive locations such as undeveloped ponds.  The other 
development options are location-focused and limit the spread of development to outlying areas.  In fact, 
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it appears that some of the development included in Plum Creek’s original proposal would not be allowed 
under traditional zoning and subdivision policies.  The lake concept plan requires that landowners provide 
a balance of development and permanent conservation.  Other LURC development options do not require 
as clear of mandate for permanent conservation set-asides.   
 
We hope that this discussion paper provides readers with a better context for evaluating Plum Creek’s 
proposal and understanding the costs, benefits and risks associated with the company’s plan and other 
alternatives that may emerge in the coming months. 

 

For further information, please contact: 

Jerry Bley, Creative Conservation, LLC.  -- 207 685 3872 
Tom Walker, Industrial Economics, Incorporated --  617 354 0074 
Peter Howell, Open Space Institute -- 212 629 3981 
 

 



Development Baseline Evaluation Prepared by LURC Staff for Plum Creek's Proposed Concept Plan in Moosehead Lake
Area, February 18, 2005

TOWNSHIP LAKE/POND AREA MC ADJ?
TOTAL PC

SHORE
FRONT

TOTAL
LAKE

SHORE
FRONT

% PC 1/400 FT 1/10 AC PC
CAMPS

EXISTING
CAMPS1

BO
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BRASSUA - LONG POND - BIG W AREA
Big W Twp. Moosehead Lake 74890 7 yes 33,000 1,295,661 3% 83 191  47 83 83
Brassua Brassua Lake 8979 3 200,400 335,173 60% 501 537 2 1 499 499
Brassua Fletcher Pond East 12 7 no 8,800 8,800 100% 22 1  0 1 0
Brassua Fletcher Pond West 20 7 no 8,000 8,000 100% 20 2  0 2 0
Brassua Leith Pond 18 7 no 7,000 7,000 100% 18 2  0 2 0
Long Pond Fogg Pond 54 7 no 9,700 9,700 100% 24 5  0 5 0
Long Pond Long Pond 3053 3 70,000 115,759 60% 175 185  49 175 175
Rockwood Strip West Demo Pond 192 7 no 11,200 11,200 100% 28 19  1 19 0
Sandbar Tract Moosehead Lake 74890 7 yes 500 1,295,661 0% 1 3  24 1 1
Sandwich Academy Little Otter Pond 9 7 no 2,800 2,800 100% 7 1  0 1 0
Sandwich Academy Otter Pond 12 7 no 3,800 3,800 100% 10 1  0 1 0
Sandwich Academy Roderique Pond 44 7 no 7,400 7,400 100% 19 4  0 4 0
Soldiertown Center Pond 51 7 no 8,300 8,300 100% 21 5  2 5 0
Taunton and Raynham Moosehead Lake 74890 7 yes 4,200 1,295,661 0% 11 24   11 11
Thorndike Fish Pond 211 7 no 15,500 15,500 100% 39 21 1 1 20 0
Thorndike Lost Pond 10 7 no 2,700 2,700 100% 7 1  0 1 0
Thorndike Luther Pond 154 7 no 13,700 13,700 100% 34 15 1 1 14 0
Thorndike Mud Pond 50 7 no 8,750 8,750 100% 22 5  0 5 0
Thorndike Muskrat Pond 100 7 no 10,000 10,000 100% 25 10  0 10 0
West Middlesex Tomhegan Pond 356 7 no 14,500 14,500 100% 36 36  0 36 0
Sandwich Academy Moose River  no 44,600         
TOTALS  484,850     4 126 895 769
KENNEBEC WEST AREA
Big Moose Burnham Pond 426 7 no 20,500 20,500 100% 51 43  0 43 0
Big Moose Moosehead 74890 7 yes 8,000 1,295,661 1% 20 46  16 20 20
Chase Stream 10000 Acre Pond 37 7 no 5,810 5,810 100% 15 4  0 4 0
Chase Stream Chase Stream Pond 75 7 no 3,900 3,900 100% 10 8 1 1 7 0
Chase Stream Chub Pond 7 7 no 2,400 2,400 100% 6 1  0 1 0
Chase Stream Ellis Pond 85 7 no 11,100 11,100 100% 28 9 1 1 8 0
Chase Stream Flat Iron Pond 284 7 no 2,400 2,400 100% 6 28  0 6 0
Chase Stream Horseshoe 27 7 no 5,700 5,700 100% 14 3 1 1 2 0
Chase Stream Island Pond 24 7 no 5,700 5,700 100% 14 2  0 2 0
Chase Stream Knights Pond 128 7 no 2,000 2,000 100% 5 13  0 5 0
Chase Stream Long Pond 17 7 no 5,800 5,800 100% 15 2  0 2 0
Chase Stream Mud Pond 17 7 no 3,700 3,700 100% 9 2  0 9 0
Chase Stream Round Pond 30 7 no 4,850 4,850 100% 12 3  0 3 0

                                                  
1 These figures reflect the information Plum Creek originally provided to LURC staff, and do not necessarily reflect the latest information.



TOWNSHIP LAKE/POND AREA MC ADJ?
TOTAL PC

SHORE
FRONT

TOTAL
LAKE

SHORE
FRONT

% PC 1/400 FT 1/10 AC PC
CAMPS

EXISTING
CAMPS1

BO
LAKE

LAKE
SUBDIV

Chase Stream Squirtgun Flowage 30 7 no 7,100 7,100 100% 18 3  0 3 0
Chase Stream Bates Pond 3 7 no 1,300 1,300 100% 3 0  0 1 0
Indian Stream Indian Pond 3746 3 27,300 207,300 13% 68 49  0 49 49
Misery Chase Str Pond 31 6 4,140 4,140 100%    0 0 0
Misery Cold Stream Pond 205 7 no 26,300 26,300 100% 66 21  0 21 0
Misery Little Chase Stream Pond 17 7 no 4,840 4,800 101% 12 2  0 2 0
Misery Misery Pond 36 7 no 11,500 11,500 100% 29 4  0 4 0
Misery Unnamed Pond 10 7 no 1,300 1,300 100% 3 1  0 1 0
Misery Upper Misery Pond 18 7 no 3,830 3,830 100% 10 2  0 2 0
Sapling Moosehead Lake 74890 7 yes 16,900 1,295,661 1% 42 98  21 42 42
Sapling Unnamed Pond  7 no 6,300 6,300 100% 16 0  0 0 0
Squaretown Little Indian Pond 25 7 no 5,200 5,200 100% 13 3  0 3 0
Squaretown Knights Pond 128 7 no 5,200 7,600 68% 13 9  1 9 0
Squaretown Unnamed Pond 5 no 1,770 1,770 100% 4 1   1 0
Squaretown Scribner Bog 15 7 no 6,300 6,300 100% 16 2   2 0
TOTALS    211,140     3 41 252 111
MOOSEHEAD EAST AREA
Beaver Cove Prong Pond 427 7 yes 30,850 43,528 71% 77 30 3 3 27 27
Beaver Cove Mud Pond 249 7 no 15,600 15,600 100% 39 25 1 1 24 0
Beaver Cove Mountain Pond 56 6 6,600 6,600 100%    0 0 0
Elliotsville Secret Pond 12 6 3,700 3,700 100%    0 0 0
Elliotsville Long Pond 643 7 no 2,500 49,873 5% 6 3 0 5 3 0
Frenchtown Bluff Pond 10 6 2,500 2,500 100%    0 0 0
Lily Bay Moosehead 74890 7 yes 7,980 1,295,661 1% 20 46  128 1 20
Spencer Bay Jewett Pond 13 7 no 3,100 3,100 100% 8 1  0 1 0
Spencer Bay Lucky Pond 93 7 no 29,600 29,600 100% 74 9  0 9 0
Spencer Bay Spencer Pond 980 7 no 21,120 21,120 100% 53 98  0 53 0
Spencer Bay Unnamed Pond 20 7 no 4,380 4,380 100% 11 2  0 2 0
T1 R13 Lazy Tom Bog 13 7 no 3,400 3,400 100% 9 1  0 1 0
West Bowdoin Brown Pond 18 7 no 4,000 4,000 100% 10 2  0 2 0
West Bowdoin Cranberry Pond 7 6 2,600 2,600 100%    0 0 0
West Bowdoin Fogg Pond 23 6 5,600 5,600 100%    0 0 0
West Bowdoin Hedgehog Pond 40 7 no 7,400 7,400 100% 19 4  0 4 0
West Bowdoin Horseshoe Pond 160 7 no 300 17,800 2% 1 0  3 0 0
West Bowdoin Indian Pond 70 7 no 10,400 10,400 100% 26 7  0 7 0
West Bowdoin Mountain Pond 56 6 2,400 2,400 100%    0 0 0
West Bowdoin Notch Pond 10 6 2,000 2,000 100%    0 0 0
West Bowdoin Rum Pond 245 7 no 7,300 7,300 100% 18 25  0 18 0
West Bowdoin Upper Wilson Pond 940 4 yes 41,700 44,700 93% 104 88 4 15 83 83
 TOTALS   215,030     8 150 232 130
THE ROACHES
Shawtown 1st West Branch Pond 119 7 no 16,300 16,300 100% 41 12  1 11 0
Shawtown 2nd West Branch Pond 214 7 no 13,000 23,700 55% 33 12 1 0 12 0
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Shawtown 3rd Roach Pond 570 7 no 46,400 47,000 99% 116 56  3 53 0
Shawtown 4th Roach Pond 266 1,6 22,300 22,300 100%    0 0 0
Shawtown 4th West Branch Pond 3 7 no 1,600 1,600 100% 4 0  0 4 0
Shawtown Beaver Pond 27 6 5,200 5,200 100%    0 0 0
Shawtown Long Bog 15 7 no 4,665 4,665 100% 12 2  0 2 0
Shawtown 2nd Roach Pond 970 7 no 61,600 61,600 100% 154 97  0 97 0
Shawtown Trout Pond 145 7 no 14,900 14,900 100% 37 15  0 15 0
T1 R12 Penobscot Pond 279 7 no? 11,500 12,600 91% 29 25 7 7 18 0
 TOTALS   197,465     8 11 212 0
 PLAN TOTALS   1,108,485     23 328 1591* 1010**

* Buildout by lake (BO Lake): The total potential buildout of 1591 is based solely on application of ONLY the 1/10 acre and 1/400 foot maximum
development guideline of the Commission's Comprehensive Plan.  It does NOT consider the many other criteria that must of necessity be factored into
determining the appropriate level of development such as adjacency, need, and undue adverse impact.

** Lake Subdivision: Buildout by lake factoring in certain of the adjacency considerations. This demonstrates the reduction in development potential by
applying the adjacency criterion where there is a nearby pattern of development.    Adjacency is presumed on Mgnt Class 3 lakes.   This evaluation does
NOT factor in the compatibility of the nearby development nor need  and undue adverse impact, which, when applied,would reduce this potential to an
unknown extent.  See Commission's guidance on "Clarifying the Rezoning Criterion of Demonstrated Need", April 1, 2004.

• This evaluation is most useful on a lake-by-lake basis rather than on an area basis since most of the development guidelines of the Commission's
Comprehensive Plan only apply on a lake-by-lake basis.  The potential on the larger lakes tends to over-shadow the potential on the smaller lakes.

• This evaluation does not attempt to apply the 2-in-5 development potential.  While if applied in an extreme fashion it would greatly increase the
development potential of any area, we know of no instance where it has been applied in an extreme fashion and thus do not consider it a realistic potential to
introduce into this evaluation.

• Color coding: brown = remote ponds;  blue = Management Class 3 lakes
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