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State of Maine

Department of the Secretary of State
I, the Secretary of State of Maine, certify that according to the provisions of the

Constitution and Laws of the State of Maine, the Department of the Secretary of State is the legal
custodian of the Great Seal of the State of Maine which is hereunto affixed and of the reports of
qualification of foreign limited liability companies in this State and annual reports filed by the same.

I further certify that PLUM CREEK MAINE TIMBERLANDS, L.L.C., formerly SDW
TIMBER II, L.L.C., a DELAWARE limited liability company, is a duly qualified foreign limited liability
company under the laws of the State of Maine and that the application for authority to transact
business in this State was filed on October 29, 1998.

I further certify that said foreign limited liability company has filed annual reports due to
this Department, and that no action is now pending by or on behalf of the State of Maine to forfeit the
authority to transact business in this State and that according to the records in the Department of the
Secretary of State, said foreign limited liability company is a legally existing limited liability company
in good standing under the laws of the State of Maine at the present time.

In testimony whereof, I have caused the Great
Seal of the State of Maine to be hereunto affixed.
Given under my hand at Augusta, Maine, this
twenty-second day of April 2007.

MATTHEW DUNLAP

Secretary of State

Authentication: 1044-766 - 1 - Sun Apr 22 2007 15:45:11
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Location Map 
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On-Site Soils Mapping 
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Exhibit E 
 

Letters Evaluating Impacts 
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   April 27, 2007 
 
 
Kathy MacKenzie 
Jackman Town Manager 
365 Main Street 
PO Box 269 
Jackman, ME  04945-0269 
 

 
 
SEE ATTACHED LIST OF  
ADDITIONAL RECIPIENTS 

 
 
Dear Ms. MacKenzie: 

 
Plum Creek Maine Timberlands, L.L.C. and its affiliate, Plum Creek Land Company 

(collectively “Plum Creek”) is submitting an amendment to its Concept Plan and Rezoning 
Petition for its lands in the Moosehead Lake Region.   

 
 The significant changes include: 

− a fresh “zoning” approach (based on the Rangeley prospective zoning model) which 
abandons the precision of an envelope by envelope approach and applies a more 
flexible zoning approach that permits a greater mix of land; 

− less shorefront development; 
− concentrated, contained development; 
− a greater mix of residential dwelling types; 
− elimination of the 30 year buffer zones; 
− more donated conservation; 
− a different configuration of the donated conservation that will contain sprawl and 

protect special places; 
− a stronger focus on resort/nature based tourism opportunities. 

 
 The positive values of the Plan that have not changed: 

− over 400,000 acres of permanent conservation; 
− opportunities to revitalize the regional economy; 
− opportunities to provide nature based tourism and recreation; 
− sustainable forestry and wildlife management. 

 
 

This letter asks for your comments, on Plum Creek's 2007 Amendment.  As before, we 
request your comments on what you anticipate as impacts - both favorable and unfavorable - of 
the proposed use of the land on the local community and surrounding area; and whether needed 
municipal and county services (such as solid waste disposal, fire and police protection, schools 
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and school transportation, etc.) would be available, and any special circumstances or conditions 
that must be met prior to providing such services.   

 
  Enclosed for your reference is a CD that contains the Petition for Rezoning, Plan 
Description and all associated documents including maps. 

 
Please send your written comments to LURC for inclusion in the record.  LURC’s 

address is 22 State House Station, Augusta, ME 04333-0022.  Also, please forward a copy of 
your comments to me.     

  
If there is any other information you require please do not hesitate to contact me at 

luke.muzzy@plumcreek.com, tel. no. 695-2241, ext. 17. 
 

       Sincerely, 
 
 
       Luke Muzzy 
       Project Manager 
       Plum Creek Maine Timberlands, L.L.C.  
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ADDITIONAL RECIPIENTS: 
 
Wallace Williams 
Selectman 
Black Point Road 
Beaver Cove, ME  04401 
 
John Simko 
Greenville Town Manager 
PO Box 1109 
Greenville, ME  04441 
 
Mike Henderson 
Piscataquis County Administrator 
159 East Main Street 
Dover-Foxcroft, ME  04426 
 
Geno Murray 
President and CEO, C.A. Dean Memorial Hospital & Nursing Home 
PO Box 1129 
Pritham Avenue 
Greenville, ME  04441 
 
Bob Dunphy 
Somerset County Commissioner 
41 Court Street 
Skowhegan, ME  04976 
 
Heather Perry 
Superintendent, Greenville School Department 
PO Box 100 
Greenville, ME  04441 
 
Richard Curtis 
Superintendent, Jackman School Department 
PO Box 239 
Jackman, ME  04945 
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Exhibit F 
 

Letters Confirming Availability of Services 
 

(Waived per Email from LURC Staff Dated April 19, 2007) 
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Easement Holder 
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Concept Plan 
 

(See Volume 2, Plan Description) 
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 5.  Location of Property:  

Township County *Acres Owned Per Acres Waterbodies Roads
State Tax Records to Rezone

(includes Great Ponds)

Beaver Cove Piscataquis 12,569                     12,569 Mountain Pond, Mud Pond, 
Prong Pond

REFER TO DETAIL MAPS

Big Moose (T2 R6 BKP EKR) Piscataquis 11,234                     11,234 Burnham Pond, Indian Pond REFER TO DETAIL MAPS

Big W, NBKP Somerset 11,492                     11,492           Moosehead Lake REFER TO DETAIL MAPS

Bowdoin College East (T7 R10 NWP ) Piscataquis 2,728                       2,728             None REFER TO DETAIL MAPS

Bowdoin College West (T8 R10 NWP ) Piscataquis 17,497                     17,497           Brown Pond, Cranberry 
Pond, Fogg Pond, Hedgehog 
Pond, Horseshoe Pond, 
Indian Pond, Notch Pond, 
Rum Pond, Upper Wilson 
Pond

REFER TO DETAIL MAPS

Brassua (T2 R2 NBKP) Somerset 25,636                     25,636           Fletcher Pond East, Fletcher 
Pond West, Brassua Lake, 
Leith Pond

REFER TO DETAIL MAPS

Chase Stream (T1 R6 BKP WKR) Somerset 24,276                     24,276           10,000 Acre Pond, Bates 
Pond, Chase Stream Pond, 
Chub Pond, Ellis Pond, Flat 
Iron Pond, Hoseshoe Pond, 
Island Pond, Knights Pond, 
Long Pond, Mud Pond, 
Round Pond, Squirtgun 
Flowage, Dead Stream Pond

REFER TO DETAIL MAPS

Days Academy Grant Piscataquis 8,477                       8,477             Moosehead Lake REFER TO DETAIL MAPS

Elliotsville Piscataquis 9,470                       9,470             Secret Pond, Long Pond REFER TO DETAIL MAPS

Frenchtown (TA R13 WELS) Piscataquis 21,345                     19,882           Bluff Pond REFER TO DETAIL MAPS

Indian Stream (T1 R6 BKP EKR) Somerset 9,672                       9,672             Indian Pond REFER TO DETAIL MAPS

Lily Bay (TA R14 WELS) Piscataquis 21,989                     21,989           Moosehead Lake REFER TO DETAIL MAPS

Long Pond (T3 R1 NBKP) Somerset 24,607                     24,607           Long Pond, Fogg Pond, 
Upper Paradise Pond, Lower 
Paradise Pond

REFER TO DETAIL MAPS



 5.  Location of Property:  

Misery Township (T2 R7 BKP WKR)** Somerset 24,628                     24,628           Chase Stream Pond, Cold 
Stream Pond, Little Chase 

Stream Pond, Misery Pond, 
Upper Misery Pond, Smith 

Pond

REFER TO DETAIL MAPS

Rockwood Strip-EAST (T1 R1 NBKP) Somerset 1,206                       1,206             Brassua Lake REFER TO DETAIL MAPS

Rockwood Strip-WEST (T2 R1 NBKP) Somerset 5,004                       5,004             Brassua Lake, Demo Pond REFER TO DETAIL MAPS

Sandbar Tract Somerset 117                          117                Moosehead Lake REFER TO DETAIL MAPS

Sandwich Academy Grant (T2 R1 NBKP) Somerset 14,536                     14,536           Little Otter Pond, Otter Pond, 
Rodrique Pond, Brassua 

Lake, Moose River

REFER TO DETAIL MAPS

Sapling (T1 R7 BKP WKR)*** Somerset 17,410                     17,410           Indian Pond REFER TO DETAIL MAPS

Shawtown (TA R12 WELS) Piscataquis 20,497                     20,497           First West Branch Pond, 
Second West Branch Pond, 
Third West Branch Pond, 
Third Roach Pond, Fourth 
Roach Pond, Fourth West 

Branch Pond, Beaver Pond, 
Long Bog, Trout Pond

REFER TO DETAIL MAPS

Smithtown (T1 R13 WELS) Piscataquis 15,275                     15,275           Lazy Tom Bog REFER TO DETAIL MAPS

Soldiertown (T2 R3 NBKP) Somerset 22,576                     22,576           Center Pond REFER TO DETAIL MAPS

Spencer Bay (T1 R14 WELS) Piscataquis 20,106                     20,106           Jewett Pond, Lucky Pond, 
Spencer Pond

REFER TO DETAIL MAPS

Squaretown Somerset 12,873                     12,873           Knights Pond, Scribner Bog REFER TO DETAIL MAPS

T1 R12 WELS Piscataquis 7,581                       7,581             Second Roach Pond, 
Penobscot Pond

REFER TO DETAIL MAPS

Taunton & Raynham (T1 R1 NBKP) Somerset 13,043                     13,043           Moosehead Lake, Brassua 
Lake

REFER TO DETAIL MAPS

Thorndike (T3 R2 NBKP) Somerset 23,046                     23,046           Fish Pond, Lost Pond, Luther 
Pond, Mud Pond, Muskrat 

Pond

REFER TO DETAIL MAPS

W. Middlesex Canal Grant (T1 R3 NBKP) Somerset 21,405                     21,405           Tomhegan Pond REFER TO DETAIL MAPS

*  Statements of Acreage are based on state property tax records and are therefore approximate.
** Misery Gore acreage located north of Misery Township is included with Misery Township Acreage
*** Misery Gore acreage located north of Sapling Township is included with Sapling Township Acreage
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This map does not depict the Protection Zones outside the 
Development Zones; only such zones within the "D" Zones
are shown. The Land Use Guidance Maps show all zones
within the Concept Plan area.
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Note:
This map does not depict the Protection Zones outside the 
Development Zones; only such zones within the "D" Zones
are shown. The Land Use Guidance Maps show all zones
within the Concept Plan area.
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Development Zones; only such zones within the "D" Zones
are shown. The Land Use Guidance Maps show all zones
within the Concept Plan area.
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7.  Existing Zoning.  List the zones currently applied to the area(s) proposed 
for rezoning. 
 
 
 
 The following is a list of the zones currently applied to the area proposed for rezoning. 
 

Protection Zones 

• Wetland Zone (P-WL) Encompasses all submerged lands and other 
areas meeting wetland criteria. 

• Great Pond Zone (P-GP) Applies to a 250 foot wide strip around all 
lakes and ponds greater than 10 acres in 
size.  There are about 67 such lakes and 
ponds in the Plan Area. 

• Wildlife Habitat Zone (P-FW) Covers important deer winter shelter areas 
and other significant fisheries and wildlife 
habitat. 

• High Mountain Area Zone (P-MA) Covers all mountainous areas above 2,700 
feet elevation. 

• Recreation Zone (P-RR) Covers areas along existing hiking rails 
(such as the Appalachian Trail) as well as 
around unspoiled, remote fishing ponds and 
other areas of recreational significance. 

• Soils and Geology Zone (P-SG) Covers areas of steep slopes and unstable 
soils. 

• Flood Prone Zone (P-FP) Covers areas within the 100 year frequency 
flood. 

• Aquifer Zone (P-AR) Covers important ground water resources. 

• Unusual Area Zone (P-UA) Applies to unusually significant scenic, 
historic, scientific, recreational and natural 
areas not adequately protected by other 
zoning. 

• Resource Plan Zone (P-RP) Permits landowners to develop their own 
resource management plan for an area.  
There are two approved P-RP plans in the 
Moosehead region: Plum Creek’s First 
Roach Pond plan and the Moosehead 
Wildlands plan on Brassua Lake. 

• Shoreland Zone (P-SL) Protects shorelands of rivers and streams, 
ocean, and small ponds. 
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Development Zones 

• Residential Development Zone (D-RS) Covers areas around existing patterns of 
residential development.  The primary 
locations are Rockwood, Harfords Point, 
and Beaver Cove, as well as the shoreland of 
the more developed lakes, such as 
Moosehead, Long Pond, Brassua, Upper 
Wilson and Prong Pond. 

• General Development Zone (D-GN) Covers areas around existing patterns of 
mixed, residential and small scale, 
commercial development, such as at 
Rockwood, Beaver Cove and Kokadjo. 

• Commercial and Industrial Development Covers areas proposed for major 
 Zone (D-CI) commercial or industrial development, such 

as the recently zoned site near the rail- line 
west of Route 15. 

Management Zones 

• General Management Zone (M-GN) Covers the rest of the Plan Area, where 
forest (and agricultural) activities are 
allowed and encouraged without significant 
restriction. 

 The following maps indicate the locations of the existing zones. 
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8.  Current Uses:  Describe the current and historical use of the land 
proposed for rezoning. 
 
 

Recreation and the forest industry have coexisted for over one hundred and fifty 
years in the Moosehead region.  These are still the primary uses of the land within and 
around the Plan Area today.   
 

Area History 
 

The history of this region has a general theme: utilization of natural resources for 
forestry and recreation.  Native Americans prized the area for fish and game, as well as 
for flint for their tools and weapons.  The first white settlers in the early 1800s came to 
prospect for silver, farm, and cut timber.  As logging roads became stage coach routes, 
the region began to be frequented by tourists who had heard of the area's natural beauty.  
Lodging houses that had been established to serve the loggers began to serve tourists – 
and the wood and tourism industries have developed side by side in the region ever since.   
 

Surveying parties from Massachusetts first arrived in 1764, but the first road to 
the shore of Moosehead Lake was not cut until 1825.  Farmers used this road to supply 
the logging operations that were underway.  A second road from the foot of the lake was 
cut in 1830; this one running south to Monson.  That same year, Eleazer Coburn and his 
sons began cutting their timberlands and sending logs down the Kennebec River.  At one 
point, the Coburns owned 700 square miles of land, including the best timber on Brassua 
Lake. As roads were cut, commerce increased, and in 1835, the area's first hotel, 
Seboomook House, was built.  Farms served as way stations for loggers and grew hay to 
feed the oxen and horses that pulled the logs out of the woods. 
  

Rockwood, despite having no road access, was the primary settlement on 
Moosehead Lake in the early 1800s.  The 1830 census lists 316 residents in Rockwood 
and 193 in Tomhegan.  Transportation to Kineo or Greenville was by boat or by stage 
coach over a road plowed on the lake ice. The Town of Greenville was incorporated in 
1836, but was comparatively sparsely populated: the 1840 census records 128 residents.  
 

Steamboats first appeared on Moosehead in 1836, but the first boat to be used to 
tow boomed logs is not recorded until 1846.  Three years later, the Moosehead was built 
to accommodate passenger traffic up and down the lake.  Twice a week, the boat would 
transport people between Northeast Carry and Greenville, stopping at Kineo and other 
points along the way. 
 

Throughout the latter half of the 19th century, the Moosehead Lake region of 
Maine saw a steady increase in tourism, particularly in the Greenville and Mount Kineo 
areas, and at points around Moosehead Lake itself.  Greenville's population grew steadily 
throughout the mid- to late-1800s, reaching 1,117 by 1900.  Rockwood, on the other 
hand, lost year-round residents.  Its population dwindled to a low of 30 in 1890, but then 
started to rebound.  This is probably a consequence of the economy shifting from logging 
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to tourism - Rockwood was becoming home to guides and employees of the Mt. Kineo 
resort.   
 

Several factors contributed to the rise of the tourism and wood products industries 
between 1850 and World War II, not the least of which was the railroad.  Greenville 
became a junction for the Bangor & Piscataquis and Canadian Pacific Railroads in the 
1880s.  The effect on both the tourism and wood products industries was to significantly 
broaden their respective marketing areas.  Now tourists were traveling by rail to the 
Moosehead area from as far away as California, but particularly from New York and 
Boston, spending weeks, and sometimes months.  The tourism facilities in the region 
ranged from sporting camps and boarding houses, to lodges and large hotels. 
 

The turn of the 20th Century heralded great things for the wood products industry.  
In 1891, the Veneer Products Company (later Stover Plywood) was established in 
Greenville. 1895 saw the first paper company established in the region: Hollingsworth & 
Whitney Company.  H & W owned 161,000 acres along the shores of Moosehead Lake, 
supplying wood to three mills on the Kennebec River.  Great Northern Paper Company 
was established east of Moosehead Lake, in 1900.  Northeast Carry became a major base 
for the company, transferring men and supplies that came up the lake from Greenville 
over land to the Penobscot River, where logs were floated down to the Millinocket mill. 
 

The region’s heyday was during the first third of the 20th century. It is this period 
that residents think of when asked to describe the historic character of the area.  Both the 
forest products and tourism industries were burgeoning.  During this time, the region 
sustained a significantly larger population than exists today.  Many townships that today 
have little or no year-round population had small but significant communities then.  
Bowdoin College Grant East had a population of 115 in 1920; the 2000 census lists 2 
people for that township.  Day's Academy Grant had 113 people then, and 4 now.  Long 
Pond — once a plantation with a sawmill employing 275 men, a boarding house, movie 
theater, post office, church and stores — had 216 residents in 1910.  Long Pond has 54 
residents today.  
 

Tourism 
 

The area’s first hotel, Seboomook House, was built in 1835 and was part of a 
large complex of buildings located at the Northwest Carry of Moosehead Lake.   
Steamers from Greenville and Kineo brought passengers to the dock at Seboomook 
House for decades.  (The location is now the site of the Seboomook Wilderness 
Campground located at the northeast corner of Big W Township.) 
 

Five hotel buildings have been located on the Mt. Kineo peninsula adjacent to 
Days Academy Grant Township.  The most famous, Mt. Kineo House, could 
accommodate more than 500 guests.  Most guests arrived by way of the Maine Central 
Railroad and unloaded at the Kineo Depot in Rockwood where they were transported the 
mile or so across Moosehead Lake by steamboat.  Thousands of summer visitors were 
transported from the Rockwood railroad station to the Mount Kineo Hotels over the 
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decades.  Men from Greenville and Rockwood were employed to guide visitors on 
hunting and fishing expeditions. 
  

The Roach River House was, for years, located on the shore of the Roach River at 
the outlet of First Roach Pond in Kokadjo.      
 

Traditional sporting camp operations in or near the Concept Plan Area included 
the Gilbert & Coombs Camps at the West Outlet (south of Rockwood) and West Outlet 
Camps (known in the 1900s as MacKenzie’s West Outlet Camps on Moosehead Lake).  
The East Outlet House would later become Wilson’s Camps; the site is now known as 
Wilson’s on Moosehead Lake.  In the first half of the 20th century, Camp Caribou (now a 
private camp) was a sporting camp operation located in the small settlement at Ogontz, in 
Big W Township.   Marr’s Sporting Camps at Indian Pond was another popular sporting 
camp operation in the early 1900s, at the spot where the East and West outlets of the 
Kennebec River converge.   In 1952, Marr’s Sporting Camps were sold to Central Maine 
Power and the site was flooded when the Harris Dam was built.  
 

The tourism industry and population of the region declined after the 1940s due to 
several factors including the Depression, World War II and the rise of the automobile.  
As the Depression and World War II diminished the amount of expendable time and 
money people had for “sport,” the region was, in effect, becoming less accessible due to 
the decline of railroad service and relative lack of roads.   
 

In terms of population, the region has never recovered from the loss of jobs in 
tourism and forestry.  The current population of the region is 19% lower than it was at its 
height in 1940.  This represents 666 fewer residents in the towns of Greenville, Jackman, 
Moose River, The Forks and West Forks Plantations.  The current census for these towns 
stands roughly where it was 90 years ago. 
 

As a result of the end of river log drives in 1976, there are thousands of miles of 
logging roads throughout the unorganized territory.  These roads made the deep woods 
far more accessible.  Now anyone with a car or truck could reach areas of the Maine 
forests that previously required significant time and effort to visit.  But by then, the 
resorts and hotels were gone.  To date, this tourism infrastructure has not been restored. 
 

The Big Squaw Mountain Resort and Ski Area, on Big Moose Mountain is in 
decline.  The business had been through two bankruptcies when the current owner bought 
it in the mid-1990s. In the 1980s, the ski area was the largest employer in the region.  
However, a chair lift accident in 2004 shut down the lift and there is only a small crew 
operating the business now.  
 

The only bright spot in the tourism picture has been the development of the 
snowmobile industry.  Statewide snow sled registrations have risen 30% between 1995 
and 2004, with non-resident registrations growing from 10% to 29% of the total.  
Jackman, in particular, has benefited from this type of tourism.  Winter, now, is the 
Town’s primary tourist season. 
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The Tourism industry has remained in decline.  Despite the area’s rich natural 

resources and history, the area has not attracted the level of investment necessary to 
develop the tourism infrastructure necessary to attract tourists and support he area’s 
economy. 
 

The Concept Plan Area Today 
 

The current year round population in the Concept Plan Area has been shrinking 
and continues to decline in the communities and service centers in the area.  As a result of 
the declining population, public infrastructure is being underutilized such as schools and 
health care facilities.  In addition, unemployment is prevalent and two of the poorest 
counties in Maine are located in the Concept Plan Area.  These economic and 
infrastructure issues are addressed more specifically in the Question 17, Public Services. 
Suffice to say the Concept Plan Area has been losing people, services and opportunities 
for several decades.  
 

Outdoor recreational opportunities are vital to the heritage and economy of the 
Region.  Plum Creek’s open lands policy allows public access to its lands for many types 
of outdoor recreational uses.  Visitors frequent the Concept Plan Area, to hike, hunt, fish, 
camp, canoe and enjoy its multiple lakes and ponds, woods, mountains and trails.  The 
following is a partial list of recreational and tourist opportunities in the Concept Plan 
Area: 
  
?  Canoeing and Kayaking.  There are numerous opportunities for canoeing and 
 kayaking.  The Roach River, located in Spencer Bay Township, is a well-known 
 canoeing route within the Concept Plan Area.  The trip, beginning at Kokadjo 
 ends at Moosehead Lake, 10 miles downriver and is enjoyed by numerous  visitors 
 each year.      
 
?  Fishing.  Moosehead Lake, central to the Concept Plan Area is a popular 

destination for anglers, both winter and summer.  East of Jackman, fishermen 
utilize the Moose River.  Salmon and brook trout provide the major fisheries in 
these waters.   

 
 Many of the 60 pristine ponds that dot the Concept Plan Area support native 

brook trout fisheries and offer a unique fishing experience. 
 
 The Roach River drainage area, particularly the six miles of river between First 
 Roach Pond and Moosehead Lake offer seasonally excellent fly-fishing.   
 
 The East Outlet is well-known among fisherman, again for salmon and brook 
 trout.  The East Outlet is one of the waters in the Moosehead Region open in 
 October to catch and release fishing, and anglers are beginning to utilize this area 
 for late season fishing.  The West Outlet, open to general law fishing, offers both 



 

 
1216887.1 

5

 brook trout (yearlings are stocked in the upper reaches each spring) and 
 smallmouth bass fishing.  
 
?  Boat Launches.  There are currently 26 boat launches within the Concept Plan 

Area.  The majority of these are hand carry launches and are located on private 
property. 

  
?  Hiking.  There are numerous hiking trails utilized within the Concept Plan Area.  

Among the most popular are the Number 4 Mountain Trail in Frenchtown and 
Elephant Mountain Trail in Bowdoin College Grant West. 

  
?  Camping.   According to the DeLorme Atlas and Maine Gazetteer, there are 65 

primitive and 24 maintained campsites in the 29 townships where the Concept 
Plan Area is  located.  In addition, there are four campgrounds within the 
Concept Plan Area. 

  
?  Snowmobiling.  Snowmobiling is a major economic force in the region.  The 
 Interconnected Trail System (ITS) connects Canada with Maine.  
 
?  Hunting.   The Concept Plan Area is open to hunters and the forest  management 

roads provide access to the woods for game such as deer, moose, grouse and 
snowshoe hare. 

 
Lease Lots 

 
Currently, the Concept Plan Area also contains multiple lease lots, which are used 

primarily for second homes or sporting camps.   In Taunton & Raynham there are also 
two lease sites for telephone rights.   There are four commercial campground lease sites, 
two in Big Moose, one in Bowdoin College Grant and another in Frenchtown.   
Additionally, there are also four leased rights of way within the Concept Plan Area. 
 

Conclusion 
 

The Concept Plan Area is used today in much the same way as it always has been: 
for its timber product and nature-based tourism.  The majority of the Concept Plan Area 
has remained a working forest.  Although the critical mass necessary to support the 
resorts and hotels of the early part of the 1900s is gone, the Jackman and Moosehead 
region and the Concept Plan Area still attract outdoor enthusiasts throughout the year.  
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9a.  Surrounding Uses and Resources: Describe the uses and resources 
of the area/region surrounding the land proposed for rezoning (i.e. 
commercial forest, farm land, seasonal/year-round residential use, 
commercial uses, etc.).  
 
 

Surrounding Uses and Resources 
 

Uses of the region surrounding the Concept Plan Area reflect the region’s location 
within the jurisdiction, and its rich natural and cultural resources.  The Concept Plan Area 
lies within the west-central part of the State, on either side of Moosehead Lake.  
 

The west central region is noted for its mountains and water resources.  The 
Boundary Mountains lie to the west, and the northern terminus of the Appalachian Range 
lies to the northeast.  The Kennebec River headwaters flow through the region, and this 
area is rich in lakes and ponds, wildlife and forest ecosystems.    
 

The Moosehead region is a place where recreation and the forest industry have 
coexisted for over one hundred and fifty years.  These are still the primary uses of the 
land surrounding the Concept Plan Area.   
 

Major recreational uses just outside the Concept Plan Area include rafting, hiking, 
camping, canoeing or kayaking, fishing, hunting, snowmobiling and ATV use. 
Significant recreation and conservation lands surrounding the Concept Plan Area are: 

 
− The Appalachian Trail which borders the Concept Plan Area on the southeast;  
− The Appalachian Mountain Club’s lands in Bowdoin College Grant East and West; 
− The Nature Conservancy’s Katahdin Forest lands, and Baxter State Park bordering 

the Concept Plan Area on the northeast;  
− The state’s ownership of Spencer Mountain, the major islands in Moosehead Lake, 

Lily Bay State Park, the Nahmakanta Public Reserve Unit, Days Academy Grant, 
Little Moose Mountain, and (on the other side of Jackman) Attean and Holeb 
Townships; and 

− The West Branch fee and easement lands just to the north of the Concept Plan Area 
(including the Seboomook area), and the West Branch Penobscot River itself. 

 
Altogether, there are more than one million acres of conservation land within the 

West-central region of Maine. 
 

The Forks and West Forks, just to the southwest of the Concept Plan Area is the 
whitewater rafting center of Maine.  Jackman and Greenville are service centers 
immediately adjacent to the Concept Plan Area where recreation dollars contribute 
significantly to the economy of the municipalities.  Seasonal homes, rental cabins and 
sporting camps are located throughout the area. 
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Forest management is practiced throughout all these areas, with the exception of 
the ecological reserves on public and Appalachian Mountain Club lands, and outside the 
Scientific Management Area of Baxter State Park.  Forestry management operations 
utilize a variety of tree species, and cutting practices to take advantage of the growing 
knowledge of ecosystem management. A network of logging roads has been built 
throughout the forests in order to bring the logs to the mills.  The industry moves pulp 
and forest products via routes 201 and 6/15, and by the railroad that runs from Greenville, 
along the Moose River, through Jackman, and on to Canada. 
 

Surrounding Zoning 
 

The land surrounding the Concept Plan Area, while primarily designated M-GN, 
are affected by nearly all of LURC’s unique zoning designations at one location or 
another. 
 
Easterly of Moosehead Lake: 
 

Minor Civil Divisions which surround that portion of the Concept Plan Area 
which is located easterly of Moosehead Lake (from North to South) are: 
 
1. Days Academy Grant Township.  That portion of Days Academy Grant Township 
adjoining (but not included within) the Concept Plan Area is a 6,769-acre parcel of 
conservation land, which is currently assessed1 to the State of Maine.   (Map PI072, Plan 
01, Lot 1)  Those areas of this Lot 1, which are not designated M-GN are affected by 8 
subdistricts: D-RS, P-GP, P-SG, P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3.    
 
2. East Middlesex Canal Grant Township.  The Concept Plan Area is abutted on the 
North by East Middlesex Canal Grant Township – no portion of the Concept Plan Area 
lies within this township.  The adjoining area consists of a 19,109-acre lot currently 
assessed to East Middlesex Canal, LLC and classified under Maine’s Tree Growth Tax 
Law.  (Map PI071, Plan 01, Lot 1.1) Those areas not designated M-GN are affected by 11 
subdistricts:  D-RS, P-AL, P-FW, P-GP, P-MA, P-SG, P-SL2, P-WL1, P-WL10W, P-
WL2 and P-WL3.  
 
3. Spencer Bay Township.  Nearly all of Spencer Bay Township is owned by the 
Petitioner and located within the Concept Plan Area - with the exception of a 2,369-acre 
parcel of land in the northeast corner of the Township.  That lot is currently assessed to 
Northern Woodlands and classified under Maine’s Tree Growth Tax Law.  (Map PI061, 
Plan 01, Lot 02)  Those portions of the Northern Woodlands lot not designated M-GN are 
affected by 5 subdistricts:  P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3.   
 
4. TX R14 WELS.    A small portion of the southeast corner of TX R14 WELS abuts 
the Concept Plan Area.   The adjoining lot, which is currently assessed to the State of 
Maine, is a 2,289-acre parcel that is part of the Big Spencer Mountain conservation.  

                                                 
1 All assessment information was acquired from the Maine Bureau of Revenue Services 2005 Taxpayer 
Valuation. 



 

 
1216888.1 

3

(Map PI062, Plan 01, Lot 1)  1,823 acres are classified under Maine’s Tree Growth Tax 
Law.  Those areas not designated M-GN are affected by 6 subdistricts:  P-MA, P-SG, P-
SL2, PWL1, PWL2, and PWL3. 
   
5. T2 R13 WELS.    The southwest portion of T2 R13 WELS abuts the Concept Plan 
Area along the northern bound of T1 R13 WELS.  The adjoining lot is a 1,742-acre 
conservation parcel currently assessed to Great Lakes Hydro America, LLC.  (Map 
PI050, Plan 01, Lot 1.2)   This lot is classified under Maine’s Tree Growth Tax Law.  
Those portions not designated M-GN are affected by 6 subdistricts:  P-MA, P-SG, PWL1, 
PWL10W, P-WL2, and PWL3.      
 
6. T1 R13 WELS.   The largest portion of T1 R13 WELS is owned by the Petitioner 
and situated within the Concept Plan Area.  Not included is an adjoining 7,274-acre tract 
currently assessed to Great Northwoods, LLC and which is bifurcated by Route 6/15.  
(Map PI049, Plan 01, Lot 1)  The parcel is classified under the Tree Growth Tax Law.   
Those portions of the Great Northwoods parcel not designated M-GN are affected by 6 
subdistricts: P-GP,  
P-SL2, P-WL1, P-WL10W, P-WL2, and P-WL3.   
 
7. T1 R12 WELS.    The Petitioner’s ownership within T1 R12 WELS consists of 
the lower one-third (or so) of the Township with the ITS Snowmobile Trail running east 
to west across the northern portion of the parcel.   (The Petitioner’s entire ownership is 
located within in the Concept Plan Area.)   The upper portion of the Township consists of 
2 parcels, which adjoin the Concept Plan Area.  The eastern parcel, a 2,403-acre lot is 
currently assessed to Great Northwoods, LLC and classified under the Tree Growth Tax 
Law.   (Map PI037, Plan 01, Lot 1)  Those areas of this Lot 1 not designated M-GN are 
affected by 5 subdistricts:  P-SL2, P-WL1, P-WL10W, P-WL2, and P-WL3.   
 

The western parcel, a 12,975-acre tract, which is part of the Nahmakanta Public 
Reserve Unit,  is conservation land and currently assessed to the State of Maine.  (Map 
PI037, Plan 01, Lot 1.1)  Those areas not designated M-GN are affected by 7 subdistricts:  
P-FW, P-GP, P-SL2, P-WL1, P-WL10W, P-WL2, and P-WL3. 
 
8. T1 R11 WELS.  The Concept Plan Area adjoins T1 R11 WELS along a portion of 
the western boundary of T1 R12 WELS where Penobscot Pond is located.   The whole of 
T1 R11 WELS is conservation land (part of Nahmakanta) currently assessed to the State 
of Maine and classified under Maine’s Tree Growth Tax Law.  (Map PI026, Plan 01, Lots 
1 and 1.2)  Those areas of the township not designated M-GN are affected by 13 
subdistricts:    
D-GN, P-FW, P-GP, P-RR, P-RR200, P-SG, P-SL1, P-SL2, P-WL1, PWL10W, P-WL2, 
P-WL3 and P-AL.   
 
9. TA R11 WELS.  The Concept Plan Area abuts TA R11 WELS along the western 
bound of Shawtown Township.   The adjoining portion of TA R11 WELS, a 12,506-acre 
lot, is currently assessed to Cassidy Timberlands LLC, et al and classified under Maine’s 
Tree Growth Tax Law.  (Map PI024, Plan 01, Lot 1)  Those areas of this Lot 1 not 
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designated M-GN are affected by 9 subdistricts:  D-GN, P-GP, P-RR, P-RR200, P-SL2, 
PWL1, P-WL10W, P-WL2 and P-WL3. 
 
10. Shawtown Township.  The Petitioner’s ownership in Shawtown Township 
consists of roughly three-quarters of the Township, with the Petitioner’s entire ownership 
being within the Concept Plan Area.  That southeast (roughly) quarter of the township 
adjoining the Concept Plan Area is a 5,236-acre lot currently assessed to McCrillis 
Timberlands Inc. and classified under the Maine Tree Growth Tax Law.  (Map PI036, 
Plan 01, Lot 2)  The Appalachian Trail runs more or less parallel to the southeast 
boundary of the McCrillis lot.  Those portions not designated M-GN are affected by 7 
subdistricts:  P-GP, P-RR, P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3. 
 
11. TB R11 WELS.  A small portion of the Concept Plan Area abuts TB R11 WELS 
at the eastern bound of Bowdoin College Grant East Township.  The parcel adjoining the 
Concept Plan Area consists of 390 acres and is assessed to McCrillis Timberlands, Inc., 
et al.  It too is classified under the Tree Growth Tax Law.   Those portions of the 
McCrillis Lot not designated M-GN are affected by 2 subdistricts:  P-SL2 and P-WL1. 
 
12. Bowdoin College Grant East Township.   The Petitioner owns a relatively small 
portion of Bowdoin College East Grant Township, all of which is within the Concept 
Plan Area.  That portion of Concept Plan Area located within this township is abutted on 
the west by a 7,711-acre parcel of conservation land and currently assessed to AMC 
Woods, Inc.   (Map PI005, Plan 01, Lot 2)  Those areas of the AMC parcel not designated 
M-GN are affected by 12 subdistricts:  P-FP, P-FW, P-GP, P-RR, P-RR200, P-SG,  
P-SL2, P-UA, P-WL1, P-WL10W, P-WL2, and P-WL3.   
 

In the south the Concept Plan Area is adjoined by a 3,010-acre parcel of the 
Appalachian Trail.  This is conservation land assessed to the United States of America.  
(Map PI005, Plan 01, Lot 6)  That is, the Appalachian Trail.  That portion of this Lot 6 
not designated M-GN is affected by 10 subdistricts:  P-MA, P-RR, P-RR200, P-SG, P-
SL2, P-UA, P-WL1, P-WL10W, P-WL2 and P-WL3. 
 
13. Beaver Cove.  Not all of the Petitioner’s ownership in Beaver Cove is located 
within the Concept Plan Area.  The parcel that adjoins the Concept Plan Area to the East 
is a 3,077-acre parcel owned by the Petitioner.  (Map PI047, Plan 01, Lot 3)  Those 
portions of the 3,077-acre lot, which are not designated M-GN are affected by 11 
subdistricts:  P-FP, P-FW, P-MA, P-RR, P-RR200, P-SG, P-SL2, P-WL1, P-WL10W, P-
WL2 and P-WL3.    
 

That portion of Beaver Cove, which adjoins the Concept Plan Area to the west is 
characterized by existing development and Lily Bay Park.   A discussion of shorefront 
development at Beaver Cove can be found at Question 9b: Existing Development. 
  
14. Bowdoin College Grant West Township.  The eastern (roughly) one-third of 
Bowdoin College West Grant Township is outside the Petitioner’s ownership and 
therefore outside the Concept Plan Area.  The 10,053-acre lot abutting the Concept Plan 
Area is conservation land and is currently assessed to AMC Maine Woods, Inc.  It is 
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classified under the Maine Tree Growth Tax Law.  Those portions of the AMC lot, which 
are not designated M-GN are affected by 10 subdistricts:  D-RS, P-GP, P-MA, P-RR, P-
SG,  
P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3. 
 
15. T7 R9 NWP.    T7 R9 NWP abuts the Concept Plan Area at the eastern bound of 
Elliotsville.  The 3,666-acre lot adjoining the Concept Plan Area is also conservation land 
assessed to AMC Maine Woods, Inc.  It is classified under the Maine Tree Growth Tax 
Law.  (PI081, Plan 01, Lot 4)  Those portions of the AMC lot, which are not designated 
M-GN are affected by 8 subdistricts:  D-GN, P-GP, P-RR, P-SL2, P-WL1, P-WL10W, P-
WL2, and P-WL3. 
 
16. Elliotsville.    Elliotsville Township for the most part has been divided into small 
lots, particularly in the area surrounding Lake Onawa.  The Plum Creek ownership 
(approximately 7,719 acres) is the largest single tract within the township.   The 
Appalachian Trail lies immediately south of (and in some places divides) the Concept 
Plan Area.  Those areas not designated M-GN include, but are not limited to, P-FP, P-
FW, P-GP, P-RR, P-RR200, P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3.    
 
17. Greenville.     The Town of Greenville, Maine is an incorporated township, which 
does not fall under the jurisdiction of the Land Use Regulation Commission.  Land use in 
the Town of Greenville is is governed by its Comprehensive Plan and Town Zoning 
Ordinance.  The Concept Plan Area adjoins Greenville along the southern bound of 
Beaver Cove and the western bounds of Bowdoin College West Grant Township and 
Elliotsville.  Those adjoining portions of Greenville are zoned either “Rural” or “Rural 
Development.”   Permitted Uses within the Rural District are agriculture, timber 
harvesting, single and multi- family housing as well as home occupations.   The same uses 
are permitted within the Rural Development District.  Both designations have a variety of 
conditional uses, which include natural resource activities, outdoor recreational facilities; 
recreational accommodations, motels and restaurants.  Greenville has year-round and 
seasonal housing along the shores of Prong, Sawyer, Lower Wilson, and Upper Wilson 
Ponds, as well as Moosehead Lake.  There are subdivisions located throughout the 
interior of the town.  Mixed deve lopment follows along Pritham Avenue, the Lily Bay 
Road and Route 6/15 corridors.  The town center serves the surrounding region with 
various services and commercial establishments, including the C.A. Dean hospital and 
Greenville School system. 
 
Westerly of Moosehead Lake: 
 

Minor Civil Divisions which surround the portion of the Concept Plan Area 
located westerly of Moosehead Lake are (from North to South): 
 
1. Seboomook Township.   Seboomook Township abuts the Concept Plan Area at 
the northern bound of Big W Township.  The 11,482-acre lot, which abuts the Concept 
Concept Plan Area is conservation land currently assessed to the State of Maine.   (Map 
SO048, Plan 01, Lot 1.5)   Those areas of this Lot 1.5, which are not, designated M-GN 
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are affected by 11 subdistricts:  D-GN, D-RS, P-FW, P-GP, P-RR, P-SL1, P-SL2, P-
WL1, PWL10W, P-WL2 and P-WL3.   
 
2. Plymouth Township.  Plymouth Township adjoins the Concept Plan Area along 
the northern bound of West Middlesex Grant.  There are two abutting parcels totaling 
12,886 acres.  Both these parcels are part of the West Branch conservation lands, and are 
assessed to Merriweather, LLC (Map SO049, Plan 01, Lot 4).  Those portions of Lot 4 
not designated M-GN are affected by 8 subdistricts:  P-FW, P-GP, P-RR, P-SL2, P-WL1, 
P-WL10W, P-WL2 and P-WL3.   All or some of these parcels are classified under 
Maine’s Tree Growth Tax Law.   
 
3. West Middlesex Canal Grant Township.     The Petitioner owns most of the West 
Middlesex Canal Grant Township with the exception of a 2,943-acre parcel located in the 
northwest corner.  (Map SO043, Plan 01, Lot 3)  This parcel is another part of the West 
Branch conservation lands and is currently assessed to the State of Maine.  Those 
portions of this Lot 3 not designated M-GN are affected by 5 subdistricts:  P-SL2, P-
WL1, P-WL10W, P-WL2 and P-WL3. 
 
4. Soldiertown Township.  The northeast portion of Soldiertown Township is not 
owned by the Petitioner and not within the Concept Plan Area.  The parcel of land 
adjoining the Concept Plan Area at Soldie rtown is a 5,724-acre lot assessed to 
Merriweather, LLC (Map SO044, Plan 01, Lot 2) and is classified under the Maine Tree 
Growth Tax Law.  Those portions of the Merriweather lot, which are not designated  
M-GN are affected by 8 subdistricts:  P-FW, P-GP, P-RR, P-SL2, P-WL1, P-WL10W, P-
WL2 and P-WL3. 
 
5. Alder Brook Township.  Alder Brook Township abuts the Concept Plan Area 
along the northern bound of Thorndike Township.  The portion of Alder Brook Township 
adjoining the Concept Plan Area is a 10,635-acre parcel currently assessed to Cassidy 
Timberlands, LLC and is classified under Maine’s Tree Growth Tax Law.  Those 
portions of the Cassidy Timberlands parcel not designated M-GN are affected by 9 
subdistricts:  P-AL, P-FW, P-GP, P-SG, P-SL2, P-WL1, P-WL10W, P-WL2 and  
P-WL3.    
 
6. Moose River.  The Concept Plan Area abuts the western bound of Moose River, 
an incorporated town not within the jurisdiction of the Land Use Regulation Commission.  
Moose River adjoins Jackman and has businesses and services.  The housing is 
predominantly year-round residential homes. 
 
7. Jackman.  The Town of Jackman, Maine is an incorporated township, which does 
not fall under the jurisdiction of the Land Use Regulation Commission.  Land use in the 
Town of Jackman is regulated by Planning Board under their 2004 Comprehensive Plan.   
 
 The Concept Plan Area adjoins Jackman along the western border of Long Pond 
Township.  Those adjoining portions of Jackman are designated either “Resource 
Production Area” or “Rural Area.”  The Resource Production Area is characterized by 
tracts of land, which are either a) currently listed under tree growth, or b) are subject to 
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conservation easement.  Most of the land adjoining the Concept Plan Area is designated 
as Resource Production Area and owned by the Petitioner.  The Rural Area consists of 
those lands, which are not in public ownership, tree growth or otherwise constrained by 
floodplain or wetland.  
 
8. Parlin Pond Township.  Parlin Pond Township abuts the Concept Plan Area South 
of Long Pond Township and West of Misery Township.  The abutting lots are owned by 
the Petitioner (Map SO020, Plan 01, Lots 1.1 and 5) and are classified under Maine’s 
Tree Growth Tax Law.  Those areas of Lot 1.1, which are not designated M-GN are 
affected by 10 subdis tricts:  D-GN, D-RS, P-FW, P-GP, P-RR, P-SL2, P-WL1,  
P-WL10W, P-WL2 and P-WL3.  Those areas of Lot 5, which are not designated M-GN 
are affected by 3 subdistricts:  P-RR, P-SL2, and P-WL2.   
 
9. Johnson Mountain Township.  Johnson Mountain Township abuts the Concept 
Plan Area west of Chase Stream Township.   The Petitioner owns nearly all of the 
property in Johnson Mountain, which adjoins the Concept Plan Area (Map SO014, Plan 
01, Lot 1.2).  Lot 1.2 is a 12,768-acre parcel of land classified under the Maine Tree 
Growth Tax Law.  Those areas not designated M-GN are affected by 8 subdistricts:   
D-RS, P-GP, P-RR, P-SL2, P-WL1, P-WL10W, P-WL2, and P-WL3.   
 

A smaller 434-acre lot in Johnson Mountain Township abuts the Concept Plan 
Area at the southwest corner of Chase Stream Township.  (Map SO014, Plan 01, Lot 3).  
This Lot 3 is conservation land and is currently assessed to the State of Maine.  Those 
portions, which are not, designated M-GN are affected by 6 subdistricts:  P-GP, P-SL2, 
P-WL1, PWL10W, P-WL2 and P-WL3. 
 
10. West Forks Plantation.  West Forks Plantation abuts the Concept Plan Area along 
the southern border of Chase Stream.  The portion of West Forks that adjoins the Concept 
Plan Area, consists of four parcels.   (Assessment data was not available for West Forks 
Plantation.)   Moving West to East, the first parcel (Plan 12, Lot 2) is a 602-acre parcel of 
conservation land.   Those portions of Lot 2, which are not designated M-GN are affected 
by 6 subdistricts:  P-GP, P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3. 
 

The second parcel (Plan 16, Lot 3) is a 1,585-acre parcel.  Those portions of Lot 
16-3, which are not designated M-GN are affected by 7 subdistricts:  D-RS, P-GP, P-SL2, 
P-WL1, P-WL10W, P-WL2 and P-WL3. 
 

The third parcel (Plan 18, Lot 4) is a 1.3-acre parcel.  Those portions of Lot 18-4, 
which are not designated M-GN are affected by 2 subdistricts:  P-SL2 and P-WL1.  
 

Finally, Plan 18, Lot 5 is a 187-acre.  Those portions of Lot 18-5, which are not 
designated M-GN are affected by 7 subdistricts:  P-RR, P-SG, P-SL1, P-SL2, P-WL1, P-
WL10W, and P-WL2. 
 
11. Moxie Gore Township.  Moxie Gore Township is subdivided in to over 240 lots, 
which average about 53 acres each.  The Concept Plan Area adjoins the Moxie Gore 
Township along the western bound of Squaretown Township east of the Indian Pond 
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Road.  The adjoining tract of land consists of many subdivision lots primarily designated 
M-GN.  Those areas not specifically designated M-GN are affected by P-GP (the area 
surrounding Knights Pond) or one of the wetland protection zones.   
 
12. Squaretown Township.     Portions of Squaretown Township are not within the 
Petitioner’s ownership and are therefore outside of the Concept Plan Area.   A triangular 
parcel of land (Map SO029, Plan 01, Lot 4) bounded on the South by Indian Pond Road  
comprises the Township’s northeast corner and is characterized as “transmission line 
land” assessed to Central Maine Power Company.  All areas of the CMP lot not 
designated M-GN are affected by 7 subdistricts:  P-RR, P-SL1, P-SL2, P-WL1, P-
WL10W, P-WL2 and P-WL3.   
 

Additionally, the lower (roughly) one-half of the Township, which adjoins the 
Concept Plan Area is a 10,593-acre parcel assessed to Penobscot Forest, LLC and 
classified under the Maine Tree Growth Tax Law.   (Map SO029, Plan 01, Lot 1)  Those 
areas of the Penobscot Forest lot not designated M-GN are affected by 8 subdistricts:  P-
FW, P-GP, P-SG, P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3. 
 
13. Moosehead Junction Township.    Moosehead Junction Township abuts the 
Concept Plan Area along the eastern bound of Squaretown Township.  The northern 
portion of  Moosehead Junction Township, which adjoins the Concept Plan Area is a 
4,693-acre lot of conservation land currently assessed to the State of Maine (the Little 
Moose Public Reserve Unit).  (Map PI008, Plan 01, Lot 2)   Those portions of Lot 2, 
which are not designated M-GN are affected by 10 subdistricts:  D-RS, P-GP, P-RR, P-
SG, P-SL2, P-UA, P-WL1, P-WL10W, P-WL2 and P-WL3.   
 

South of Lot 2 is an 11,257-acre parcel of land currently assessed to Penobscot 
Forest, LLC and classified under the Tree Growth Tax Law.  (Plan PI008, Plan 01, Lot 
1).  Those portions of the Penobscot Forest lot, which are not designated M-GN are 
affected by 10 subdistricts:  D-RS, P-FW, P-GP, P-RR, P-SG, P-SL2, P-WL1, P-
WL10W, P-WL2 and P-WL3. 
 
14. Big Moose Township.    The Petitioner owns the northeast portion of Big Moose 
Township (f/k/a Big Squaw Township).  All of the Petitioner’s ownership within the 
township is included in the Concept Plan Area.  That portion of the township not within 
Petitioner’s ownership – and abutting the Concept Plan Area – is comprised of three 
separate parcels. 
 

The first two, which adjoin the southern bound of the ownership are conservation 
lots currently assessed to the State of Maine.  These are part of the Bureau of Public 
Lands’ Little Moose Public Reserve Unit and both are classified under Maine’s Tree 
Growth Tax Law.  (Map PI009, Plan 01, Lots 3 and 1.4)  The first, Lot 3, consists of 
1,018 acres, and those areas not designated M-GN are affected by 4 subdistricts:  P-SL2, 
P-WL1, P-WL2 and P-WL3.   The second, Lot 1.4, consists of approximately 1,127 
acres; all areas not designated M-GN are affected by 6 subdistricts:  P-MA, P-SG, P-SL2, 
P-WL1, P-WL2 and P-WL3.  They total 2,145 acres. 
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Finally, a third lot, consisting of 4,391 acres adjoins the southeast bound of the 
ownership and is currently assessed to James Confalone.  This parcel is also classified 
under the Maine Tree Growth Tax Law.  (Map PI009, Plan 01, Lot 2.1)  Those portions 
of this Lot 2.1 not designated M-GN are affected by 10 subdistricts:  D-GN, P-FW, P-GP, 
P-MA, P-SG, P-SL2, P-WL1, P-WL10W, P-WL2 and P-WL3.   
 
Interior: 
 

In addition to the above Minor Civil Divisions, which comprise the periphery, the 
Concept Plan Area abuts Tomhegan Township and adjoins shoreline development and 
shoreline conservation along the shores of Moosehead Lake.  The Concept Plan Area, in 
fact, has very little shore frontage on Moosehead Lake.  Of the 29 Minor Civil Divisions 
within the Concept Plan Area, only 9 contain frontage on Moosehead Lake (Beaver 
Cove, Lily Bay, Days Academy Grant, Big W, Taunton & Raynham Academy Grant, 
Sapling, Spencer Bay, Sandbar Tract and Big Moose).  Those areas of Moosehead Lake, 
which are not in conservation are dominated by shorefront development.  A discussion of 
shorefront development along Moosehead and the interior lakes can be found at Question 
9b: Existing Development.  In addition, 5 maps at the end of this Section show adjacent 
development have been included in this answer to illustrate those portions of the Concept 
Plan, which are bordered by shorefront development.   
 

These maps show the extensive, historical shore and backlot development on 
Moosehead Lake, from Northeast Carry to Harfords Point.   
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9b.  Existing Development: Describe existing development in the 
area/region and within the area proposed for rezoning, including type, 
amount, density, and proximity (by road) to the area proposed for 
rezoning. If the plan includes only a portion of a lake, describe existing 
development on the rest of the lake in sufficient detail to understand the 
context of the proposed plan.  
 

Existing Development within the Plan Area 
 

Within the Plan Area itself, there is very little existing development. There are 27 
camps, which are lease lots that were created by S. D. Warren for the use of their staff.  
These lots will continue to be leased to the leaseholders. The following table lists the 
camps and shows where they are located.  
 
Table 1: Existing Camps Within the Plan Area   
 

Township Pond # of Camps  
Beaver Cove Prong Pond 3 
Beaver Cove Mud Pond 1 
Big Moose Moosehead Lake 1 
Big Moose Moose Brook 1 
Bowdoin College West Horseshoe Pond 1 
Bowdoin College West Upper Wilson Pond 1 
Chase Stream Twp. Indian Pond 2 
Chase Stream Twp.  Chase Stream Pond 1 
Chase Stream Twp.  Ellis Pond 2 
Chase Stream Twp.  N/A  2 
Indian Stream Indian Pond 1 
Indian Stream N/A 2 
Rockwood Strip West Demo Pond 1 
Sandwich Academy  Brassua Lake 1 
Soldiertown Twp.  N/A 2 
Squaretown N/A 1 
Taunton and Raynham N/A 2 
Thorndike  Luther Pond 1 
Thorndike Fish Pond 1 
Total 27 
 

These camps were built for seasonal use and are still primitive, remote structures 
with no utilities or foundations. 
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Existing Development in the Region 
 

The development that exists in the Moosehead region today is widespread and 
fairly extensive in some areas.  The Towns of Jackman and Greenville, just beyond the 
border of the Plan Area, are state designated service centers with year-round populations, 
schools, health care facilities, and various commercial and industrial establishments. 
Within the Plan Area, the villages of Rockwood and Beaver Cove are areas of 
concentrated development. Other areas, such as Brassua Lake, First Roach Pond, 
Harford’s Point, Tomhegan, Seboomook, Lily Bay, Long Pond and Lower Wilson Pond, 
are relatively densely settled along shore lands. 
 

The following tables show the number of structures in each Town, Township, or 
Plantation for the Plan Area, the surrounding Townships, and for the region as a whole.  
Except for the cabins noted in the table above, all the structures in the Plan Area Minor 
Civil Divisions (MCDs) are outside the Plum Creek Plan Area.  
 

These figures are derived from 2003 and 2004 Maine Revenue Services data, the 
2000 housing census figures, and LURC building permit data. The latter were used to 
update 2003 tax data to account for new buildings constructed in 2004.  The census data 
were used for Jackman and Moose River, and were not updated to 2004.  When tax 
information was used, every lot that had a building value of $1,000 or more was counted 
as having one structure.1  To the extent there are multiple structures on single lots these 
structures were not counted.  
 
The Plan development areas are proximate to areas with, substantial numbers of existing 
residential structures.  This is consistent with the CLUP location of development policies.  
Thus, for example: 

• Long Pond Township has 90 structures; the Concept Plan proposed 110. 
• In the Brassua/Rockwood/Tomhegan area, there are about 600 structures; the 

Concept Plan Proposed 410. 
• There are approximately 140 structures in the vicinity of Route 6/15 corridor; the 

Concept Plan proposes 125. 
• In the Big moose/Harfords Point area adjacent to the Moose bay development 

area, there are approximately 370 structures; the Concept Plan proposed 112. 
• Beaver Cove has over 230 structures; the Concept Plan proposed 32. 
• There are over 250 structures in Lily Bay and Frenchtown; the Concept Plan 

proposes 154. 
 

                                                 
1 Although the $1,000 threshold seems low, it is known that some cabins are assessed at this level. 
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Table 2: Existing Structures in Plan Area 
 

Plan Area MCDs  Other Townships Bordering Moosehead 
Lake 

Township 
Total Existing 

Structures, as of 
2004 

 Township 
Total Existing 

Structures, as of 
2004 

Beaver Cove 232  East Middlesex 3 
Big Moose Twp. 31  Harfords Point 155 
Big W Twp. 50  Kineo Twp. 21 
Bowdoin College Grant East 3  Little W Twp. 20 
Bowdoin College Grant West 25  Moosehead Jct. 145 

Brassua Twp. 1  Moosehead Lake 
islands 

68 

Chase Stream Twp. 29  Northeast Carry 112 
Day's Academy Grant 14  Seboomook Twp. 23 
Elliotsville Twp. 161  Tomhegan Twp. 221 
Frenchtown Twp. 143 Total  768 
Indian Stream Twp. 11 

 
  

Kokadjo/Smithtown 2    
Lily Bay Twp. 141  Organized Towns Bordering Plan Area 
Long Pond Twp. 90 

Misery Gore 0 
 Township 

Total Existing 
Structures, as of 

2004 

Misery Twp. 1  Greenville 1,271 
Rockwood Strip East 381  Jackman 585 
Rockwood Strip West 2  Moose River Twp. 122 

Sandbar Tract 31  Total for Organized 
Towns 

1,978 

Sandwich Academy Grant 0    
Sapling Twp. 30  Regional Total 4,278 
Shawtown Twp. 12    
Soldiertown Twp. 3    
Spencer Bay Twp. 5    
Squaretown Twp. 6    
T1 R12 WELS 10    
Taunton & Raynham 116    
Thorndike Twp. 2    
West Middlesex Canal Grant 0    
Plan Area MCDs Total 1,532    

 
 

These structures are, for the most part, seasonal dwellings.  Jackman’s and 
Greenville’s Comprehensive Plans report that approximately 65% of their housing stock 
is seasonal dwellings. However, the percentage in the Unorganized Territories is 
significantly greater. Although a census of the seasonal versus year-round houses has not 
been conducted for LURC’s jurisdiction, it is estimated that up to 90% of the structures in 
the region are seasonal camps or houses.  
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Density  
The density of residential structures in LURC jurisdiction can be measured in a 

variety of ways. The calculation will vary widely, depending on the land area within 
which the structures are counted. For instance, a group of 10 camps grouped closely 
together on small lots can be said to be a high-density area. However, if they are the only 
structures within the entire township, the density of development in the township will be 
quite low.   
 

For the Minor Civil Divisions (MCDs) surrounding Moosehead Lake, lot acreages 
were tallied for lots that had a structure valued at $1,000 or more. Again, these lots were 
assumed to have only one structure each. For some parcels with structures, the lot size 
was not listed.2 In those cases, neither the lot nor the structure was used in the density 
calculations. Table 3 below lists the densities of 16 MCDs bordering Moosehead, listed 
in order from most to least dense, based on lot size.  When density is measured as a 
function of acres per structure the following table results.   
 
The table shows that in the older shoreland subdivisions such as in Seboomook and Lily 
Bay, lot sizes are small, in the 1 to 3 acre range.  In areas near more historically 
developed and built-up areas, lot sizes are in the 4 to 9 acre range.  This is consistent with 
the lot size limits set by the Concept Plan; i.e., a maximum shorefront lot of 3 acres and a 
maximum back lot size of 7 acres. 
 
Table 3: Density of Existing Development,  Lot Acres per Structure  
 

Town/ Township 

# of Lots 
with Known 

Acres 
Total 
Acres 

Acres per 
Structure* 

Seboomook Twp. 18 14.5 0.8 
East Middlesex 2 2.2 1.1 
Lily Bay Twp. 135 149.1 1.1 
Northeast Carry 108 122.6 1.1 
Spencer Bay Twp. 5 9.3 1.9 
Beaver Cove 214 569.5 2.7 
Rockwood Strip East 366 1071.8 2.9 
Little W Twp. 19 78.1 4.1 
Sapling Twp. 24 114.5 4.8 
Taunton & Raynham 111 875.3 7.9 
Day's Academy Grant 14 130.5 9.3 
Sandbar Tract 26 339.9 13.1 
Big W Twp. 38 870.0 22.9 
Tomhegan Twp. 206 8396.6 40.8 
Moosehead Jct. 131 7865.6 60.0 
Big Moose Twp. 29 6204.5 214.0 
* Assumes one structure per lot. 

                                                 
2 No lot sizes were available for Greenville, Harfords Point, Kineo Township, Misery Township or the 
islands of Moosehead Lake. As a result, only those MCDs where the acreage for the total  MCD is known, 
are included in Table 3. 
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Where density is measured as a function of the number of structures per township 
acres, the results are as follows in Table 4. The MCDs are listed in order from most to 
least densely developed.   
 
Table 4: Density of Existing Development, Structures per Township Acres 
 

Town/ Township 
Total Acres per 

Township 
# of 

Structures* 

Township 
Acres per 
Structure 

Harfords Point 394 152 2.6 
Rockwood Strip East 5,792 392 14.8 

Greenville 29,504 1,271 23.2 

Sandbar Tract 735 28 26.3 

Kineo Twp. 1,058 20 52.9 

Beaver Cove 20,922 228 91.8 

Tomhegan 22,984 213 107.9 

Islands 7,800 68 114.7 
Taunton & Raynham 14,763 117 126.2 

Little W 3,067 20 153.4 

Lily Bay 22,522 137 164.4 

Moosehead Junction 24,681 145 170.2 

Northeast Carry 25,047 111 225.6 

Big W 11,758 49 240.0 

Sapling 17,974 31 579.8 

Big Moose 22,065 32 689.5 
Seboomook 26,675 23 1,159.8 

Day's Academy Grant 16,259 14 1,161.4 

Spencer Bay 23,796 5 4,759.2 

East Middlesex 24,629 2 12,314.5 

Misery 22,819 1 22,819.0 

* Assumes one structure per lot. 
 

Major Subdivisions 
There are several large subdivisions in the region of the Plan Area.  Some of these 

subdivisions have not been fully developed yet, but will represent relatively dense 
development when fully built out.  These are: 
 
In Greenville: 

Rum Ridge, on Lower Wilson Pond, is a 95- lot subdivision of lots between ½ and 
4 acres.  The entire subdivision is 300 acres, with half in commonly-owned open space. 
Approximately 50 lots have houses on them.  
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In Frenchtown: 
An estimated 136 lots have been created through seven subdivision approvals in 

Frenchtown, the latest being the 89- lot First Roach Pond Concept Plan. Only three of 
these lots were adjacent to the Roach River; the rest are on First Roach Pond. 
Approximately 20% of the Concept Plan lots have been built on. 108 camps on the lake 
pre-date the Concept Plan. 
 
Beaver Cove:  

The Huber Lumber Corporation created a subdivision at Beaver Cove in 1950s. 
Current tax maps show over 330 lots here, 148 of which are along the shore of 
Moosehead Lake. The shorefront lots are an estimated average of ½-acre each, while the 
backlots range in size from an estimated 4 to 20 acres. 
 
Moxie Gore Township: 

The Land Use Regulation Commission approved a subdivision for 102 lots in 
Moxie Gore (just southwest of Indian Pond) in 1993. The entire township (12,724 acres) 
is subdivided into over 240 lots that average about 53 acres each.   
 
In Tomhegan Township: 

There are two areas of large- lot divisions in Tomhegan that were created before 
the 40-acre exemption to the subdivision regulations was closed.  One, in the northwest 
corner of the township, contains about 34 lots; the other consists of about 55 lots and 
occupies the entire area of Toe-of-the-Boot. 
 

The Brassua Lake Concept Plan went into effect in 2004. This plan allows the 
creation of a total of 64 lots on 329 acres, for an average density of 5.1 acres per lot. 
Densities range from 2 acres per unit to 27. 

Non-Residential Development 
Non-residential development in and around the Plan Area is largely related to 

recreational uses, although there are some other types of uses that are significant, namely 
road and track infrastructure and hydroelectric dams. 
 
Recreational Infrastructure  

Recreational development within and around the Plan Area includes campgrounds 
and camp sites, marinas, boat launches, sporting camps, a ski resort, hiking and 
snowmobile trails, and golf courses.  Lily Bay State Park in Lily Bay Township occupies 
924 acres and has 91 campsites, accommodating everything from single tents to 35-foot 
campers. There are two other campgrounds with a combined 92 sites, and 89 individual 
campsites in 23 of the 29 MCDs where the Plan Area is located.   
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Table 5: Camping Facilities Adjacent to the Plan Area 
 

Location Waterbody 
Maintained 
Campsite 

Primitive  
Campsite 

# 
Camp-
ground 

Sites 
Town of Beaver Cove Moosehead Lake   91 
Big Moose Twp. Kennebec River, West Outlet  1  
Big Moose Twp. None 1   
Big W Twp. Moosehead Lake  1  
Bowdoin Co llege Grant East Greenwood Brook 1 3  
Bowdoin College Grant East Gulf Hagas Brook 1   
Bowdoin College Grant East West Branch Pleasant River 2   
Bowdoin College Grant West Brown Pond  1  
Bowdoin College Grant West Indian Pond  1  
Bowdoin College Grant West Long Pond 1   
Bowdoin College Grant West North Brook  1  
Bowdoin College Grant West Rum Pond  1  
Brassua Twp. Brassua Lake  1  
Chase Stream Twp. Chase Stream Pond  1  
Days Academy Grant Moosehead Lake 4 1  
Elliotsville Twp. Little Wilson Falls   1  
Elliotsville Twp. Wilson Stream  1  
Frenchtown Twp. First Roach Pond 1   
Frenchtown Twp. First Roach Pond   20 
Indian Stream Twp. Indian Pond   27 
Lily Bay Twp. Moosehead Lake, Spencer Bay 3  65 
Long Pond Twp. Long Pond  3  
Misery Twp. Cold Stream Pond  1  
Misery Twp. Little Chase Stream  1  
Misery Twp. Misery Pond  1  
Misery Twp. North Branch Stream Pond  1  
Sandbar Tract Moosehead Lake 1   
Sandwich Academy Grant Brassua Lake  1  
Sandwich Academy Grant Moose River  1  
Sapling Twp. Kennebec River, West Outlet  2  
Shawtown Twp. Long Bog  1  
Shawtown Twp. Second Roach Pond  2  
Shawtown Twp. Third Roach Pond  1  
Shawtown Twp. Trout Pond  1  
Spencer Bay Twp. Moosehead Lake 6 3  
Spencer Bay Twp. Spencer Stream  1  
Squaretown Twp. Little Indian Pond  2  
Smithtown (T1 R13) Bear Pond Stream 1   
Thorndike Twp. Churchill Stream  1  
Thorndike Twp. Fish Pond  2  
Totals  22 39 203 
Source: DeLorme Atlas and Maine Gazetteer, 2004. 



 

 
1216898.1 

8

 
 
There are two marinas adjacent to the Plan Area, one in Beaver Cove, and one in Taunton 
& Raynham. In addition, there are ten boat launches within the Plan Area, and another 16 
just outside the Plan Area (see the following table for type, location and number of 
launches). 
 
Table 6: Boat Launches 
 

Water Body within 
Plan Area 

Municipality 
Within Plan 

Area? 
Type* 

Brassua Lake Taunton & Raynham Academy Grant  TR 
Brown Pond Bowdoin College Grant West X CI 
Cold Stream Pond Misery Twp. XX 2 CI 
Demo Pond Rockwood Strip West X CI 
First Roach Pond Frenchtown  TR 
Hedgehog Pond Bowdoin College Grant West X CI 

Big Moose Twp.  TR 
Indian Pond 

Indian Stream Twp.  CI, TR 
Indian Pond Bowdoin College Grant West X CI 

Beaver Cove (Lily Bay State Park)  2 TR 
Days Academy Grant (Cowan Cove) X TR 
Greenville  2 TR 
Northeast Carry Twp. (Northeast Cove)  2 TR 
Rockwood  TR 

Moosehead Lake 

Spencer Bay Twp.  2 TR 
Moose River Jackman  TR 
Prong Pond Beaver Cove X CI 

Bowdoin College Grant West XX 2 CI 
Rum Pond 

Greenville  CI 
*CI - Carry in only. Launching is intended for small watercraft only. 
*TR - Trailered boats. Many trailerable sites can accommodate only small boats and trailers.  
Source: Maine Bureau of Parks and Lands website and DeLorme Maine Atlas and Gazetteer. 
 
Table 7: Sporting Camps in Immediate Area 
 
Location Name of Facility 

Bowdoin College Grant East Little Lyford Pond Camps 

Greenville Beaver Cove Camp s 
Greenville Medawisla 

Greenville Spencer Pond Camps 

Greenville Wilson Pond Camps 

Kokadjo Northern Pride Lodge 

Lily Bay Twp. Casey's Spencer Bay Camps and Campground 

Rockwood Brassua Lake Sporting Camps 

Rockwood Gray Ghost Camps 
Rockwood Lawrence's Lakeside Cabins and Guide Service 

Rockwood Maynards in Maine 
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Rockwood Moose River Landing 

Rockwood Rockwood Cottages 

Rockwood Sundown Cabins 

Rockwood The Birches Resort & Wilderness Expeditions 
Rockwood Tomhegan Wilderness Resort  

Shawtown Twp. West Branch Pond Camps 

 
 

The Squaw Village Resort in Moosehead Junction Twp. includes condominiums 
and a 9-hole golf course. There is also a private 9-hole course in Kineo Township, at the 
foot of Mt. Kineo. 
 

There are miles of club and ITS snowmobile trails throughout the Plan Area, but a 
minimal amount of hiking trails on Elephant and Number Four Mountains.  The Existing 
Trails Map shows the different types of existing trails and their approximate locations.  
At present, there is no guarantee of trail permanency, the Concept Plan will make the ITS 
trail permanent. 

Roads 

Public Roads  
There are five public roads that will serve the Concept Plan Area.   
 
On the west side of Moosehead Lake, Route 201, although not within the Concept 

Plan Area, comes within four miles of its southwest corner and is the major route 
connecting the Jackman area with towns to the south.  Route 201 also extends to the 
border with Canada, and to Quebec City.  Route 6/15 is a state road, and runs from 
Jackman east through Long Pond, to Rockwood, then turns south to Greenville.  A 
segment of the unpaved road from Rockwood to Seboomook is a county road maintained 
by Somerset County.   
  

East of Moosehead Lake, the only public roads are the Lily Bay Road and the 
County Road, both of which are the responsibility of Piscataquis County.  Starting in 
Greenville, the Lily Bay Road runs through Beaver Cove along the shore of Moosehead,  
then continues northeast away from the lake to Kokadjo and First Roach Pond. Beyond 
First Roach, the road is owned by Plum Creek and is unpaved.  The County Road runs six 
miles southeast from Kokadjo along the south shore of First Roach Pond.   

Land Management Roads  
Plum Creek’s land management roads create a network throughout the Concept 

Plan Area. These private roads are open to the public under Plum Creek’s Open Lands 
Policy. See the Forest Management Roads Map on the following page. 
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Rail 
The railroad has played an important role in the history of the region.  Built in the 

late 1800s, the railroads were instrumental in bringing large numbers of tourists to the 
region up until the 1930s and '40s.  This active track, operated by Montreal, Maine and 
Atlantic, runs through Greenville along the west shore of Moosehead Lake, between the 
water and Route 6/15.  After the Richard Francis Lavigne Bridge over the East Outlet, it 
crosses the road and veers northwest. At the southernmost tip of Brassua Lake, it crosses 
Route 6/15 again and heads west, hugging the shores of Brassua Lake, Moose River, and 
Long Pond.  It continues westerly to Jackman and heads toward Lac Mégantic in Canada. 
The rail line connects to other lines in Maine and New England at Brownville Junction. 

Hydroelectric Dams  
There are two active hydroelectric dams immediately adjacent to the Concept 

Plan Area; the Harris Dam at Indian Pond, and the Brassua Dam at Brassua Lake. Both 
are owned by Florida Power & Light and have various buildings associated with them. 

Lakeshore Development 
The Plum Creek Plan proposes development on six lakes and ponds out of the 76 

waterbodies within, or on the edge of, the Concept Plan Area.  With the sole exception of 
Burnham Pond, all these lakes and ponds have existing development on them.   
 
Brassua Lake 
 Brassua Lake has a total of 63.5 miles of shorefront, of which Plum Creek owns 
69%, or 43.5 miles.  There are about 70 camps on Brassua along the stretch of Route 6/15 
that comes closest to the lake.  Another 64 lots have been approved on the Poplar Hill 
peninsula in Tomhegan as part of the Brassua Lake Concept Plan. 
 
Burnham Pond 

Burnham Pond has 4.4 miles of shoreline, all of it owned by Plum Creek.  There 
are no buildings currently on the pond. 
 
Indian Pond 

Indian Pond has 39.3 miles of shorefront, with 13% or 5.2 miles owned by Plum 
Creek.  There are an estimated 32 camps on the west shore, with various campsites and 
the hydro-dam facilities at the southwestern end. 
 
Long Pond 

Long Pond has 21.9 miles of shoreline.  Plum Creek owns 12.6 miles, or 57% of 
the total.  There are 137 lots between Rte. 6/15 and southern shore, and unknown number 
of lots within Jackman’s town limits at the west end of the pond.  The 2000 census lists 
54 year-round residents for Long Pond Township. 
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Moosehead Lake 
Moosehead Lake has a total of 210.7 miles of shorefront.  Plum Creek’s 

ownership is 9% of this, or 19.5 miles.  An accurate count of all the existing structures on 
the shores of Moosehead has not been done.  Because the lake is so large, existing 
development on the entire shorefront cannot be viewed as proper context for the proposed 
development.  The following discussion, therefore, is broken down by area. 
 

Township 
Total 

Shorefront 
Miles 

Plum Creek 
Shorefront 

Miles 

% Owned by 
Plum Creek # Existing Structures 

Big W Twp. 9.8 7.3 74% 50 

Taunton & 
Raynham 

3.3 0.9 27% 31 

Sandbar Tract 4.9 0.1 2% 28 

Sapling Twp. 4.0 3.6 91% 30 

Big Moose Twp. 17.7 3.7 21% 4 

Lily Bay Twp. 21.3 3.7 18% 

Campground at Stevens Point 
has 8 cottages, 50+- sites, a 
store, marina, year round 
residence; 141 structures in the 
Township, and 150 lots along 
the shore of Moosehead Lake. 

 
Upper Wilson Pond 

Upper Wilson Pond has 8.5 miles of shorefront.  Plum Creek’s 8.3 miles of 
ownership represents 98% of the total.  Currently, there are 15 camps on the pond, and 27 
lots on the shore within Bowdoin College Grant West; plus an unknown number of 
shorefront lots in Greenville. 
 

In sum, the Moosehead region is — and has been — developed around its 
shorelands.  In fact, research conducted in 1993 by Maine Audubon Society, Audubon 
Society of New Hampshire, and the Appalachian Mountain Club shows that the 
Moosehead region has seen some of the highest amount of development and the highest 
amount of shoreland development in the northern forest lands of Vermont, New 
Hampshire and Maine.  This research is summarized in the following maps. 
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Source: An Inventory and Ranking of the Key Resources of the Northern Forest Lands of Vermont, New 
Hampshire and Maine, Appalachian Mountain Club, Audubon Society of New Hampshire, and Maine 
Audubon Society, September 1993;  p. 85. 
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Source: An Inventory and Ranking of the Key Resources of the Northern Forest Lands of Vermont, New 
Hampshire and Maine, Appalachian Mountain Club, Audubon Society of New Hampshire, and Maine 
Audubon Society, September 1993;  p. 85. 
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10.  Proposed Uses:  Describe all proposed uses of the land involved in this 
rezoning petition.  If any subdivisions are proposed, describe the types of 
subdivisions (seasonal, year-round, residential, commercial, etc.)  and the 
numbers and sizes of lots within each subdivision (including any common 
areas or lots designated to remain undeveloped).  Attach a site plan that shows 
all locations of the proposed subdivisions within the concept plan.  If 
structural development is proposed, describe its type, size and use and attach 
a preliminary site plan that shows how such structural development and 
support facilities will be located.  If any other use is proposed, describe in 
detail what that use will be and why it is being proposed.   

The Plan Area will be rezoned to a single P-RP subdistrict.   Management, development 
and protection “zones” overlay the entire Area.  Existing protection subdistricts remain in the 
Plan Area except that Great Pond Protection Subdistricts (P-GP) will be rezoned to allow 
development. 

The Concept Plan includes development, conservation, and recreation components.   
 

Development Components: The Plan establishes development zones to accommodate 
residential, nonresidential and resort development. These zones encompass approximately 
20,500 acres and there is no possibility for residential or resort development beyond the 
boundaries of the development zones.  The development zones are shown on the maps at the end 
of this section. 

   
Conservation Components: Development will be “balanced” by 90,000 acres of 

permanent conservation easement. In addition to prohibiting development, the balance easement 
will also guarantee, in perpetuity, public access and sustainable forestry.   Furthermore, the Plan 
provides, as a benefit to the public, of an additional 340,000 acres of conservation (295,000 acres 
within the Concept Plan Area and 45,000 acres outside the Concept Plan Area).  These 
conservation areas will serve residents and visitors wishing to recreate in the region, protect 
unique natural landscapes, and permit sustainable forest management. 
 

Recreation Components: The recreation components include hiking, cross-country skiing, 
and snowmobile trail easements and provide additional benefits to the public.  

 
Development Components 

 
The Concept Plan includes four types of development zones – residential,  mixed use, 

resort, and commercial/industrial.  These zones are close to service centers, existing development 
and/or areas within close proximity to the public highways that serve the region. The 
development zones are based upon those that apply under LURC’s Rangeley Plan.  The zones 
are located and designed to accommodate development needs for the life of the Plan.    
 

Permanent conservation areas surround these zones and prevent their expansion.   
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All protection subdistricts within the development zones remain in effect unchanged for 

the 30-year life of the Plan and are classified as protection “zones,” except that, as necessary, P-
GP subdistricts have been rezoned to allow for development. 
 

Development is concentrated in the following areas: 
 

§ Long Pond 
§ South Brassua Lake 
§ Rockwood – Blue Ridge 
§ Route 6/15 Corridor 
§ Moose Bay  
§ Upper Wilson Pond 
§ Beaver Cove 
§ Lily Bay Residential 
§ Lily Bay Resort 
§ Big Moose Mountain Resort 

 
All proposed zones are depicted in the Development Area Maps that follow.  These maps 

show the various zone locations and their boundaries. The provisions for each of these zones are 
set forth in the Land Use Zones and Standards for the Concept Plan for Plum Creek’s Lands in 
the Moosehead Lake Region (hereinafter “Land Use Zones and Standards”).   
 

Overall residential development in all of the Concept Plan’s development zones is capped 
for the life of the Concept Plan at a maximum 975 Residential Dwelling Units.  Affordable 
housing, employee housing and on-site caretaker/manager housing are not included in the cap.     
 

Please note that Separation Zones, as defined by the Maine Forest Practices Act, have 
been delineated on a stand-alone map, separate from the above-described Development Area 
Maps.  Plum Creek will defer development in the Separation Zones until the earliest of the 
following events:  1) ten years has elapsed from the date the harvest was completed, or 2) 
sufficient regeneration of the harvested area has occurred.  Sufficient regeneration will be 
determined under 04-058 Maine Forest Service Chapter 20 Forest Regeneration & Clearcutting 
Standards.  
 
Areas Allowing Residential and Mixed Use Zones 
 

Residential development under the Concept Plan will be located primarily in two types of 
residential zones.  They are designated: 

 
§ D-RS2M – Community Residential Development Zone 
§ D-RS3M – Residential Recreation Development Zone 

 
The D-RS2M zone accommodates subdivisions and a range of housing types such as 

single and multi- family residential dwellings.  It also allows for community facilities.  The D-
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RS3M residential zone provides for low-density residential development and accommodates 
single-family residential units and subdivisions.   
 

Residential development may be located in any of the residential development zones, 
subject to designated caps, as well as in the Big Moose Mountain Resort Area.   
 

Located adjacent to or within some of the residential zones are small general 
development zones that will accommodate mixed-use development.  They are designated as 
follows: 
 

§ D-GN3M – Rural Mixed-Use Development Zone  
 

The purpose of the D-GN3M zone is to provide for a range of complementary uses, 
including both commercial and residential uses, that have a similar size, scale and character as 
the uses allowed in the residential zones.   

Long Pond Development Area 
 

All development zones in this area will be designated as D-RS3M.   
 

The Concept Plan caps development in this area to a maximum of 110 Residential 
Dwelling Units.  Approximately 75 of these Residential Dwelling Units will be located on the 
shorefront.  Final location of development, and number of units, will be subject to site limitations 
and will be determined at the subdivision approval stage. Most of these units will be located east 
of the Narrows, on both the north and south shores of the Pond, with a few more of these units 
located in a small zone on the southwest side of the Narrows.   
 

Shorefront lots may range in size from 1/2 acre to 3 acres.  Backlots may range in size 
from ½ acre to seven acres.  All lots will have the option of having utility service. Access to 
subdivisions will be directly off Route 6/15 or over existing Plum Creek haul roads. 
 

The size of the development zones in the Long Pond Development Area are as follows: 
 

§ Acres on Northeast Shore in D-RS3M Zone: 323 acres. 
• Protection Zones:  3 acres. 
• Total shorefront: 10,576 feet 
• Shorefront in protection zone: 1,454 feet 

 
§ Acres on Northwest Shore in D-RS3M Zone: 250 acres 

• Protection Zones: 0 
• Total Shorefront: 7,558 feet 
• Shorefront in protection zone: 0 feet 

 
§ Acres on Southeast Shore in D-RS3M Zone: 912 acres. 

• Protection Zones: 37 acres 
• Total shorefront: 13,938 feet 
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• Shorefront in protection zone: 6,532 feet 
 
§ Acres on Southwest Shore in D-RS3M Zone: 15 acres. 

• Protection Zones: 0 acres 
• Total shorefront: 913 feet 
• Shorefront in protection zone: 0 feet 

 
(See Map:  Long Pond Development Area at the end of this section.) 

South Brassua Lake Development Area 
 

The development zones in this area are a D-RS2M (Community Residential Development 
Zone) on the South Peninsula, and a D-RS3M (Residential Recreation Development Zone) on 
the eastern shore. Two D-GN3M (Rural Mixed-Use Development Zones) are provided; one 
centrally sited on the peninsula, and the other located on Route 6/15. 

The Concept Plan caps residential development in this area at a maximum of 250 Residential 
Dwelling Units. Approximately 110 of these Residential Dwelling Units will be located on the 
shorefront. Almost all units will be located on the South Peninsula, however, provision is made 
for a limited number of units on the eastern shore of the lake near the Poplar Hill development. 
Final location of development, and number of units, will be subject to site limitations and will be 
determined at the subdivision approval stage. 

Shorefront lots may range in size from ½ acre to 3 acres.  Back lots may range in size from ½  
acre to 7 acres.  All lots on the Peninsula will have utility services.  Access to Peninsula 
development will be off Route 6/15.  Access to shorelots on the east side of the lake will be by 
water, unless road access can legally be secured at a future date. 

The size of the development zones in the South Brassua Lake Development Area are as follows: 

§ Acres on South Peninsula D-RS2M Zone: 2,721 acres 
• Protection zones: 135 acres 
• Total shorefont: 45,989 feet 
• Shorefront in protection zone: 6,351 feet 

 
§ Acres in D-GN3M Zone: 34.6 acres 

• Protection zones: 0 acres 
 

§ Acres on East Shore D-RS3M Zone: 60 acres 
• Protection Zones:  0 acres 
• Total shorefront: 5,333 feet 
• Shorefront in protection zone: 0 feet 

 
§ Acres at Rt. 6/15 and Railroad D-GN3M Zone: 56 acres 

• Protection zones: 3 acres 
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• Total shorefront: 763 feet 
• Shorefront in protection zone: 0 feet 

 
(See Map:  South Brassua Lake and Rockwood/Blue Ridge Development Areas) 

Rockwood/Blue Ridge Development Area 
 

The Rockwood/Blue Ridge Development Area contains the two types of residential zones 
(D-RS2M, and D-RS3M), and a Rural Mixed Use Development Zone (D-GN3M).   
 

One D-RS2M zone is west of the existing village, on Route 6/15, near the entrance to the 
Brassua Dam site.  Along Route 6/15 where the road follows the shore of Brassua Lake is a D-
RS2M zone.  A D-RS3M zone is located on the southeastern side of Blue Ridge.  Adjacent to 
Rockwood Village is a D-GN3M zone, with a D-RS2M zone adjacent to, and west of it.   
 

It is estimated that approximately 160 Residential Dwelling Units will be located in this 
area.  It is estimated that 3 of these units will be shorefront.  The amount and location of 
development will be subject to site limitations and will be determined at the subdivision approval 
stage.  The total 975 Residential Dwelling Unit cap may not be exceeded.  Affordable Housing 
units may be located in this area. Shorefront lots will range in size from ½ acre to 3 acres.  
Backlots may range in size from ½  acre to 7 acres.  All lots will have electric and telephone 
service.  Access will be off Route 6/15. 

The sizes of the development zones in the Rockwood/Blue Ridge Development Area are 
as follows: 

West of the village on Route 6/15, near the entrance to the Brassua Dam site: 
§ D-RS2M Zone: 181 acres 

• Protection zones: 0 acres 

Along Route 6/15, on shore of Brassua Lake: 
§ D-RS2M Zone: 860 acres 

• Protection zones:  1 acre 
• Total shorefront: 7,754 feet 
• Shorefront in protection zone: 308 feet 

Southeastern side of Blue Ridge: 
§ D-RS3M Zone: 1,998 acres 

• Protection zones:  8 acre 

Adjacent to Rockwood village: 
§ D-GNM Zone: 235 acres 

• Protection zones:  0.4 acre 
• Total shorefront: 594 feet 
• Shorefront in protection zone: 0 feet 
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§ D-RS2M Zone: 628 acres 
• Protection Zones: 5 acres 
• Total shorefront: 746 feet 
• Shorefront in protection zone: 428 feet 

Top of Blue Ridge:  
§ M-GNM Zone: 290 acres (development is not allowed in the M- GNM zone) 

 
(See Map:  South Brassua Lake and Rockwood/Blue Ridge Development Areas.) 

Route 6/15 Corridor Development Area  
 

The Route 6/15 Corridor Development Area is comprised of a Residential Recreation 
Development Zone (D-RS3M) and a Rural Mixed-Use Development Zone (D-GN3M).   An 
existing Commercial Industrial Development Zone (D-CIM) is also located in this area.  It is 
estimated that approximately 125 units will be located in this area.  It is estimated that 20 of 
these units will be shorefront  The amount and location of development will be subject to site 
limitations and will be determined at the subdivision approval stage.  Affordable housing units 
may be located in this area 

Shorefront lots will range in size from 1/2 acre to 3 acres.  Backlots may range in size 
from ½ acre to 7 acres.  All lots will have electric and telephone service.  Access will be off 
Route 6/15. 

The size of the development zones in the Route 6/16 Corridor Development Area are as 
follows: 

§ D-RS3M Zone: 2,842 acres 
• Protection Zones: 506 acres 
• Total shorefront: 23,161 feet 
• Shorefront in protection zones: 13,727 

 
§ D-GN3M Zone: 87 acres 

• Protection Zones: 0.6 acres 
• Total shorefront: 1,342 
• Shorefront in protection zones: 136 feet 

 
(See Map:  Route 6/15 Corridor Development Areas and Existing Commercial / Industrial Zone 
at the end of this section.) 
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Moose Bay Development Area  
 

The proposed zones in this area are D-RS2M (Community Residential Development 
Zone) and a small D-GN3M (Rural Mixed-Use Development Zone) located on Route 6/15.  

It is estimated that approximately 110 units will be located in this area with 
approximately 12 of these units on the shore of Moosehead Lake, however, the amount and 
location of development will be subject to site limitations and will be determined at the 
subdivision approval stage. Affordable Housing units may be located in this area. 

Shorefront single-family units will be on lots ranging in size from 1/2 acre to 3 acres.  
Single-family back lots may range in size from ½ acre to 7 acres.  Both single-family and multi-
family units are permitted.  Affordable Housing may be integrated into this area.  All units will 
have electric and telephone service.  Access will be directly off Route 6/15. 

The sizes of the development zones in the Moose Bay Development Area are as follows: 

§ D-RS2M Zone: 1,123 acres 
• Protection Zones: 55 acres 
• Total shorefront: 8,578 feet 
• Shorefront in protection zone: 698 feet 
 

§ Acres in D-GN3M Zone: 20 acres 
• Protection Zones: 0 acres 

 
(See Map:  Moose Bay Development Area at the end of this section.) 

Upper Wilson Pond Development Area 
 

The zone proposed for this area is a D-RS3M (Residential Recreation Development 
Zone).  Upper Wilson Pond is a Management Class 4 Lake.   
 

The Concept Plan caps development at 32 single-family Residential Dwelling Units on 
this pond.  It is estimated that approximately 16 of these units will be shorefront.  The amount 
and location of development will be subject to site limitations and will be determined at the 
subdivision approval stage. 

The shorefront lots may range in size from 1/2 acre to 3 acres; back lots may range in size 
from 1/2 acre to 7 acres.  Access will be off Lily Bay Road, using the Prong Pond/Upper Wilson 
haul road.  Utilities may not be provided to this area. 

 The sizes of the development zones in the Upper Wilson Pond Development Area are as 
follows: 

§ D-RS3M Zone: 184 acres 
• Protection Zones: 0 acres 
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• Total shorefront: 4,561 feet 
• Shorefront in protection zones: 0 feet 

 
(See Map:  Beaver Cove and Upper Wilson Pond Development Areas at the end of this section.) 

Beaver Cove Development Area  
 

The development zone in this area will be designated as a D-RS3M zone (Residential 
Recreation Development Zone). 

It is estimated that approximately 32 units will be located in this area, however, the 
amount and location of development will be subject to site limitations and will be determined at 
the subdivision approval stage.   

Lots sizes may range in size from 1/2 acre to 7 acres.  All lots will have electric and 
telephone service.  Access will be off the Lily Bay Road. 

The size of the development zone in the Beaver Cove Development Area is as follows: 

§ D-RS3M Zone:  117 acres 
• Acres in Protection Zones:  0.1 acres 

 
(See Map:  Beaver Cove and Upper Wilson Pond Development Areas at the end of this section.) 

Lily Bay Residential Development Area  
 

The Lily Bay Residential Development Area contains a D-RS2M (Community 
Residential Development Zone) and a D-RS3M (Residential Recreational Development Zone). 
 

The Concept Plan caps residential development in this area at a maximum of 154 
Residential Dwelling Units.  Approximately 24 of these Residential Dwelling Units will be 
located in the D-RS2M zone and 130 in the D-RS3M zone. The amount and location of 
development will be subject to site limitations and will be determined at the subdivision 
approval. 

Lots sizes in each zone may range in size from 1/2 acre to 7 acres.  All lots will have 
electric and land- line telephone service.  Access to each zone will be off the Lily Bay Road.  

The sizes of the development zones at the Lily Bay Residential Development Area are as 
follows: 

 
§ D-RS2M Zone: 357 acres 

• Protection zones: 21 acres 
 
§ D-RS3M Zone: 3,224 acres 
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• Protection Zones:  143 acres 
 
(See Map:  Lily Bay Resort and Lily Bay Residential Development Areas at the end of this 
section.) 
 
Resort Zones 

 
Resort development will be located in two D-GN2M Resort Development Zones: one at 

Big Moose Mountain and a smaller one at Lily Bay.   
 
The two D-GN2M Resort Development Zones will accommodate a broad mix of 

compatible tourism, recreational, commercial and residential uses, and allow for larger scale 
development that is appropriate to resorts. 

Big Moose Mountain Resort Area  
 

The Big Moose Mountain Resort Area will be designated as a D-GN2M (Resort 
Development Zone).  The area includes the east and north slopes of the mountain, some limited 
shoreland on Indian Pond, approximately two-thirds of the Burnham Pond shoreland, and Deep 
Cove on Moosehead Lake.   
 

The Concept Plan limits resort development in the Big Moose Mountain Resort Area to 
800 Resort Accommodations.  In addition, employee housing may be located here. Further, Plum 
Creek may relocate Residential Dwelling Units in the Big Moose Mountain Resort Area, subject 
to the total Residential Development Cap for the Concept Plan Area of 975 Residential Dwelling 
Units.  Resort Accommodations built on Indian Pond will be low impact. 
 

In the Big Moose Mountain Resort Area, Resort Accommodations as well as Residential 
Dwelling Units transferred into the area from other areas can be up to 7 acres.  There is no limit 
on commercial lot sizes.  There will be utility services for the resort’s entire infrastructure.  The 
resort will be accessed off Route 6/15.   
 

Within the Big Moose Mountain Resort Area’s D-GN2M zone, all existing protection 
subdistricts will remain in place (except the shoreland P-GP zones, which will be rezoned to 
allow for resort development).  Some M-GNM zones also fall within the overall resort area.  
 

The size of the development zones at Big Moose Mountain Resort Area are as follows: 

Big Moose Mountain Mountain to Rte. 6/15: 
 

§ D-GN2M Zone: 3,553 acres  
• Protection zones: 155 acres 
• M-GNM zone: 107 acres 
• Total shorefront on south shore of Burnham Pond: 10,189 feet 
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• Shorefront in protection zones on south shore of Burnham Pond: 
 2,815 feet 

North Shore of Burnham Pond: 
 

§ D-GN2M Zone: 211 acres  
• Protection zones: 0.4 acres 
• Total shorefront on northeast shore of Burnham Pond: 4,022 feet 
• Shorefront in protection zones on northeast shore of Burnham 

Pond: 96 feet 

Indian Pond: 
§ D-GN2M Zone: 110 acres  

• Protection zones: 2 acres 
• Total shorefront: 7,068 feet 
• Shorefront in protection zones: 0 feet 

Deep Cove:  
§ D-GN2M Zone: 572 acres 

• Protection zones: 2 acres 
• Total shorefront: 9,940 feet (this development area is separated 
 from the lakefront by the railroad track) 
• Shorefront in protection zones: 0 feet 

 
(See Map:  Big Moose Mountain Resort Area Development Zone at the end of this section.) 

Lily Bay Resort Area  
 

The Lily Bay Resort Area will be designated as a D-GN2M (Resort Development Zone).  
The Resort Development Zone is approximately 800 acres and has frontage on Moosehead Lake.   
 

The Concept Plan limits resort development in the Lily Bay Resort Zone to 250 Resort 
Accommodations.  In addition, employee         housing may be located here.  Resort 
Accommodations built in the area east of the Lily Bay Road will be low impact. 
 

There is no limit on commercial lot sizes.  There will be utility services for the resort’s 
entire infrastructure.  The resort will be accessed off the Lily Bay Road.   
 

Within the Lily Bay Resort Area’s D-GN2M zone, the size of the development zones are 
as follows: 
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Lily Bay, West of Lily Bay Road: D-GN2M zone: 725 acres 
• Protection Zones: 50 acres 
• Total shorefront: 9,888 feet 
• Shorefront in protection zones: 1,389 feet 

Lily Bay Township, East of Lily Bay Road: D-GN2M Zone: 52 acres 
• Protection Zones: 0 acres. 

 
(See Map:  Lily bay Resort and Lily Bay Residential Development Areas at the end of this 
section.) 
 
Existing Commercial/Industrial Zone  
 

An existing LURC-approved Commercial Industrial (D-CI) subdistrict is within the 
Route 6/15 Corridor area, between Route 6/15 and the railroad tracks.  This subdistrict allows for 
commercial and industrial development that is not compatible with residential uses.  The existing 
allowed uses in this zone will be retained under the Concept Plan with the following designation: 
 

§ D-CIM – Commercial Industrial Development Zone:  90 acres. 
 
(See Map:  Route 6/15 Corridor Development Areas and Existing Commercial/Industrial Zone at 
the end of this section.) 
 

Conservation Components 

 
The conservation components described in this section include: (a) the Balance 

Conservation Easement, (b) the Conservation Framework, and (c) other conservation measures, 
which will prohibit development and protect resources for  the life of the 30-year Concept Plan.   
 

“Balance Conservation” is that certain working forest conservation easement which has 
been donated by Plum Creek for balance, and is more particularly described in Section G.3.a. 
below.  The “Conservation Framework” consists of those purchased working forest conservation 
easements and conservation fee sales which provide additional public benefit.  The Conservation 
Framework is defined in Section G.3.b.   
 

All together, these conservation measures will permanently conserve 386,000 acres 
(95%) of the Concept Plan Area.   
 
Balance Conservation Easement 
 

The Balance Conservation consists of a single working forest conservation easement 
covering approximately 90,000 acres (the “Balance Conservation Easement”).  In summary, the 
Balance Conservation Easement specifies that no residential development will ever be permitted, 
public foot access will be guaranteed and all forest management activities will be sustainably 
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managed in accordance with a Resource Management Plan. All of the Balance Conservation is 
permanent and will take effect immediately upon Concept Plan approval.   
 
The Balance Conservation Easement Area is described as follows. 

Lily Bay to Upper Wilson Pond  
 

 The Balance Conservation Easement Area extends from the east shore of Spencer 
Bay south and east to the Frenchtown/Lily Bay Township line; it includes most of 
Beaver Cove Township, surrounds Upper Wilson Pond, and terminates on the high 
ridge south of the Pond.   
 

Long Pond to Brassua Lake  
 
 The easement  runs from the western end of Long Pond to and including the western 

shore of Brassua Lake, on both sides of the Moose River.  The area includes land 
north of Long Pond and the Moose River, and the watershed of Demo Pond.  To the 
south, it includes a large area that extends two miles south of the Moose River and the 
northern shore of Long Pond.   
 

Moosehead Lake Outlets to Indian Pond  
 The Balance Conservation Easement in this area covers the land adjoining Indian Pond 
and the East and West Outlets, from ½ mile to 1 mile wide.  Conservation land in this area 
includes land located on Blue Ridge in Rockwood and on Big Moose Mountain, including lands 
adjoining the State-owned Little Moose Unit.  High land seen from Knights Pond and other 
pristine ponds nearby is also protected under this conservation easement. 

 
  The three large conservation areas described above include 15 pristine ponds.  However, 
easements on another 45 pristine ponds scattered throughout the Plan Area will also be granted 
upon Concept Plan approval.1  All easements on these latter ponds will be 500 feet wide as 
measured from the high water mark.  Conservation on pristine ponds will protect 89 miles of 
shoreland and all of Plum Creek’s shoreland ownership on all 60 of these waterbodies.  These 60 
ponds are listed below. 
 
  In addition, the Balance Conservation Easement includes all of Plum Creek’s shorefront 
ownership in Big W Township on Moosehead Lake, most of the north and western shores of 
Brassua Lake, and significant portions of shorefront of Long, Indian, and Upper Wilson Ponds 
Also, over 5 miles of the Moose River is within the Balance Conservation Easement Area and 
will be permanently protected.  This section of the river runs from the outlet at the east end of 

                                                 
1  The 10 ponds in the Roach Ponds area are not included here because the Roach Pond Acquisition Area is part of a 
conservation sale, and therefore cannot be counted as “balance”. 
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Long Pond, for the length of the Moose River, to an inlet on Little Brassua Lake, an area 
primarily in Sandwich Academy Grant Township.   
 
Under the terms of the working forest conservation easement for these areas: 

 
§ Public foot access shall be permitted;  
§ No Residential Dwelling Units or Resort Accommodations will be permitted; and  
§ all forest management activities will be managed in accordance with a Resource 

Management Plan approved by the holder of the Balance Conservation Easement.  
The terms of the Balance Conservation Easement and the Moosehead Legacy 
Conservation Easement are similar.  There must be SFI or other third-party 
certification of management practices. 

 
The Balance Conservation Easement (excluding the trail rights of way) will be held by the Forest 
Society of Maine.   
 
(See Map:  Balance Conservation Easement at the end of this section.) 
   
Conservation Framework  
 
As additional public benefit, Plum Creek has entered into a set of binding agreements with The 
Nature Conservancy to create the Conservation Framework.  These agreements are contingent 
upon Commission approval of this Concept Plan.  The Conservation Framework consists of: 
 

§ The sale of a conservation easement, the Moosehead Legacy Conservation 
Easement, comprising approximately 266,000 acres. 

 
§ The fee sale of the 29,500-acre Roach Pond Acquisition Area to a conservation 

purchaser; and 
 

§ The fee sale of Number Five Bog (45,000 acres located outside the Plan Area) to 
a conservation purchaser. 

  
Other Conservation Measures 

Protection Subdistricts  
 
  LURC has established various “protection” subdistricts, such as Fish and Wildlife (P-
FW), Great Pond (P-GP),  Accessible Lake (P-AL), Mountain Area (P-MA), Recreation 
Protection (P-RR), and Shoreland (P-SL) subdistricts that set out appropriate restrictions on land 
use within these mapped areas.  Existing zoning regulations are intended to protect sensitive 
resources from irresponsible development and inappropriate use (see Chapter 10, of the 
Commission’s existing Rules  and Standards). 
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M-GNM Subdistrict  
 

The allowable uses in the M-GNM Zone under the Concept Plan P-RP subdistrict are 
effective for the 30-year term of the Concept Plan.  The protection of the commercial forest land 
base for wood and fiber production is a major objective of the Plan.   To that end, roughly 95% 
of the land base in the Concept Plan Area will be zoned M-GNM and continue to be managed as 
a commercial working forest subject to sustainable forestry standards.  This Concept Plan 
removes the existing residential development provisions of LURC’s M-GN. 
   

Recreation Components  

 
The recreation components of the Concept Plan are described below. 

 
Additional benefits offered through the Concept Plan includes 3 recreation trails: 

 
§ the ITS Snowmobile Trail Right of Way: 74 miles; 
§ the Peak to Peak Hiking Trail Right of Way: 67 miles; and  
§ the northern part of the Moosehead-to-Mahoosucs Ski Trail Right of Way for 

cross-country skiing, biking, and hiking: 12 miles. 
 

The ITS Snowmobile Trail Right of Way will be held by the Maine Bureau of Parks and 
Lands and the Moosehead-to-Mahoosucs Ski Trail and Peak to Peak Hiking Trail Rights of Way 
will be held by the Western Mountains Charitable Foundation.  All of the trails which make up 
the Concept Plan’s recreation components are more particularly described in the pro forma 
documents found in Section H. 
 
(See Map:  Permanent Trail Easements at the end of this section.) 
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11.  Consistency with the Comprehensive Land Use Plan:  The Commission’s 
plan includes specific goals to guide the location of new development; to 
protect and conserve forest, recreational, plant or animal habitat and other 
natural resources; to ensure the compatibility of land uses with one another; 
and to allow for a reasonable range of development opportunities important 
to the people of Maine. 
 
Carefully read and refer to the Commission’s Comprehensive Land Use Plan 
(particularly the objectives and policy statements found on pages 134-143).  
Explain how the proposed change in zoning will be consistent with the 
Commission’s Comprehensive Land Use Plan. 
 
 

The Commission, in its Comprehensive Land Use Plan (“CLUP”), has identified four 
core values to define and protect the distinctive character of the jurisdiction.  These are: 

1. The economic value of the jurisdiction for fiber and food 
production, particularly the tradition of a working forest, largely on 
private lands.  This value is based primarily on maintenance of the 
forest resource and the economic health of the forest products 
industry.  The maintenance of farm lands and the viability of the 
region’s agricultural economy is also an important component of 
this value. 

2. Diverse and abundant recreational opportunities, particularly for 
primitive pursuits. 

3. Diverse, abundant and unique high-value natural resources and 
features, including lakes, rivers and other water resources, fish and 
wildlife resources, ecological values, scenic and cultural resources, 
coastal islands, and mountain areas and other geologic resources. 

4. Natural character values, which include the uniqueness of a vast 
forested area that is largely undeveloped and remote from 
population centers. 

Comprehensive Land Use Plan, Pg. 114. 

The proposed Concept Plan is consistent with these core values and will protect the 
distinctive character of the Plan areas in perpetuity. 

Forest Resources 

The 408,000 acres that comprise the land area of the Concept Plan are an integral part of 
Plum Creek’s working forest lands.  A primary purpose of the Concept Plan is to protect, 
maintain and enhance this land as working forest.  The Concept Plan maintains 87% of the land 
area as working forest.  The proposed development areas are sited to avoid impacts to significant 



 

1216421.1 2

natural resources, specifically including high value stands and other areas identified by the 
Maine Natural Areas Program.  More significantly, the Concept Plan, through the proposed 
conservation easements, provides the potential for 340,000 acres to be permanently protected 
allowing forest management activities, but prohibiting residential, commercial and industrial 
development.   

Recreational Opportunities 

The Concept Plan protects, preserves and enhances recreational opportunities in the 
region. 

The Concept Plan includes permanent right-of-way easements for three significant new 
trail corridors.  The Peak-to-Peak trail is an 85 mile hiking/biking trail system around the 
southern half of Moosehead Lake.  The trail will provide the opportunity for connection to the 
Appalachian Trail and the Moosehead to Mahoosucs trail.  There will be three associated spur 
trails: from Lily Bay Road to the top of Lily Bay Mountain, a trail to the top of Number Four 
Mountain and the Bluff Mountain to White Cap trail.  The Moosehead to Mahoosucs trail will be 
12 miles.  It will be part of the trail/hut system supported by the non-profit Western Mountains 
Foundation.  The trail will provide cross-country skiing, hiking and biking opportunities.  The 
third trail right-of-way will guarantee that the ITS (Interconnected Trail System) 55 mile 
snowmobile trail across Plum Creek’s lands will be available in perpetuity.  These trail facilities 
increase and diversify the recreational opportunities in the area. 

The Concept Plan also protects 60 ponds from future development, and the shorefront of 
the Moose River.  Many of the ponds and the river provide high value fishing, hiking and 
wildlife viewing opportunities.  Most of the ponds are undeveloped and eight are classified as 
remote.  The permanent protection of these waterbodies guarantees that these resources will be 
protected and preserved so that they will provide primitive recreation opportunities in perpetuity. 

The extensive landscape scale areas protected from future development, with guaranteed 
public access, assure that diverse and abundant recreational opportunities, particularly primitive 
recreational opportunities, such as hiking, hunting, fishing and camping, will be available in 
perpetuity.  Resorts at Big Moose Mountain and Lily Bay will potentially further diversify and 
increase the recreational opportunities in the area.  The trails associated with the resorts will 
increase the opportunities for primitive recreation such as hiking, cross country skiing, 
snowshoeing, biking and photography.  All of these opportunities will be significantly enhanced 
through the permanent conservation made possible by the Balance Conservation Easement and 
the Conservation Framework. 

Natural Resources 

Upon Plan approval over 400,000 acres of land will be devoted to permanent 
conservation (a 90,000 acre working forest easement donated to the State as balance, 340,000 
acres as part of the Conservation Framework).  These conservation components will protect, in 
perpetuity, unique and high value resource areas such as remote ponds, fish and wildlife 
resources, watershed values, botanical resources, scenic qualities, fragile areas, forest resources, 
and mountain areas.  The permanent protection provided by the donated working forest Balance 
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Conservation Easement and by the Conservation Framework will protect the region’s resource 
values in perpetuity. 

The development zones are located to minimize impact on high value resources.  They 
can never be expanded because they are surrounded by permanent easements.  The Plan does not 
change the boundary, location or standards of any of the existing Protection zones, except 
portions of Great Pond Protection subdistricts.  At the time of subdivision and resort 
applications, each development plan will be proposed in detail.  Subsequent to approval of the 
Concept Plan, subdivision applications  will provide specific details about their design and 
specific locations within the development zones.   

Natural Character Value 

As the CLUP indicates, in large measure, the jurisdiction’s unique value is due to the 
presence of “a vast forested area that is largely undeveloped and remote from population 
centers.”  (CLUP, pg. 114.)  The Concept Plan, including the Balance Conservation Easement 
and the Conservation Framework, provides landscape scale conservation.  This permanent 
conservation area connects Jackman to Moosehead Lake and to The Roaches.  The Plan also 
provides for the sale 29,500 acres in the Roach Ponds Conservation Acquisition to The Nature 
Conservancy.  This acquisition would connect Moosehead Lake with the 100-Mile Wilderness 
area and the holdings of the Appalachian Mountain Club.  The Concept Plan includes 356,000 
acres to be permanently conserved. 

The Concept Plan inc ludes consolidated and limited development near service centers 
and existing communities, in areas near Jackman, Rockwood, Greenville, Big Moose Mountain, 
Beaver Cove and Lily Bay.  Development on remote ponds and the Moose River, Big W, the 
west side of Brassua, Prong Pond, and the east side of Upper Wilson Pond and Indian Pond has 
been eliminated.  The Plan locates development along the main travel corridors.  The Concept 
Plan permanently protects vast forested/undeveloped areas.  The conservation offered as balance 
is strategically located to surround the proposed development areas thereby containing 
development and preventing sprawl in perpetuity.  Thus, the Plan solidifies and permanently 
achieves the protection of the Commission’s principal values.  It also achieves a level of 
conservation that cannot be accomplished through LURC-imposed prospective zoning. 

The CLUP also sets out the three broad goals that the Commission’s policies are intended 
to achieve.  These are: 

1. Support and promote the management of all the resources, based 
on the principles of sound planning and multiple use, to enhance 
the living and working conditions of the people of Maine, to ensure 
the separation of incompatible uses, and to ensure the continued 
availability of outstanding quality water, air, forest, wildlife and 
other natural resource values of the jurisdiction. 

2. Conserve, protect and enhance the natural resources of the 
jurisdiction primarily for fiber and food production, nonintensive 
outdoor recreation and fisheries and wildlife habitat. 
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3. Maintain the natural character of certain areas within the 
jurisdiction having significant natural values and primitive 
recreation opportunities. 

CLUP, pg. 134. 

These broad goals generally mirror and implement the four principal values discussed 
above.  Chapter 5 of the CLUP amplifies the broad goals and the following are key goals and 
policies from Chapter 5 that relevant to the Concept Plan.  A statement follows each broad goal 
and policy referencing where in the Petition each are addressed.  Discussion of each goal and 
policy is not limited to referenced sections of the Petition documents. 

• Cultural, Archaeological and Historical Resources 

 Goal: Protect and enhance archaeological and historical resources of cultural 
significance. 

 Policy:  Identify and protect unique, rare, and representative cultural resources to 
preserve their educational, scientific, and social values. 

o Petition Section 14 addresses Cultural, Archaeological and Historical 
Resources 

• Forest Resources 

 Goal:  Conserve, protect and enhance the forest resources which are essential to 
the economy of the state as well as to the jurisdiction. 

 Policies:  Discourage development that will interfere unreasonably with 
continued timber and wood fiber production, as well as primitive outdoor 
recreation, biodiversity, and remoteness, and support uses that are compatible 
with these values. 

 Discourage land uses that are not essential to forest management or timber 
production on highly productive forestlands. 

o Petition Sections 13, 14, 21, and 22 address Forest Resources 

• Mountain Resources 

 Goal:  Conserve and protect the values of high mountain areas from undue 
adverse impacts. 

 Policy:  Regulate high mountain areas to preserve the natural equilibrium of 
vegetation, geology, slope, soil, and climate, to reduce danger to public health and 
safety posed by unstable mountain areas, to protect water quality, and to preserve 
scenic values, vegetative communities, and low-impact recreational opportunities. 

o Petition Section 18g addresses Mountain Resources 

• Recreational Resources 

 Goal:Conserve and protect the natural beauty and unspoiled qualities of the 
waters, shorelands, mountains, plant and animal habitats, forests, scenic vistas, 
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trails and other natural and recreational features in order to protect and enhance 
their values for a range of public recreational uses. 

 Policies:  Protect remote, undeveloped and other significant recreational areas, 
including such areas around rivers and streams, trails, ponds and lakes, to protect 
their natural character for primitive recreational activities such as canoeing, 
hiking, fishing and nature study. 

 Encourage diversified, nonintensive, nonexclusive uses of recreational resources. 

 Promote a range of recreational opportunities, including (a) major, intensive 
recreational facilities near organized areas or in new development centers 
determined to be appropriate, (b) less- intensive, nonexclusive recreational 
facilities in other areas, and (c) opportunities for primitive recreation without 
intrusion from more intensive forms of recreation. 

o Petition sections 8, 10, 14, 15, 20, and 21 address Recreational Resources 

• Special Natural Areas 

 Goal:  Protect and enhance identified features and areas of natural significance. 

 Policy:  Identify and protect natural areas that possess unique physical features, or 
which serve as habitat for rare, threatened or endangered species or representative 
plant communities. 

o Petition Section 22 addresses Special Natural Areas 

• Water Resources 

 Goal:  Preserve, protect and enhance the quality and quantity of surface and 
ground waters. 

 Policies:  Regulate uses of land and water, including submerged lands, 
shorelands, and wetlands, in order to prevent degradation of water quality and 
undue harm to natural habitats. 

 Protect the recreational and aesthetic values associated with water resources. 

 Conserve and protect lakes, ponds and rivers and their shorelands which provide 
significant public recreational opportunities. 

o Petition Section 14 and 18b address Water Resources 

• Wetland Resources 

 Goal:  Conserve and protect the aesthetic, ecological, recreational, scientific, 
cultural, and economic values of wetland resources. 

 Policy:  Prohibit activities that impair wetland functions or threaten wetland 
values, such as construction of buildings, disposal of sewage, sludge or manure, 
and other inappropriate land use activities. 

 Ensure that development projects in wetlands (in this order) avoid, minimize, 
restore, reduce or eliminate over time, and/or compensate for functional wetland 
losses. 



 

1216421.1 6

o Petition Section 18c addresses Wetland Resources 

• Wildlife and Fisheries Resources 

 Goal:  Conserve and protect the aesthetic, ecological, recreation, scientific, 
cultural, and economic values of wildlife and fisheries resources. 

 Policies:  Regulate land use activities to protect habitats, including deer wintering 
areas and coastal bird nesting sites, ecosystems, food sources and other life 
requisites for wildlife species 

 Protect wildlife habitat in a fashion, which is balanced and reasonably considers 
the management needs and economic constraints of landowners. 

 Regulates land use activities to protect habitats for fish spawning, nursery, 
feeding, and other life requirements for fish species. 

o Petition Section 22 addresses Wildlife and Fisheries Resources 

• Scenic Resources 

 Goal:  Protect scenic character and natural values by fitting proposed land use 
activities harmoniously into the natural environment and by minimizing adverse 
aesthetic effects on existing uses, scenic beauty, and natural and cultural 
resources. 

 Policies:  Encourage concentrated patterns of growth to minimize impacts on 
natural values and scenic character. 

 Regulate land uses generally in order to protect natural aesthetic values and 
prevent incompatibility of land uses. 

 Protect the scenic values of coastal, shoreland, mountain, recreation, and other 
scenic areas. 

o Petition Section 18h and 22 addresses Scenic Resources 

• Location of Development, Jurisdiction-wide 

Goal:  Guide the location of new development in order to protect and conserve 
forest, recreational, plan or animal habitat and other natural resources, to ensure 
the compatibility of land uses with one another and to allow for a reasonable 
range of development opportunities important to the people of Maine.  

Policies:  Provide for a sustainable pattern of development consistent with 
historical patterns which directs development to suitable areas and safeguards the 
principal values of the jurisdiction, including a working forest, integrity of natural 
resources, and remoteness 

Discourage growth, which results in scattered and sprawling development 
patterns. 

Guide development to areas near existing towns or communities and in other 
areas identified as appropriate development centers. 
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Encourage conservation of select areas of the jurisdiction that are particularly 
representative of the jurisdiction's principal values and, overall, are especially 
valued for their remote and relatively undeveloped condition. 
Work cooperatively with landowners to encourage the designation of large tracts 
of land with these values for limited or no development. 

 
Allow well planned development in areas appropriate as new development centers 
where: (a) there is a demonstrated public demand for and benefit from the 
proposed development in that area; (b) there is a demonstrated need for locating 
the development not proximate to established developed areas; (c) the 
productivity of existing forest and agricultural resources in the jurisdiction is not 
unduly harmed; (d) recreational resources and uses are not unduly harmed; (e) 
remote, natural and plant or animal habitat values are not unreasonably degraded; 
and (f) needed services are available or can be provided without unreasonable 
financial, social or environmental costs to the public. 

In areas which are not appropriate as new development centers, allow for (a) 
planned developments which depend on a particular natural feature, subject to site 
plan review, and (b) other development, subject to concept plan review. 
 
Permit subdivision for the purpose of development only in areas zoned for 
development. 

o Petition Sections 9, 10, 12, 13, 15, 19 and 21 address Location of 
Development 

 CLUP, pgs. 137-140. 

The Concept Plan is designed to satisfy all of these goals and policies.  The discussion of 
the principal values demonstrates how the Plan satisfies all of these goals and values as they 
relate to conservation, protection and enhancement of existing resources.  The goals also relate to 
locating development. 

The goals relating to development support and promote sound planning (including the 
separation of incompatible uses) and multiple uses.  The policies listed for these sections call for 
concentrated growth that is close to service centers, existing communities, public roads and 
infrastructure.  The Plan is based on principles of sound planning and these goals and policies are 
imbedded within the zoning approach.  The Concept Plan provides for multiple uses and 
provides separation between incompatible uses, for example, by providing different trail systems 
for motorized and primitive recreationists. 

The Plan provides the infrastructure needed to derive additional economic benefit from 
the natural resource-based tourism industry.  
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The Concept Plan: 

a. conserves important lake-related natural resource values, 

b. protects the remote character of the area; 

c. protects and preserves high value primitive recreation opportunities in perpetuity; 

d. removes development pressure from a vast expanse of high value working forest; 

e. provides tourism infrastructure necessary to stimulate the area’s economy; 

f. protects water quality; 

g. proposes reasonable and limited shoreland development; 

h. provides a diversity of public recreation opportunities; and 

i. provides for uses within the Plan Area which are consistent with the stated 
purpose of the unorganized territories: non- intensive outdoor recreation, and 
fisheries and wildlife habitat protection. 

 
Lake Management Program 

In 1990, the Commission amended the CLUP by adopting the Amendment to the 
Comprehensive Land Use Plan Regarding the Development and Conservation of Lakes in 
Maine’s Unorganized Areas (also referred to as the “Lake Management Program”).  The purpose 
of the Amendment was to incorporate two major planning initiatives undertaken by the 
Commission, the Wildland Lakes Assessment and the Lakes Action Program as well as to update 
information regarding the relationship between land use and water quality.  As set forth in more 
detail below, the Plan is consistent with the policies and implementation measures set forth in the 
Lake Management Program. 

Prior to presenting its 2005 Petition for Rezoning to the Commission the Applicant met 
with numerous individuals and officials, as well as some 30 organizations, in order to seek their 
input.  Then, following the four LURC sponsored scoping sessions in summer of 2005, the 
Petitioner again met with over 100 interested groups and individuals.  Following these meetings, 
and after further meetings with State and Federal officials, significant changes were made to the 
Plan. 

The proposed Resource Plan Protection Subdistrict that this Concept Plan falls within 
encompasses far more than just the lake-related development planned for the area.  
Approximately 90,000 acres of donated conservation is offered to provided 1) a publicly 
beneficial balance, 2) comparable conservation, and 3) consistency with the CLUP.  The 
Conservation Framework offers 341,000 acres as additional public benefit. 

Development on lakes within the Plan Area is well below the Lake Management 
Program’s planning guideline, that is, an average of one dwelling unit per 400 feet of shore 
frontage, and one dwelling unit per ten acres of lake surface area. 
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With respect to the Plan’s residential development proposals on lakes, the same 
guidelines apply for assessing “environmental fit” as with other shoreland permitting activities.   
The Plan is consistent with the guidelines identified in the Lake Management Program. 

a. Natural and cultural resource values:  The Plan utilizes the findings of the 
Wildland Lakes Assessment in siting contemplated development.  All significant 
or outstanding natural resource values are maintained throughout. 

b. Water quality.  No unacceptable water quality degradation will occur as a result of 
the development activities contemplated in the Plan.  The phosphorus analysis in 
the appendix to the Plan addresses this issue. 

c. Traditional uses:  Lake-related development within the Plan Area is consistent 
with traditional uses, including public recreation, sporting camp operations, and 
timber harvesting. 

d. Regional diversity:  The Plan has no impact on other existing lake shoreland uses 
in the region. 

e. Natural character:   The Plan maintains the natural character of the lakes within 
the Plan Area by providing for visual screening of development and structures and 
providing for the long-term protection of over 200 miles of undeveloped 
shoreland as part of the proposed development. 

f. Lake management goals:  The proposed development zones adjacent to lakes and 
ponds are consistent with the stated management intent for all lakes which fall 
into one of the Commission’s seven lake management classifications. 

The Commission established the lake concept plan as a “flexible alternative to traditional 
shoreland regulation.”  It is designed to accomplish both “public and private objectives.”  
The Plan provides permanent protection for resource values, which may otherwise be lost by 
incremental development.  The Plan also provides the public with an increased knowledge of 
future development patterns within the Plan Area.  Furthermore, the Plan “strikes a reasonable 
and publicly beneficial balance between development and conservation of lake resources,” 
provides permanent protection for thousands of acres of shoreline and surrounding land and 
mountain resources, the zones have been located to meet the Lake Management Program. 

Conclusion 

All of these CLUP goals, policies and programs were considered when the development 
zone location and allowable uses as well as the conservation components in the plan were 
designed to be consistent with and meet the CLUP goals and policies.  The Petitioner recognizes 
that the natural resources within the jurisdiction are a magnet for outdoor enthusiasts.  The 
Petitioner hopes to attract these people and others to this area by providing trails, public access 
on 340,000 acres, resorts and residential dwelling units that will allow current and future 
residents to prosper economically while continuing to enjoy the natural character of the area.   
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12.  The Commission’s plan encourages orderly growth within and 
proximate to existing, compatible developed areas.  This is referred to as 
the “adjacency” criterion.  When considering any petition for rezoning, 
the Commission places considerable weight on this objective.  However, 
the Commission may consider adjusting the adjacency criterion when 
assessing concept plans, provided any such relaxation is matched by 
comparable conservation measures. 
 
Does your proposal fit the adjacency objective?  If so, describe in detail 
the type and amount of existing nearby development.  Include the 
distance (by straight line and by road) of such development from your 
proposed area(s) of development. 
 
Does the proposal require adjustment of the Commission’s adjacency 
policy?  If so, explain why such adjustment is justified in the context of 
the Commission’s policies, and describe how the development gained 
through the adjustment is matched by comparable conservation 
measures.  

 

Adjacency Analysis 
 

Analyzing “adjacency” in the context of a Concept Plan such as this involves 
several different questions.  The following considerations should be included in the 
Commission’s review and conclusion of the adjacency requirement as it applies to the 
Plum Creek Concept Plan: 
 

a) adjacency can be waived on Class 3 Lakes, provided it can be shown that soils 
are suitable and water quality is not adversely affected; 

b) under the Concept Plan rules the Commission can adjust the adjacency 
standards provided adequate conservation balances the additional 
development; and 

c) the “one mile by road” standard was created for small, incremental 
development proposals and not for the landscape scale of this Concept Plan. 

 
All of these factors contribute to the adjacency evaluation and give the 

Commission flexib ility in interpreting and adjusting how it applies.  Furthermore, 
adjacency is difficult to gauge given the Petitioner’s zone-based approach.  Distances 
between existing LURC development zones (and existing development) and the Concept 
Plan development zones are provided in Table 1 below. 
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Adjacency on Class 3 Lakes 
 

Appendix C of the CLUP states “The commission supports additional responsible 
development around Class 3 lakes, yet will take care to ensure that their significant 
natural resource values are conserved.  The Commission will waive the adjacency 
criterion for development proposals on these lakes provided it can be demonstrated to it 
satisfaction by clear and convincing evidence that the lake has no existing or potential 
water quality problems and that soils are suitable for development.”1 Class 3 lakes in the 
Plan Area are Long Pond, Brassua Lake and Indian Pond.  The Plan studies show soil and 
water issues are not be a concern on these ponds.  Thus, because of the Commission’s 
waiver provisions, the lots on these three lakes do not have to meet adjacency.  The same 
could be said of Moosehead Lake because it has Class 3 characteristics and LURC has 
listed it as both a “potential Management Class 3 Lake” and a “Class 7 Lake.” 
 

The table below lists the number of lots within development zones associated with 
the designated Class 3 lakes.  All lots will have single family dwellings, and therefore the 
number of proposed units is the same as the number of lots.  Both shorefront and backlot 
units per lake are listed.  The table also shows how many lots (shore and back) meet 
LURC’s “one mile by road” adjacency measure.  All lot numbers are approximate 
because no subdivisions have been designed, or lots located, on-the-ground. 

 
Adjacency and New Development Centers 

 
Both resort zones and residential development zones located proximate to the 

resorts constitute “new development centers;” both qualify as “major, intensive, 
recreational facilities.”  As such, it is an open question as to whether adjacency is a factor 
to consider.  If adjacency were not a requirement in these cases, the lots near each 
“center,” lots proposed near Big Moose Mountain resort, and near the Lily Bay resort, 
would not need to be counted for balance. 
 

Furthermore, the resorts themselves, with a total of 1050 resort accommodations, 
do not require balance because they could be approved, without a Concept Plan, as 
Planned Development projects.  Such projects do not require balance. 

 
Regardless of this, the 90,000 acres Balance Conservation Easement provides 

adequate balance for the Concept Plan. 
 

Existing Adjacent Development 
 

The Table 1 that follows documents the type and amount of existing, nearby 
development, by road and by straight line.  It, too, could be interpreted in different ways.  
Further discussion on “balance” is in Section 21 of this Petition document. 
 

                                                 
1 See CLUP Appendix C-6. 
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The Table 1 that follows documents the type and amount of existing, nearby 
development, by road and by straight line.  It, too, could be interpreted in different way to 
determine distance and comparability of nearby development.  Further discussion on 
“balance” is in Section 21 of this Petition document. 
 

Table 1.  Adjacent Development 
 

Proposed 
Development 

Zone 

Estimated  
Residential 
Dwelling 

Units 

Township Straight 
Line 

Distance to 
Nearest 

Development 

Road 
Distance to 

Nearest 
Development 

Type and Amount of 
Nearest Existing 
Development in a 

Straight Line. 

Long Pond 
North Central 
Shore 

15 Long Pond 1,400’or 0.27 
miles 

12 miles D-RS zone within 1,000’ 
or 0.19 mile across Long 
Pond. There are about 42 
dwellings within a one-
mile radius  

Long Pond 
South Shore 

5 Long Pond 1,000’or 0.2 
miles 

0.6 mile  South Shore in a D-RS 
zone with 42 dwellings 
within a 1-mile radius. 

Long Pond 
Northeast 
Shore 

30 Long Pond 1.5 miles 12 miles Nearest D-RS zone 1.5 
miles away. There are no 
dwellings within a 1-
mile radius. 

Long Pond 
Southeast 
Shore 

25 Long Pond Within 1 mile  less than 1 
mile 

Nearest D-RS zone 
within 1 mile. 

South 
Peninsula 
Brassua Lake  

240 Sandwich 
Academy, 
Rockwood 
Strip West 
and East, 

Taunton & 
Raynham 

2,500’ or 0.47 
mile 

3 miles Part of the subdivision 
within 1 mile of a D-RS 
zone. There are 23 
existing camps on the 
southeast shore adjacent 
to the peninsula. 

Brassua Lake 
Southeast 
Shore  

3 Taunton & 
Raynham 

500’ or 0.1 
mile 

500' or 0.1 
mile 

D-RS zone within 500’. 
There are 30 existing 
camps within a 1-mile 
radius. 

Brassua Lake 
East Shore 

7 Rockwood 
Strip 

2,500’ or 0.5 
mile 

2.5 miles D-RS zone along Moose 
River in Rockwood 
within 1 mile. 

Blue Ridge 
(West) 

70 Taunton & 
Raynham 

500’ or 0.1 
mile 

adjacent 
across Route 

6/15 

D-RS zone within 50’. 
About 30 existing camps 
within a 1 mile radius. 
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Proposed 
Development 

Zone 

Estimated  
Residential 
Dwelling 

Units 

Township Straight 
Line 

Distance to 
Nearest 

Development 

Road 
Distance to 

Nearest 
Development 

Type and Amount of 
Nearest Existing 
Development in a 

Straight Line. 

Rockwood 
Village West 

25 Taunton & 
Raynham 

1,000’or 0.19 
mile 

3,500' or 0.66 
mile 

D-RS zone within 1000’ 
or 0.19 mile. There are 
around 100 dwellings 
within a 1-mile radius. 

Blue Ridge 
Rockwood 

65 Rockwood  500’ or 0.1 
mile 

500' or 0.1 
mile 

D-RS zone within 2500’ 
or  0.47 mile. There are 
150-200 dwellings 
within a 1-mile radius. 

West Outlet 
Shoreland 

4 Taunton & 
Raynham 

500’or 0.1 
mile 

within 0.5 
mile 

D-RS zone within 0.2 
mile. There are about 44 
existing dwellings within 
a 1-mile radius. 

Sandbar Tract 2 Sandbar Tract 500’ or 0.1 
mile 

600' or 0.11 
mile 

D-RS zone within 500’. 
There are 31 existing 
camps within a 1-mile 
radius. 

Route 6/15 
Corridor 
(West) 

45 Taunton & 
Raynham 

1.1 miles 3.7 miles Two D-RS zones just 
over a mile from 
development. There are 
no existing dwellings 
within a 1-mile radius. 
Several (13) existing 
dwellings just outside 
the 1-mile radius. 

Route 6/15 
Corridor 
(East) 

65 Taunton & 
Raynham 

3,000’or 0.57 
mile 

1 mile D-RS zone within 3.000’ 
or 0.57 mile. There are 
about 50 existing 
dwellings within a 1-
mile radius. 

Sapling 
Shorefront 

15 Sapling 1,200’ or 0.23 
mile 

1.2 miles D-RS zone within 1200’ 
or 0.23 mile. There are 
about 30 existing camps 
within 2700’ or 0.51 
mile. 

Deep Cove 
(Part of Big 
Moose 
Resort) 

75 Big Moose 500’or 0.1 
mile 

1,000' or 0.19 
mile once 
new roads 

connect new 
and old 
camps 

D-RS zone within 1000’ 
or 0.19 mile.  There are 
4 existing camps within 
a 1-mile radius. 
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Proposed 
Development 

Zone 

Estimated  
Residential 
Dwelling 

Units 

Township Straight 
Line 

Distance to 
Nearest 

Development 

Road 
Distance to 

Nearest 
Development 

Type and Amount of 
Nearest Existing 
Development in a 

Straight Line. 

Big Moose 
Mountain 
Resort 

679 Big Moose 3 miles 5 miles Adjacent to D-PD (Big 
Squaw Ski Area) zone. 
About 5 miles to 
Greenville by road. 

Burnham 
Pond  North 
and South 
Shore (Part of 
Big Moose 
Resort) 

26 Big Moose 1.4 miles Distance to 
camps on 

Moosehead 
Lake is 2 

miles. It is 3.6 
miles by back 
roads to Big 
Moose Ski 
Area or 5.2 

miles on 
Route 6/15. 

Nearest development is a 
D-RS zone comprising 4 
cabins on Moosehead 
Lake 1.4 miles away. D-
GN zone at Big Moose 
Ski Area is 1.5 miles 
away. 

Indian Pond 
(Part of Big 
Moose 
Resort) 

20 Indian Stream 0.8 mile  The nearest 
road is Route 
6/15, just over 
5 miles away. 

D-RS and D-GN zones 
0.8 mile across the Pond. 
There is an existing 
sporting residence within 
a 1-mile radius across 
the Pond. The Hydro-
electric Dam is 4.56 
miles away. 

Moose Bay 
Village 

112 Big Moose 4,300’ or 0.81 
mile 

1 mile D-RS and D-GN zones 
all within 1 mile.  There 
are about 150-200 
dwelling units within 
these zones. 

Beaver Cove 32 Beaver Cove 3,000’  
or 0.57 mile  

1 mile D-RS zone 3,168’ or 0.6 
miles away. There are 
over 50 dwellings within 
a 1-mile radius 

Upper 
Wilson Pond 
West Shore, 
Southwest 
Peninsula, 
West Shore 
Highlands 

32 Bowdoin 
West 

1,500’  
or 0.28 miles 

1,800’ or 0.34 
mile 

D-RS zone within 2,000’ 
or 0.38 mile on 
Greenville/Bowdoin 
West town-line. There 
are 19 existing camps 
within a  1-mile radius. 
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Proposed 
Development 

Zone 

Estimated  
Residential 
Dwelling 

Units 

Township Straight 
Line 

Distance to 
Nearest 

Development 

Road 
Distance to 

Nearest 
Development 

Type and Amount of 
Nearest Existing 
Development in a 

Straight Line. 

Lily Bay 
Resort 

250 Lily Bay 1,000’ or 0.19 
mile 

1,000’ when 
new road is 

put in. 

D-RS zone within 2,000’ 
or 0.38 mile. There are 
40 dwellings within 1-
mile radius. 

Lily Bay (D-
RS3M zone) 

130 Lily Bay 2.5 miles 3.7 miles D-RS zone at Steven's 
Point 4.2 miles away. A 
second D-RS zone at 
Carleton Point 2.6 miles 
away. There are no 
dwellings within a 1-
mile radius. 

Lily Bay (D-
RS2M zone) 

24 Lily Bay 4,400’ 
or 0.83 mile  

1.3 miles D-RS zone 4,400 feet or 
0.83 mile away. There 
are over 30 dwellings 
within a 1-mile radius. 

Note: All data in the above table is based on USGS topo maps using the Terrain Navigator Pro program and LURC maps.  Number of 
existing dwellings is thus conservative, as recent construction was not taken into account. 
 

[Note: All data in the above table is based on USGS topo maps using the Terrain 
Navigator Pro program and LURC maps.  The number of existing dwellings is thus 
conservative, as recent construction was not taken into account.] 
 

Adjacency Based on “One-Mile by Road” 
 

The following two tables calculate unit/lots that do and do not meet adjacency 
based on the one-mile-by-road rule.  The tables show that 372 units meet this rule and 
603 do not.  However, because the Commission is required to waive adjacency (provided 
certain criteria are met) on Management Class 3 lakes (i.e., Brassua and Long Pond), 345 
of the 603 “non-adjacent” units could be waived from the adjacency requirement, if all 
development on these ponds is considered.  If only shorefront development is considered 
waived then 170 units out of 603 units could be waived.  In sum, 258 (or 433, if just 
shorefront development is waived) out of 975 Residential Dwelling Units do not meet 
adjacency; 717 units (or 542 units) meet adjacency under these scenarios. 
 
Table 2.  Summary of Adjacency of Proposed Residential Development 
 

Area Location Estimated  
Shoreland 

Units 

Estimated 
Backland 

Units 

Total 
Estimated 

Units 
Beaver Cove Beaver Cove 0 32 32 
Blue 
Ridge/Rockwood 

West 
Rockwood 

3 
0 

47* 
25 

50 
25 
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Village 
East 

0 50* 50 

Brassua East Shore 10 0 10 
Lily Bay Residential Lily Bay East 0 8 8 
Long Pond Southwest 

Shore 
5 0 5 

Moose Bay Moose Bay 12 100 112 
Rt. 6/15 Corridor 
Back Lots 

North 
Sapling 
Sandbar 

6 
15 
2 

25* 
0 
0 

31 
15 
2 

Upper Wilson Pond Peninsula 
West Shore 
West Shore 
Highlands 

8 
8 
0 

0 
0 
16 

8 
8 
16 

    372 
 

[Note: * represents those units within zone estimated to be within one mile by road.  
Shaded rows show areas/units on Class 3 lakes where the Commission may waive 
adjacency.] 
 
Table 3.  Summary of Proposed Residential Development that does not Meet 
Adjacency 
 

Area Location Estimated 
Shoreland 

Units 

Estimated 
Backland 

Units 

Total 
Estimated 

Units 
Blue 
Ridge/Rockwood 

Central 0 35 35 

Brassua South 
Peninsula 

100 140 240 

Lily Bay Residential Lily Bay 
North 
Lily Bay East 

0 
0 

130 
16 

130 
16 

Long Pond Northwest 
Northeast 
Southwest 

15 
35 
20 

0 
0 
35 

15 
35 
55 

Rt. 6/15 Corridor North 0 77 77 
    603 

 

[Note: Shaded rows show areas/units on Class 3 lakes where the Commission may waive 
adjacency.] 
 

Conclusion 
Clearly there are different ways to look at and interpret adjacency especially given 

that this Concept Plan can plan mixes traditional approaches to both Concept Planning 
and prospective zoning, to achieve the end results.  The above analysis shows an 
approach based on certain assumptions.  Under this broad analysis some of the lots may 
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require “comparable conservation.”  However, regardless of how adjacency is 
interpreted, a reasonable balance has been achieved, especially when compared to other 
concept plans.  This balance is achieved with the over 90,000-acre Balance Conservation 
Easement that abuts the proposed development zones, along with the numerous public 
benefits described elsewhere in this document. 
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13.  Protection Zoning:  Is the P-RP zone that you propose more appropriate 
for the protection and management of existing uses and resources in the area?  
If so, describe how the P-RP zone is more appropriate. 

The Commission’s statute provides that the Commission must find that the applicant for a 
rezoning petition has demonstrated that: 

A. The proposed land use district is consistent with the standards for district 
boundaries in effect at the time, the comprehensive land use plan1 and the 
purpose, intent and provisions of this chapter; and 

B. The proposed land use district satisfies a demonstrated need in the community or 
area and has no undue adverse impact on existing uses or resources or a new 
district designation is more appropriate for the protection and management of 
existing uses and resources within the affected area. 

 12 M.R.S.A. §685-A(8-A(8)) (footnote added). 

The statutory purpose and intent guiding the Land Use Regulation Commission is set out 
in 12 M.R.S.A. §681.  This section provides: 

The Legislature finds that it is desirable to extend 
principles of sound planning, zoning and subdivision control to the 
unorganized and deorganized townships of the State: To preserve 
public health, safety and general welfare; to prevent inappropriate 
residentia l, recreational, commercial and industrial uses 
detrimental to the proper use or value of these areas; to prevent the 
intermixing of incompatible industrial, commercial, residential and 
recreational activities; to provide for appropriate residential, 
recreational, commercial and industrial uses; to prevent the 
development in these areas of substandard structures or structures 
located unduly proximate to waters or roads; to prevent the 
despoliation, pollution and inappropriate use of the water in these 
areas; and to preserve ecological and natural values. 

In addition, the Legislature declares it to be in the public 
interest, for the public benefit and for the good order of the people 
of this State, to encourage the well planned and well managed 
multiple use of land and resources and to encourage the 
appropriate use of these lands by the residents of Maine and 
visitors, in pursuit of outdoor recreation activities, including, but 
not limited to, hunting, fishing, boating, hiking and camping. 

The statutory purpose and intent are consistent with the major goals of the 
Comprehensive Land Use Plan (CLUP) and can be summarized as follows: 

                                                 
1 Consistency with the Comprehensive Land Use Plan is discussed in Section 11, Consistency with CLUP. 
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• Protect the character and values of the area; 

• Prevent the mixing of incompatible uses; 

• Protect the ecological and natural resources; 

• Encourage well planned multiple uses of the land and resources and appropriate 
use of the land for outdoor recreational activities. 

Protect the character and values of the area 

The Plan protects the character and values of the area more effectively than LURC’s 
current zoning in a number of ways.  First, the Plan protects the unique, remote character of the 
area by providing unprecedented conservation opportunities.  Approximately 90,000 acres of 
land in the Plan Area is offered as balance for the development proposed in the Plan.  Moreover, 
the Conservation Framework, offered as an additional donated conservation public benefit, 
provides the opportunity to permanently conserve an additional 340,000 acres of forestlands, 
wildlife habitat, botanical habitats, watersheds, ponds and other high value natural resources.  
Together, these conservation components provide permanent protection of the natural resources 
of this vast area.  Second, the Plan protects and facilitates the traditional uses of the lands.  The  
Balance Conservation Easement and the Moosehead Legacy Easement, also guarantee public 
access to these lands for recreational opportunities, such as hiking, fishing, hunting, cross-
country skiing, snowmobiling and boating.  Third, the Plan locates development near or adjacent 
to existing communities and public roads and contains sprawl by surrounding the proposed 
development with the Balance Conservation Easement.  Finally, the uses in the development 
proposal are consistent with and compatible with historic uses and development patterns. 

Prevent the mixing of incompatible uses 

The locations of the development zones created by the Concept Plan are designed to 
complement and supplement, development that already exists in the towns of Greenville and 
Jackman, as well as the villages of Beaver Cove and Rockwood areas. Furthermore, these 
development zones are adjacent, or nearby, to areas that have been developed in the past.  All are 
proximate to public roads and existing infrastructure.  Measures have been taken to prevent the 
mixing of incompatible uses.  For instance, the development zone for the Big Moose Mountain 
resort area is located next to an existing downhill ski resort.  Some of the proposed development 
meets the adjacency requirements or is located on Management Class 3 Lakes.  Any units that 
require a waiver of the adjacency requirement are compensated for by the 90,000 acres of land 
offered as comparable conservation and publicly beneficial balance. 

Protect the ecological and natural resources 

The Concept Plan protects important ecological and natural resources in several ways.  
First, the conservation components forever protects identified high value forest types and 
wildlife, botanical and fishery habitats.  Second, development locations are selected to avoid 
high value resource areas.  All shorefront development areas will contain open space and will be 
sited and designed to conserve high value resources. The development zones were sized to allow 
for flexibility to accommodate existing protection zones and sensitive areas.  These areas, 
although within zones, will not be developed.   
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Encourage well planned multiple uses of the land and resources and appropriate use of 
the land for outdoor recreational activities 

The Plan presents a proposal for multiple land uses consistent with existing uses in the 
area.   A key element of the Plan is the permanent opportunity for a broad spectrum of outdoor 
recreational activities.  These, in combination with the permanent conservation, residential 
development and resorts, open the door to sustainable, nature-based tourism, which can revitalize 
the economy of the region.  

The Regulatory requirements of the Commission’s rules must also be satisfied.  Chapter 
10, section 23(H)(6) sets out the review criteria for a Concept Plan.  They are: 

a. The plan conforms with redistricting criteria; 

b. The plan conforms, where applicable, with the Commission’s Land Use Districts 
and Standards; 

c. The plan conforms with the Commission’s Comprehensive Land Use Plan; 

d. The plan, taken as a whole, is at least as protective of the natural environment as 
the subdistricts which it replaces.  In the case of concept plans, this means that 
any development gained through any waiver of the adjacency criteria is matched 
by comparable conservation measure; 

e. The plan has as its primary purpose the protection of those resources in need of 
protection, or, in the case of concept plans, includes in its purpose the protection 
of those resources in need of protection; 

f. In the case of concept plans, the plan strikes a reasonable and publicly beneficial 
balance between appropriate development and long-term conservation of lake 
resources; and 

g. In the case of concept plans, conservation measures apply in perpetuity, except 
where it is demonstrated by clear and convincing evidence that other alternative 
conservation measures fully provide for long-term protection or conservation. 

The redistricting criteria are discussed in this section of the Petition for Rezoning.  The 
conformance with the Commission’s standards is addressed in Section 19 of this Petition for 
Rezoning.  Conformity with the CLUP is addressed in Section 11 of this Petition for Rezoning. 

As is discussed in Section 12 (Adjacency) of this Petition for Rezoning, adjacency may 
be waived on Class 3 lakes. Some areas proposed for development comply with the 
Commission’s general requirement of comparable development within one mile. Concept Plans 
allow the Commission to waive adjacency if comparable conservation is provided.  Some areas 
proposed for development require a waiver of adjacency.  To support a waiver, Plum Creek has 
provided comparable conservation.  

The Plan taken as a whole is more protective of the natural environment because it limits 
development to approximately 5% of the Plan acreage.  The units that will be gained by waiver 
of the adjacency criteria is more than matched by the over 90,000 acres of donated conservation 
easement.  This conservation easement and the proposed Conservation Legacy Easement 
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permanently remove residential and commercial development pressure from the conserved areas.  
Permanent conservation of such a vast tract of land is more protective of the natural environment 
than the regulatory protection in place today. 

Two key principles of the Concept Plan are to protect natural resources and maintain the 
unique character of the region.  This is accomplished by the provisions of the Concept Plan’s 
conservation components and by limiting development to areas adjacent, or nearby, existing 
development.  It is also important to recognize that the Plan fixes in time the Protection 
Subdistricts, except for specific P-GP subdistricts which the Plan proposes to rezone for 
residential subdivision development.   

The Concept Plan provides a reasonable and publicly beneficial balance between 
appropriate development and long-term conservation by donating to the state a conservation 
easement on over 90,000 acres which includes all of the shorefrontage Plum Creek owns on 60 
lakes and ponds and approximately 70% of the shoreline on the 6 lakes and ponds where 
development zones are proposed.  Further, the areas and resources proposed for protection retain 
the unique character of the area and preserve significant resources.2 

The conservation measures proposed in the Plan apply in perpetuity.  Moreover, the 
Conservation Easements and fee sales that may be achieved in the Conservation Framework 
would be permanent. 

Finally, the P-RP designation is more appropriate for the protection and management of 
the resources of these 408,000 acres because it allows Plum Creek to propose a Concept Plan.  
The concept plan mechanism is the best, and only, means for Plum Creek, a private land owner, 
to propose a long term, comprehensive vision for its privately held land in the Moosehead 
region.  Only through such a private initiative ca the massive conservation of natural resources, 
that is proposed here, be achieved.   

Demonstrated Need 

A rezoning petition must substantiate that a particular need exists in the community or 
region in question in order to meet the statutory and regulatory requirements outlined above.  
LURC issued a guidance document titled “Clarifying the Rezoning Criterion of ‘Demonstrated 
Need’” on April 1, 2004.  The Plum Creek Concept Plan functions to substantiate multiple 
demonstrated need factors.  Through dialogues with interest groups, citizens and in comments 
made during the Commission’s scoping sessions and written comments provided to the 
Commission, several “needs” for the Plan Area have been consistently stated and appear to have 
universal support.   
 
Needs relevant to the area proposed for rezoning are identified below and addressed by the Plum 
Creek Concept Plan. 
 

• Economic benefit/development 
 

                                                 
2 Also see Section 21, which discusses the balance between development and conservation. 
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It is widely accepted that there is a need in the Plan Area and surrounding local 
communities and service centers for economic development, a listed LURC need.  The Plan 
promotes economic growth/opportunity in several ways.  The two proposed resorts, Big Moose 
Mountain and Lily Bay, together with the residential development component of the Concept 
Plan will be the primary drivers of economic growth.  The proposed resort developments are 
consistent with economic activities that have historically occurred in the area and are consistent 
with the character of the area.  The resorts will provide jobs on both a seasonal and year-round 
basis.  The two resorts will add to the appeal of a range of housing types in the area, including 
vacation and retirement buyers and working people.  Residential development will increase the 
pace of construction in the area, while the resort will draw the attention of a broad audience.  
Early development of the resorts is important for overall success.  The resort developments will 
raise the region’s profile and draw attention to recreational opportunities together with 
recreational and retirement housing.  Travelers to the region interested in property will want to 
stay at the resorts and experience the recreational offerings of the Moosehead region.  The 
relationship between the resorts and residential development is one of mutual support requiring 
that both occur simultaneously to achieve the optimal outcome for the region.  These 
construction jobs will be for 8-15 years.  This time frame provides the construction industry with 
a steady stream of work and provides a reasonable business-planning horizon.   

• Support for forestry 
 

Another LURC identified factor for substantiating demonstrated need is support for 
forestry.  One of the primary purposes and goals of the Concept Plan is to establish the working 
forest conservation easements in order to protect the forest industry.  The Plan proposes 
permanent conservation through both the working forest Balance Conservation Easement and the 
Conservation Framework. These conservation measures remove the residential development 
rights from this acreage.  With development rights removed, land management activities will 
focus on sustainable forestry.  The Concept Plan enables forestry to remain a primary use in the 
Plan Area. 
 

• Permanent conservation to protect the character of the area 
 

A stated LURC factor for substantiating demonstrated need is compatibility with 
community character.  In addition to preserving and enhancing the working forest, the proposed 
conservation easements on vast blocks of land guarantee that the unique and remote character of 
the area will be protected as a working forest.  This protection ensures that the natural resource 
values of the area will continue to draw and inspire visitors.   
 

In addition to forestry, the Moosehead Lake region community character is also one of 
outdoor recreation and has long served as a destination for hunters, fishers, and wilderness 
enthusiasts.  The tradition dates back to 1844 when the Mount Kineo House summer resort drew 
hundreds of tourists each year.  Facets of the Concept Plan that contribute to the outdoor 
recreation community character include extension and enhancement of hiking, cross-country 
skiing, and snow mobile trails, conservation easements that guarantee public access, and other 
planned recreational facilities associated with resort development.   
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• Guaranteed public access and support of the natural resource based outdoor recreation 
industry (need for permanent snowmobile, hiking, biking and cross-country skiing trials);  

 
The public access guaranteed by the dona ted conservation easement and the Moosehead 

Legacy Easement will significantly enhance the ability of the existing nature based tourism 
service providers to expand and grow and for opportunities for more service providers to develop 
businesses in the area.  In addition, the 150 miles of permanent hiking and snowmobile trail 
easements (as well as the recreational facilities associated with the resorts) support and enhance 
existing and new opportunities for the natural resource based outdoor recreation industry. 

• Housing Affordable to Local Residents and Public Benefit 
 

The Plan proposes to provide 100 acres for affordable/workforce housing.  This housing 
will be located outside the Plan Area in Greenville, Rockwood and Jackman.  About 75 acres of 
land is to be set aside for affordable/workforce housing within the Plan Area.  In addition to 
providing the land, Plum Creek is exploring partnerships with affordable housing providers 
including the Coastal Enterprise Institute, to ensure that such housing occurs. 
 

• Special Community or Public Benefit. 
 

LURC identifies special community or public benefit to be a key factor in substantiating 
demonstrated need.  The Concept Plan project provides multiple community and public benefits, 
many of which also contribute to other need factors listed above.  Public benefits provided by the 
Plan include the Conservation Framework working forest conservation easement that will 
prevent residential development and guarantee public access in perpetuity, public access 
component of all the conservation easements, protection of shoreland throughout the Plan Area, 
containment of development to prevent sprawl, the affordable housing component, and the 
economic stimulus that all the component parts of the Plan contribute to the local communities 
and the region. 

 
Also, the declining population in the region has had a negative impact on the health and 

educational services along with other public infrastructure.  With an increased population as a 
result of the Plan components, these services will be reinvigorated. 
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14.  Shoreland Criteria: The Commission's lake management program 
contains policy statements that include review criteria for permit applications 
(including petitions for rezoning prior to such activities) that could affect the 
shoreline.  These special review criteria for intensive development proposed 
on lakes are included in the Commission’s Land Use Districts and Standards 
under provisions of Section 10.25,A.  If your petition for rezoning includes any 
shoreland areas, carefully read and refer to the Review Criteria for Shoreland 
Permits in Appendix C of the Comprehensive Land Use Plan (pages C-4 and 
C-5) and the Review Standards for Structures Adjacent to Lakes in Section 
10.25,A of the Commission’s Land Use Districts and Standards.  Explain how 
the proposed rezoning is consistent with the following criteria. 
 
a. Natural and Cultural Resource Values: The proposal will not adversely affect natural and 
cultural resource values identified as significant or outstanding in the Wildland Lakes 
Assessment. 
 

The CLUP states, “The Commission will utilize the findings of the Wildland Lakes 
Assessment and other information sources in evaluating the merits of lake-related development.  
The Commission will, at a minimum, specifically consider all natural resource values that 
received a rating of either "significant" or "outstanding" in the Assessment, and will look for a 
demonstration that these values will be maintained.”1 

 
Of the six lakes and ponds where shoreland development is proposed, 3 are rated as 1A 

(of statewide significance, with two or more outstanding values); 2 are rated 1B (of statewide 
significance, having one outstanding value) and 1 is rated 2 (having regional significance, with 
no outstanding values, but at least one significant value).  Following is a discussion of each of 
the natural resource values, the lakes that are rated outstanding or significant for these values, 
and how the proposed development will protect them. 
 
Fisheries 

All six lakes and ponds are rated as either significant or outstanding for their fisheries.  
The Maine Department of Inland Fisheries and Wildlife (“MDIF&W”) has established special 
regulations for these water bodies in order to protect the integrity of the fisheries.   
 

LURC’s standards for shorefront setbacks, vegetative clearing, and the state plumbing 
code are designed to minimize potential negative effects of development near lakes and ponds.  
The Plan adopts these standards in their entirety.   
 
Wildlife  

All the lakes and ponds but Brassua Lake are rated as significant or outstanding for their 
wildlife, however, there are two eagle nest sites on Little Brassua that require special 
consideration.  These two sites are both on the west shore, near the inlet of the Moose River.  
MDIF&W regulations restrict activities within ¼ mile of nests; the nearest proposed 
                                                 
1 See CLUP pg. C-4. 
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development is more than a mile over the water, and so does not pose a threat to these nest sites.  
Furthermore, the shorefront on this part of the lake is proposed for permanent conservation.  
Based on surveys of the proposed development areas there are no unique habitats that will be 
impacted.   
 
Scenic Quality and Shoreline Character 

Long Pond, Moosehead Lake and Upper Wilson Pond have significant or outstanding 
scenic quality and shore characteristics according to the Wildlands Lake Assessment.  The Plan 
utilizes various mechanisms for minimizing impacts to these values on the lakes and ponds:   

 
1. The Plan designates most of Plum Creek’s shorefrontage on these water bodies for 

permanent conservation. 
2. The Plan adopts LURC’s existing vegetative clearing standards and open space standards.. 
3. The Plan requires that lot buyers join homeowner associations that will have covenants 

restricting building height, color, and materials in order to ensure the development fits 
harmoniously within the environment.  . 

The Plan establishes standards to minimize visual impacts of buildings and roads . 
 
Permanent Conservation: 

The Plan proposes to balance shorefront development on six lakes and ponds with 
significant permanent shoreland conservation on those same waterbodies.  Taken together, two-
thirds of all the shoreland owned by Plum Creek on these six waterbodies will be conserved.  
The easements will ensure that most of the Plum Creek shoreland will remain as it is today. 
 
Vegetative Clearing Standards: 

The Plan adopts LURC’s current standards for clearing in areas up to 250 feet from the 
water.  These standards are newly adopted by LURC, and impose strict limits on clearing on and 
adjacent to the shorefront.  The effect of these standards will be to screen views of buildings 
from the water.  Because all buildings will be set back from the shore at least 100 feet, there will 
be a substantial amount of tree cover between structures and the shore.  This is one of several 
standards that will minimize any impacts to scenic quality. 
 
Homeowner Association Covenants: 

The form Homeowner Association Declaration and Covenants stipulate that there will be 
limits to building height, color, and material in order to minimize their visibility from the water.  
Buildings cannot be more than 35 feet from the highest natural grade adjacent to the house, 
building colors must be natural and blend with their surroundings, and reflective materials cannot 
be used.  These measures add a further layer of protection of the scenic quality and shore 
character of the lakes and ponds. 
 
Botanical Features, Cultural Resources, Physical Resources 

Moosehead Lake is rated as outstanding for its botanical, cultural, and physical resources; 
Long Pond and Brassua Lake are rated as “outstanding” for their cultural resources; Brassua 
Lake, Indian Pond and Moosehead Lake have significant or outstanding cultural resources; and 
Upper Wilson Pond is rated as a significant physical resource.  The conservation proposed by the 
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Plan, in conjunction with the development guidelines and standards, will ensure that these values 
are protected for the long term.   

 
A Phase 0 Archeological Study has been conducted.  Areas of concern on Long Pond 

underwent the Phase I analysis and the results will be incorporated in subdivision design.  
Brassua Lake, Moosehead Lake and Indian Pond are all regulated by dams and cultural resources 
inventories were conducted by dam owners during relicensing.  The Concept Plan will not 
impact these cultural resources.   

 
Additionally, there were no unique botanical resources or features identified in the initial 

report prepared by Woodlot Alternatives, Inc. or identified by Maine Natural Areas Program. 
 

 
b. Water Quality: The proposal will 
not, alone or in conjunction with other 
development, have an undue adverse 
impact on water quality. 
 

Plum Creek has contracted with 
DeLuca Hoffman, Associates to 
conduct preliminary phosphorus 
studies of the proposed development.  
The preliminary phosphorus report is 
attached at Appendix C of this Concept 
Plan and a basis for design report 
attached at Section 18c of this Petition 
for Rezoning.  The phosphorus study’s 
methodology is based on the Maine 
Department of Environmental 
Protection’s 1992 document titled: 
“Phosphorus Control in Lake 
Watersheds: A Technical Guide to 
Evaluating New Development.”  This 
methodology takes into consideration 
the sensitivity of the waterbody with 
regard to the resources that need to be 
protected, the current development 
within the township or watershed, the 
proposed development in the township 
or watershed, and any other 
development that may occur over the 
next 50 years. 
 

The study concludes that phosphorus loading from the proposed development will be 
within acceptable levels, by adherence to the Land Use Standards Volume 3, Section 4, Sub-
Chapter II of the Concept Plan.  Standard mitigation measures are recommended for subdivisions 

 “The Commission will give specific 
consideration to the effect that a proposed 
development will have on lake water quality.  
For proposed development on lakes, the 
Commission will require a finding regarding 
the probable effect of the proposed action on 
lake water quality.  In those instances where 
it is determined that an unacceptable 
increase in phosphorus concentration may 
occur, the applicant will be required to take 
additional measures to protect lake water 
quality.  If unacceptable water quality 
degradation will result regardless of 
additional measures, the Commission will 
deny the application. 
 
Independent of its review of specific 
proposals, the Commission will initiate 
actions aimed at refining its approach to 
evaluating lake water quality.  This will 
include updating its approach to 
identification of water quality limiting lakes 
and switching to a one part per billion 
change in phosphorus concentration as an 
indicator of unacceptable water quality 
degradation, consistent with DEP's policy 
for the rest of the state.”  – CLUP, p. C-4. 
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on  Burnham Pond, including vegetative buffers, minimizing road and driveway construction, 
infiltration areas, and wet basins, as well as temporary and permanent erosion control measures.   
 
 
c. Traditional Uses: The proposal will 
not have an undue adverse impact on 
traditional uses, including without 
limitation, non- intensive public 
recreation, sporting camp operations, 
timber harvesting, and agriculture. 
 

One of the primary purposes 
of the Plan is to protect and promote 
traditional uses of the Plan Area and 
the larger Moosehead Lake region.  
To this end, the Concept Plan 
conserves in perpetuity large blocks 
of forest land for forestry and 
recreation; it includes two resort 
development areas, one on each side 
of Moosehead Lake, in order to 
promote traditional uses and non-
intensive public recreation; and it guarantees in perpetuity traditional public access to all lands 
within the conserved areas to ensure these recreational uses continue indefinitely into the future.  
These four cornerstones of the Plan — permanent working forest, economic development, public 
access for recreation, and conservation — together constitute the bedrock on which the 
Moosehead region can build its future while protecting its natural and cultural heritage.  
 
 
d. Regional Diversity: The proposal will not substantially alter the diversity of lake-related uses 
afforded within the region in which the activity is proposed.  
  

This Plan affirms and supports the full diversity of uses within the Plan Area, whether on 
land or water.  The Plan does not alter the current diversity of uses of the land, but rather 
provides a coherent, planned use of the landscape that promotes a wide diversity of traditional 
uses. 
 

Canoeists, kayakers and fishers will be able to put in at any of the conserved shorelands 
for a lunch break.  Guides, guests and residents will have access to the forest lands to watch 
moose or eagles.  Traditional public access will ensure these activities will continue to be a part 
of the Moosehead region’s attractiveness. 
 

The Plan promotes snowmobiling, hiking, biking, and cross-country skiing by providing 
for the creation of 154 miles of trails. The resorts will provide additional recreation amenities 
and opportunities.  

“The Commission will consider lake-related 
development proposals in a regional 
context.  The objective will be to determine 
the effect of substantial land use changes on 
the diversity of lake-related uses afforded in 
any region of the jurisdiction.  The 
Commission will make this determination 
based on a summary of existing lake 
shoreland uses in the region of the State 
where the proposed development will be 
located.  The region is considered to be 
either the township in which the 
development will be located and the eight 
townships which abut that township, or, all 
townships abutting the lake in question, 
whichever is larger.”  – CLUP, C-5. 
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e. Natural Character: Adequate provision has 
been made to maintain the natural character of 
shoreland. 
 

The Plum Creek Plan includes 
numerous provisions to protect the natural 
character of the Moosehead region.  As the 
CLUP recommends , setbacks, clearing 
standards, shoreland conservation, and shared 
facilities are made part of the Plan in order to 
minimize any impacts on scenic or natural 
character.   

 
Specifically, the Plan does the 

following to protect the resources in 
accordance with CLUP recommendation:   

• The Plan designates most of Plum 
Creek’s shorefrontage on these 
water bodies for permanent 
conservation. 

• The Plan adopts LURC’s existing vegetative clearing standards and open space 
standards. 

• The Plan requires that lot buyers join homeowner associations that will have 
covenants restricting building height, color, and materials in order to ensure the 
development fits harmoniously within the environment.  

• The Plan establishes standards to minimize visual impacts of buildings and roads 
 
f. Lake Management Goals: The proposal is consistent with the management intent of the 
affected lakes’ classification. 
 

Of the six lakes and ponds where Plum Creek is proposing development, three (Brassua 
Lake, and Indian and Long Ponds) are Class 3, one (Burnham Pond) is Class 7, one (Upper 
Wilson) is Class 4, and one (Moosehead Lake) is classified as both Class 7 and as “potential 
Class 3.”2   
 
Brassua Lake, Indian Pond and Long 
Pond 
“The Commission supports additional 
responsible development around Class 3 
lakes, yet will take care to ensure that their 
significant natural resource values are 
conserved.  The Commission will waive the 
adjacency criterion for development 
proposals on these lakes provided it can be 

                                                 
2 See pages C-8 and C-13 of the CLUP. 

“The Commission will seek to maintain the 
natural character of lakes by encouraging: 
visual screening of larger developments and 
non-conforming structures; consolidated use 
of recreation facilities such as boat docks 
and access ramps; and provisions for long-
term protection of undeveloped shoreland as 
part of subdivisions and commercial, 
industrial, and other non-residential 
proposals. 
 
 Independent of its review of specific 
proposals, the Commission will adopt 
stronger shore frontage, setback, and 
clearing standards in order to maintain the 
natural character of lake shorelines in the 
jurisdiction.”  – CLUP, C-5.   

 “In reviewing development proposals on or 
near lakes which fall into one of the 
Commission's seven lake management 
classifications, the Commission will seek to 
ensure that the proposed activity is 
consistent with the stated management intent 
for that class of lake.”  – CLUP, C-5. 
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demonstrated to its satisfaction by clear and convincing evidence that the lake has no existing or 
potential water quality problems and that soils are suitable for development.  This waiver is 
strictly limited to shoreland, and proximate areas may not subsequently use shoreland 
development on Class 3 lakes to meet the adjacency criterion.”3 
  

The development for Brassua Lake, Indian and Long Ponds is consistent with the 
management goals for Class 3 lakes.  The Deluca Hoffman study has determined that the 
proposed development will not adversely affect water quality (see the Phosphorus Study in the 
Appendix C.) 
 

Preliminary soil surveys have been conducted for all the shoreland areas where 
development is proposed.  The results of these studies can be found in the S.W. Cole Report, 
“Soils Mapping and Evaluation, Moosehead Lake Region, Maine” at Section 18c of the this 
document.  The soils analysis has been conducted according to the standards set under Chapter 
10, Section 10.25G.2 of LURC’s standards, and has concluded that all proposed development 
zones are suitable for the land uses in the Plan.  
 

Finally, the significant natural resources of these lakes will be conserved through the use 
of conservation easements, open space standards, and development standards.  See the discussion 
under question (a) above for details on how the Plan conserves the values of these waterbodies.  
 
Burnham Pond, Moosehead Lake 
“Management Class 7 consists of all lakes not otherwise classified, including many lakes which 
have multiple outstanding or significant resource values identified in the Wildland Lakes 
Assessment.  The Commission will manage these lakes for multiple use, including resource 
conservation, recreation, and timber production, giving specific consideration to identified 
resource values when evaluating the merits of lake-related rezoning and permit applications.”4  
 

Consistent with the Commission’s goal of managing Class 7 ponds for multiple uses, the 
Plan proposes permanent conservation, recreational uses, and timber production for Burnham  
Pond and Moosehead Lake.  The shoreland within the Balance Conservation Easement will be 
conserved thereby providing a guarantee of public access, ensuring that these waterbodies will be 
able to be used for recreation by all forever.  In addition, the easements will protect fish and 
wildlife habitat and scenic values.  There are LURC-identified wildlife habitat zones on 
waterbodies, but no part of these zones will be developed.  Finally, the areas surrounding the 
waterbodies and within the shoreland itself will have continued sustainable forestry uses, 
ensuring that timber production will remain one of the important uses of this land. 
 
Upper Wilson Pond 
“Management Class 4 lakes are high value, developed lakes.  The Commission's goal for these 
lakes is to allow a reasonable level of residential and recreational development while conserving 
natural resource values and maintaining undeveloped shoreland areas.  The Commission will 
take special care in evaluating and regulating new subdivisions proposed on these lakes and will 

                                                 
3 CLUP, p. C-7. 
4 CLUP, p. C-8. 
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require cluster development to protect natural values except where clearly inappropriate due to 
site characteristics.” 
 

The planning for Upper Wilson Pond has been particularly careful, in consideration of its 
status as a Class 4 lake.  No development is allowed on  the East shore of the pond and the 
permanent conservation easement applies to the shorefront.   Thirty-two residential dwelling 
units, 16 shorefront and 16 back lots, are proposed for the western shore of Upper Wilson Pond.  
Consistent with Management Class 4 lakes, clustering has the benefit of more of shoreland that 
can be placed in permanent conservation.  More than three quarters of Plum Creek’s ownership 
on Upper Wilson Pond will be placed in conservation easements of the Plan, protecting the 
fisheries, wildlife habitat, shore character and physical resources that are rated as significant or 
outstanding on this pond.   
 

A bald eagle’s nest has been on an island in South Cove on Upper Wilson Pond.  There is 
no development proposed for the east shore of the pond, therefore, the ¼-mile radius within 
which the Maine DIF&W prohibits disturbance will not be violated.   
 
 
g. Landowner Equity: Where future 
development on a lake may be limited for 
water quality or other reasons, proposed 
development on each landownership does not 
exceed its proportionate share of total 
allowable development.  
 

Plum Creek is not exceeding its 
proportionate share of total allowable 
development.  Rather, the Concept Plan only 
utilizes approximately a quarter of the 
potential proportionate share of the land and 
shorefront.  The protection of more than two 
thirds of its ownership on Moosehead Lake 
and the other lakes and ponds in the Plan Area 
satisfy the landowner equity requirement.  
Specifically, ninety percent of the shorefront in 
the Plan Area will be conserved, and 67% of 
Plum Creek’s shorefront ownership on 
Moosehead Lake will be conserved.  In 
addition, and as noted in section B, for Brassua 
Lake, Indian Pond, Long Pond and Upper 
Wilson Pond, phosphorus is a potential water 
quality problem.  For those lakes, phosphorus loading from the proposed development will be 
well within acceptable limits, even without standard measures to control phosphorus.  Plum 
Creek is the sole owner of the shorefront of Burnham Pond.  Hence, for lakes and ponds in the 
Plan Area, the proportionate share of total allowable development is not exceeded.   

“In certain instances, the amount of future 
development along a given lake's shoreline 
may need to be restricted due to water 
quality or other limitations.  This can 
potentially cause an equity problem in that a 
landowner not wishing to develop his or her 
land in the short term could be precluded 
from developing at a later date due to heavy 
development on other parcels. 
 
A landowner should not be penalized for 
voluntarily foregoing early development on 
lakes where development is otherwise 
allowed.  In cases where future development 
may be restricted, each landowner should be 
allotted a percentage of allowable future 
development proportionate to the extent of 
his or her ownership.  Where a landowner 
proposes to exceed this proportion, 
development rights should be acquired from 
other landowners.”  – CLUP, C-5. 
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15.  Anticipated Favorable Impacts:  Do you anticipate that your proposed use 
of the land would result in any favorable impacts on any of the surrounding 
land, resources, and/or uses in the community or area?  If so, describe in 
detail the anticipated favorable impacts. 

Land Use 

Predictability for future long-term development in the Plan Area. 

The Concept Plan process enables predictable development to be carried out over the 30-
year life of the Plan.  There will be certainty about what uses will be allowed and how much.   

The Concept Plan locates development zones in areas appropriate for growth.  It prevents 
sprawl by consolidating and limiting the development areas.  The development zones are located 
near service centers and existing communities of Rockwood, Jackman and Greenville.  The 
location is appropriately located along transportation corridors, including along Route 6/15 
between Greenville and Jackman, and Jackman and Rockwood and along the Lily Bay Road on 
the east side of Moosehead Lake.     

Preserve the values of the Moosehead Region. 

The comprehensive nature of the Concept Plan protects and enhances the value of the 
region.    It integrates conservation easements with adjoining State and privately owned 
conservation lands; promotes a working forest; preserves lake and pond shorefront and water 
quality; guarantees public access to natural resources; provides greater recreational opportunities; 
protects high value remote recreation opportunities; and contributes to the local economies. 

Working Forest Conservation. 

The Concept Plan will assure contractors and customers that this “wood basket” can 
continue to provide wood and fiber for businesses in the area and Statewide.  Through the 
Concept Plan conservation components, including the Balance Conservation Easement and the 
Conservation Framework (both discussed below), Plan approval, will ensure a continuing base 
for the forest products industry.  The terms of the easements will preclude development and 
require sustainable forestry.  In total the Plan and Conservation Framework envisions 340,000 
acres of permanent working forest in the Plan Area.  This level of permanent conservation 
removes development pressure from this vast forest tract eliminating forever, piecemeal, 
unregulated development.   

It will foster the possibility of related development vital to the economic well being of the 
local communities and could enhance the possibility of attracting a new sawmill operation to the 
region. A protected working forest facilitates long-term investment around working forest 
“customers.” 
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Forest Management Standards. 

Plum Creek lands are managed under Sustainable Forestry Practices. Plum Creek benefits 
from consistent forest management practices, with respect to long-term silvaculture investment 
and planning.  The working forest conservation easements require these practices will be 
implemented in the future, regardless of ownership. 

Region-wide, coordinated, land uses. 

One of the chief favorable impacts of Plum Creek's proposed rezoning Plan is its 
coordination of land uses so as to create a long-term balance of economic opportunities and 
conservation over a region-wide area.   

Plum Creek owns approximately 71% of the land in the Moosehead Lake area.  The Plan 
Area is as large as some Maine counties.  Because a single landowner owns the 408,000 acres, 
future land uses can be coordinated in a way that could not happen when such acreage is owned 
by many different landowners.  Moreover, the proposed Plan approaches development of this 
large land area in an integrated way.  The proposed uses provide a unique interface between 
residential uses, tourist uses, the working forest, and spectacular natural features, including 
Moosehead Lake, and 76 other lakes and ponds, and mountains, in an area with abundant 
wildlife.  These natural features allow for a world-class nature-based recreation region with a 
variety of four-season recreational opportunities: hiking, camping, wildlife watching, kayaking 
and canoeing, fishing, hunting, whitewater rafting, nordic skiing, and snowmobiling.  These 
recreational opportunities provide something for everyone, from overnight camping in tents on 
the pristine ponds to seasonal and year-round homes.  The Plan provides a unique opportunity for 
both Plum Creek and the State of Maine to create a very special, internationally known, 
recreational area for the public, year-round residents, seasonal residents and tourists.   

To provide tourists the incentive to come to this area when so many other tourism 
opportunities exist around the world, the tourism plan must be true to the local culture and 
environment--it must provide a completely authentic Maine Woods experience, which the 
Concept Plan does.  The Plan also supports the continuation of the working forest.   By carefully 
integrating extensive conservation efforts with a working forest and limited amounts of 
residential uses and resorts that are consistent with the nature and character of the Maine woods, 
the Plan coordinates these varied uses to produce a Plan that provides new, and enhances 
existing, opportunities for the public. 

Prevents Sprawling Development. 

The Plan prevents random, sprawling development by locating development 
approximately adjacent to existing public roads and proximate to service centers and existing 
communities.  Further, development zone boundaries are forever prevented from expanding by 
surrounding the zones with permanent Balance conservation Easements.  Finally, the entire Plan 
is surrounded by 340,000 acres of permanent working forests. 
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Limits residential development.   

The Plan limits residential development to a level that is substantially less than otherwise 
could be created as of right without LURC oversight during the period of 30 years.  The Plum 
Creek Plan is capped to a total of 975 residential dwelling units and 1050 resort accommodations 
(800 at Big Moose Mountain, and 250 at Lily Bay) over the next 30 years.   

Regional Planning. 

  The Plan offers a coherent long term and future vision for the region. The State of Maine 
has identified a need for regional planning and the Legislature has called for municipalities to 
present their citizens with a comprehensive plan or vision for the future of their respective 
communities. The Plum Creek Plan offers that same type of vision or regional plan, providing a 
degree of predictability that would not otherwise have been available.  

The Plan uses a zoning approach over 29 townships, based on private goals and extensive 
public input.  Going beyond the Rangeley prospective zoning plan prepared by LURC following 
extensive public input, the Plum Creek Plan achieves more conservation, and provides a far 
clearer distinction between growth and rural areas.   Unlike the Rangeley Plan that allowed for 
upward adjustment of development, the Plum Creek Plan limits development to 975 residential 
dwelling units within a 29 township area, over 30-years. 

Permanent Public Access and New Recreation Opportunities.  

The Plan ensures permanent public access on all conservation easement lands and on 144 
miles of hiking and snowmobile trails through permanent rights-of-way, including the donated 
Balance Conservation Easement and the Conservation Framework.  This enhanced public access 
will extend to 79 miles of new hiking trails, including the proposed 12 mile hut and trail system; 
74 miles of new ITS snowmobile trails; access to pristine ponds for fishing and all traditional 
uses; and will provide access to other conserved land in the100 Mile Wilderness, AMC’s 
Katahdin Iron Works, Nahmakanta, and Big Spencer Mountain.  

Conservation 

The Plan includes substantial conservation measures and opportunities; the Plan's 
proposed 90,000 acre Balance Conservation Easement will envelope the development zones 
thereby containing development.  The Conservation Framework to be purchased by The Nature 
Conservancy upon Plan approval includes 266,000 additional acres of working forest 
conservation easement and 29,500 acres in the Roach Ponds area and 45,000 acres at Number 5 
Bog (outside the Plan Area). 

These conservation components and opportunities complement the past conservation 
sales by Plum Creek to the State of Maine for 29 miles of Moosehead Lake shoreland, and of 
substantial shoreland along the Kennebec River. 
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Protection of Pristine Lakes and Ponds.  

The Plan permanently conserves public access to 66 pristine lakes and ponds.  Public 
access to lake and pond shorefront is disappearing throughout Maine.  The Plan protects public 
access to this important natural resource.  It promotes the tourism industry by conserving 
shorefront through conservation easements in perpetuity.   

Preservation of the Remote Experience.  

The Maine North Woods has been valued for centuries by people who enjoy more remote 
forms of nature-based recreation.  The CLUP states: 

Some recreation-based businesses are dependent on the maintenance of the remote and 
undeveloped character of many parts of the jurisdiction.  Sporting camps and remote 
campgrounds are two examples of businesses that depend on these values. Guide 
services, nature tours, and outdoor leadership schools are others.  The demand for such 
‘nature-based tourism’ is on the rise nationally, and opportunities within the jurisdiction 
appear considerable. 1 

The CLUP also states: “Looking ahead to 2007, the LURC jurisdiction should retain its 
extensive forests, undeveloped shorelines, remote woodland character, rural communities and 
unique collection of natural and cultural resources.2”  The Concept Plan fulfills these goals in the 
Plan Area by concentrating residential, and resort development on or near the 6 lakes in the Plan 
Area that are nearest the centers of population and public roads, and by preserving forever 60 
pristine lakes and ponds, by deeding the Balance Conservation Easement over 90,000 acres, and 
by providing the Conservation Framework that includes (1) a working forest conservation 
easements over another 269,000 acre region, and (2) the fee sale of 29,500 acre Roach Ponds 
area and 45,000 acre Number 5 Bog area. 

The Plan will convey significant public trail right-of-ways: a 74-mile ITS snowmobile 
trail, a 67-mile "Peak to Peak" hiking trail, and another 12-mile trail, connecting to a wider 
network of trails, thereby ensuring permanent recreation opportunities to the public.  

Maine is home to 336,421 hikers, comprising over 33% of the State’s population.  Hiking 
is also vitally important to the economies of service center communities, which serve hundreds 
of hikers as they pass through the North Woods.  The Concept Plan will enable the development 
of new trails near Greenville that will boost the area economy. 

Economic Development 

The Plan will be a benefit to the local economy. 

The Plan's forest products components will preserve and promote timber and fiber 
employment and economic opportunities.  The Plan’s tourism components will support the 
Maine Nature Tourism Initiative and will enable the region to make the connection between its 

                                                 
1 See CLUP pg. 75. 
2 See CLUP pg. 133. 
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resources, tourism and economic development.  This could enable the North Woods of Maine to 
return as a premier tourist destination.  As the CLUP states:  

“[T]here is likely to be an increased demand for destination resorts and for new and 
upgraded dwellings for primary or vacation residence… The demand for back country 
recreational uses in the Northeast is estimated to be growing at a rate that is more than 
double the population growth rate.3” 

In his 2006 Economic Impact Report on the Plan, Dr. Charles Colgan estimates that the 
Plan, when fully implemented, would add an average of 1300 jobs a year, an average of $61 
million per year in personal income; with revenue to the State increasing by an average of an 
additional $6.4 million each year.4     

Continued Forestry Investment. 

Plum Creek's wood harvesting operation in the Plan Area currently provides jobs to 
approximately 250 people.  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 the Concept Plan, Plum Creek will 
convey a permanent working forest conservation easement over 90,000 acres in the Plan Area 
and commit The Nature Conservancy to purchasing a working forest conservation easement over 
another 266,000 acre region in the Plan Area.  

As economist Charles Colgan has noted in his Economic Impacts Report for Plum Creek:  

“To the extent these areas in the Plan are conserved for working forest conservation 
easements, the Plan makes clear that timber resources will continue to be available, and 
removes a level of uncertainty about the timber industry that would give confidence to 
continued employment and income benefits and increased forestry investment.” 

The Plan's and the Conservation Framework’s proposed working forest conservation 
easements may help stabilize markets, protect jobs, and provide customers the assurance they 
seek in deciding whether to invest in their businesses.  Plan approval then, could in turn produce 
a workforce base for the forest products industry (i.e., managers, administrators, truckers, 
loggers, saw mill operators). Plan approval will foster the possibility of related development vital 
to the economic well being of the local communities.  A protected working forest facilitates long 
term investment around working forest "customers". 

Regional Vision for Tourism.  

The Plan creates an achievable regional vision for a nature-based tourism area that 
provides a range of tourism experiences.  The Plan Area has natural features that can attract 
tourists not only from Maine and New England, but also from around the world.  Moosehead 
Lake once was a tourist mecca, anchored with a 500+ unit Mt. Kineo grand hotel, three smaller 

                                                 
3 See CLUP pg. 64. 
4 See Dr. Colgan’s Estimated Economic Impacts of Implementing the Proposed 2006 Plum Creek Rezoning Plan in 
the Moosehead Lake Area. 
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hotels, a number of rooming houses,  92 steamboats, and regular passenger train service.  Its size 
and beauty provides a focal point for the region.  A resort and recreation center at Big Moose 
Mountain can provide a wide variety of year-round amenities and beautiful views.  Most of the 
land in the area will be continued as a sustainable working forest, providing habitat for moose 
and birds, which attract wildlife-watching tourists.  The rivers and lakes provide opportunities 
for camping, fishing, canoeing and kayaking.  The mountains and trails provide for hiking, 
mountain biking, cross-country skiing and snowmobiling.  Such a variety of available nature-
based experiences can draw tourists for extended stays, bringing jobs and revenue to the area, 
and can broaden tourism opportunities for Maine citizens as well. 

The Concept Plan makes possible a range of tourism infrastructure such as 
accommodations, trails, and conserved areas that support this tourism vision. 

Provides a Mix of Tourism Accommodations.  

The Plan provides a mix of tourism accommodations for a variety of uses and income 
levels, from resort lodging to hikers’ tents.  It also provides for a broad spectrum of uses realized 
through nature-based amenities, from year-round residents, to families, retirees and young 
adventurers. 

Proposed resorts will contribute to a viable, sustainable tourism region. 

 As noted in EMDC's Infrastructure and Community Impact Analysis (see Appendix), the 
Moosehead region has historically been a tourist destination, but has lost its anchor hotels.   

With the loss of the anchor hotels in the area, the number of visitors to the North Maine 
Woods has been in decline.  The existing small businesses are unable to carry the necessary 
marketing weight for the region. The Plan's two resort zones will help restore the needed tourism 
anchors and provide the tourism infrastructure to advertise, attract, and sustain a broader nature-
based tourism market.  The resorts will also increase the range of tourist accommodations. 

A diversity of housing options. 

The Plan proposes zoning that will allow for a range of residential options, from affordable 
housing and rental housing to residential lots for year-round and seasonal homes.  Such housing 
diversity will provide for residents and visitors of various ages, interests and incomes, helping to 
meet a need that has been identified by the State and Greenville and Jackman.  As part of its 
vision for the future, the CLUP recognizes the need for a diversity of housing, noting that 
housing needs "for year-round residents, retirees, seasonal residents, and recreational users - 
should be accommodated.5”  

Affordable/workforce housing. 

Plum Creek will donate up to 100 acres for affordable/workforce housing.  Fifteen acres 
are proposed for Greenville, 10 acres are proposed for Jackman and the remaining 75 acres will 
be located within the Plan in the proposed D-RS2M zones.  In addition, Plum Creek is partnering 
                                                 
5 See CLUP pg. 133. 
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with Coastal Enterprises Institute (CEI) on workforce housing with Plum Creek providing 
significant loan dollars and CEI providing its expertise as an affordable housing provider and 
manager.   

Additional sources of tax revenue for the region. 

The resorts will advance the prospect of revitalization of the region's traditional and 
historical tourism industry. The CLUP recognizes that such tourist facilities act as a magnet for 
ancillary businesses. For example, as to the proposed Big Moose Mountain recreation area which 
may include Nordic skiing facilities, the CLUP notes: “Ski areas attract lodging facilities, 
restaurants, sports outfitters, and other retail and service establishments, and seasonal housing -- 
both single family and multi- family dwellings... Tourism is a mainstay of Maine's economy, and 
recreational development in the jurisdiction has contributed to this sector.”6   

Population and Jobs. 

John Simko, Greenville’s Town Manager, describes the crisis of a declining population in 
his 2002 “Greenville at the Crossroads" report as follows:  

The declining population in certain areas will change, possibly eliminate certain 
institutions in our community, have a negative impact on our municipal and school 
finances, and continue to erode the quality and content of our workforce.  Two of our 
most vital institutions – the schools and the hospital – have a symbiotic relationship with 
population and workforce. In order to have more students, more families must come to 
the area, and therefore more jobs must be available. 

EMDC's Infrastructure and Community Impact Analysis notes declines in the population, 
jobs, and school enrollment, and underutilization of its health care facilities.  The Plan’s 
development components will enhance prospects for the revitalization of local businesses, the 
creation of new jobs, restoration of a good part of the lost school enrollment, and of the area's 
decline in population and tourism.  The full EMDC report can be viewed in Volume 3, Appendix 
B of the Concept Plan. 

                                                 
6 See CLUP pg. 75 
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16.  Anticipated Unfavorable Impacts:  Do you anticipate that your proposed 
use of the land would result in any unfavorable impacts on any of the 
surrounding land, resources, and/or uses in the community or area?  If so, 
describe in detail the anticipated unfavorable impacts and any measures 
proposed to control or minimize them. 
 

Appendix B contains the report prepared by Eastern Maine Development Corporation 
(EMDC) titled “Plum Creek Rezoning Proposal Infrastructure and Community Impact 
Analysis.”  The EMDC Report identifies existing infrastructure, governmental services and 
public safety capacities that currently exist and identifies future capacity needs that may arise if 
the Concept Plan is implemented.  The following summarizes the potentially unfavorable 
impacts the Concept Plan may have on communities or resources and the way the impacts will be 
minimized. 

Housing 

The EMDC Report states that there is an undersupply of rental housing units and projects 
that if the Concept Plan is implemented, up to 160 workforce/affordable housing units will be 
required.  Plum Creek has partnered with Coastal Enterprises, Inc. to provide for 100 acres of 
land to be dedicated to the creation of workforce/affordable housing in Greenville, Jackman and 
the Greenville-Rockwood corridor.  Plum Creek’s Concept Plan also includes on-site resort 
employee housing.   

Water Supply 

Plum Creek has submitted a report indicating that there is adequate groundwater to 
supply the 975 residential units and the proposed resorts, hence water supply will not be 
unfavorable impacted.  (See Rezoning Petition Tab 18b.) 

Traffic 

In order to anticipate and address any potential unfavorable traffic impacts, Plum Creek 
must obtain a traffic movement permit from the Maine Department of Transportation (MDOT).  
The MDOT permit will address transportation capacity and safety issues regarding the Concept 
Plan’s impacts to State road networks. 

Waste 

Solid wastes from the resorts and subdivisions will be handled either by transporting the 
waste to a local transfer station or by trucking it directly to a licensed regional facility either in 
Norridgewock, Orrington or Old Town.  The costs of disposal will be paid by tipping and/or 
collection fees paid by property owners. 

More than adequate capacity to accept anticipated construction-generated waste has been 
confirmed by the owners of Crossroads Landfill and Juniper Ridge Landfill.  Construction 
contractors hired to construct the proposed structures will place construction waste in a roll-off 
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or other container and transfer it to the licensed disposal facility, thus avoiding the impact on 
local transfer facilities. 

Through the construction of roads and other facilities in the proposed Concept Plan, 
significant quantities of land clearing debris will be generated and require disposal.  Land 
clearing and disposal practices will be carried out pursuant to current DEP regulations, which 
include: 

- onsite disposal in less-than-one-acre sites providing the disposal is not located in either 
wetlands, on a significant sand and/or gravel aquifer to protect the natural resources, 

- chipping of land clearing debris under approved best management practices (BMP), 
erosion control or onsite spreading; or  

- burning of land clearing debris provided that ashes spread on the same parcel of land 
were generated and spread in a manner that would not inhibit plant growth. 

EMDC’s report concludes that these methods have been adequate to handle land-clearing 
debris at most area construction projects.  If land-clearing debris for some of the development 
cannot be adequately disposed of on-site, Plum Creek is prepared to set aside land on both the 
east and west sides of Moosehead Lake to accept land clearing debris from Plan-associated 
development.  The costs of disposing of land clearing debris will be incorporated into each 
development’s construction costs. 

The core facilities at the proposed resort areas are predicted to generate between 30 to 75 
tons of sewage sludge per year, depending on what type of facilities are ultimately included in 
the resort and the type of sewage treatment process that is chosen.  Local wastewater facilities 
near the resort will be the preferred method of disposal; if those facilities lack the capacity to 
handle the waste, a private compost facility, New England Organics in Unity, Maine, has 
confirmed that it has adequate future capacity to accept the sludge generated by the resorts.  
The costs of disposal of sewage sludge will be borne by the developer. 

Two DEP-permitted facilities that accept septic tank waste have been identified: the 
Moosehead Sanitary District (MSD) in Greenville and Soil Preparation, Inc. (SPI), in Plymouth, 
Maine.  The MSD site is currently at capacity, but is seeking DEP approval to accept an 
additional 408,000 gallons of waste a year. 

In the event that MSD is not able to obtain a permit that is sufficient to accept the septic 
tank waste generated by the Plan, SPI has the capacity.  Current DEP regulations, however, 
would require a transfer facility, as the SPI facility is considered to be too far for direct transfer 
from the waste generators.  If required, Plum Creek will set aside property to be used for a 
transfer facility or a spreading or other disposal facility.  The cost for disposal of septic waste 
will be borne by property owners. 
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Safety and Emergency Services 

It has not been shown that an unfavorable impact will occur to emergency services.  
However, the following additional provisions regarding emergency services are made part of this 
Plan: 

• All deeds of sale or covenants shall include a requirement that owners utilize the 
county Enhanced 911 Street and Address Numbering System, so that emergency 
workers can respond in a timely fashion. 

• Plum Creek will work with the Town of Greenville, if the opportunity presents 
itself, to help bring power to the emergency radio repeater station on Big Moose 
Mountain. 

• Plum Creek is willing to provide, at no cost, land needed as yet-to-be-designated 
trailhead/parking areas, when such areas are needed as staging areas and/or 
helicopter landing zones for emergency situations. 
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17.  Public Services: What municipal, county, or other services (i.e. solid waste 
disposal, fire and police protection, schools and school transportation, etc.) 
will your proposed use of the land require? Describe by what means these 
public services will be obtained. 
 

Appendix B contains the report prepared by Eastern Maine Development Corporation 
(EMDC) titled “Plum Creek Rezoning Proposal Infrastructure and Community Impact 
Analysis.”  The EMDC Report identifies existing infrastructure, governmental services and 
public safety capacities that currently exist and identifies future capacity needs that may arise if 
the Concept Plan is implemented.  For a detailed discussion of these public services and how 
they will be obtained, if needed, through the Concept Plan, refer to that report.  The following is 
a summary of the report as it relates to public services. 

The EMDC Report demonstrates that there is surplus capacity in the education and health 
care systems in the region.  Implementation of the Concept Plan will benefit both these systems 
by reducing the existing underutilization. 

The EMDC Report states that there is an undersupply of rental housing units and projects 
that if the Concept Plan is implemented, up to 160 workforce/affordable housing units will be 
required.  Plum Creek has partnered with Coastal Enterprises, Inc. to provide for 100 acres of 
land to be dedicated to the creation of workforce/affordable housing in Greenville, Jackman and 
the Greenville-Rockwood corridor.  Plum Creek’s Concept Plan also includes on-site resort 
employee housing.   

Plum Creek has submitted a report indicating that there is adequate groundwater to 
supply the 975 residential units and the proposed resorts.  (See Rezoning Petition Tab 18b.) 

Plum Creek must obtain a traffic movement permit from the Maine Department of 
Transportation (MDOT).  The MDOT permit will address transportation capacity and safety 
issues regarding the Concept Plan’s impacts to State road networks. 

The Concept Plan will enhance the region’s recreational infrastructure by creating a 
permanent easement for the ITS snowmobile trail and permanent easements for hiking trails.  
Combined, these easements provide 154 miles of trail easements in perpetuity. 

Utility line extensions will be provided by the developer as part of the applications for 
subdivision approval or resort development. 

Solid wastes from the resorts and subdivisions will be handled either by transporting the 
waste to a local transfer station or by trucking it directly to a licensed regional facility either in 
Norridgewock, Orrington or Old Town.  The costs of disposal will be paid by tipping and/or 
collection fees paid by property owners. 

More than adequate capacity to accept anticipated construction-generated waste has been 
confirmed by the owners of Crossroads Landfill and Juniper Ridge Landfill.  Construction 
contractors hired to construct the proposed structures will place construction waste in a roll-off 
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or other container and transfer it to the licensed disposal facility, thus avoiding the impact on 
local transfer facilities. 

Through the construction of roads and other facilities in the proposed Concept Plan, 
significant quantities of land clearing debris will be generated and require disposal.  Land 
clearing and disposal practices will be carried out pursuant to current DEP regulations, which 
include: 

• onsite disposal in less-than-one-acre sites providing the disposal is not located in 
either wetlands, on a significant sand and/or gravel aquifer to protect the natural 
resources, 

• chipping of land clearing debris under approved best management practices 
(BMP), erosion control or onsite spreading; or  

• burning of land clearing debris provided that ashes spread on the same parcel of 
land were generated and spread in a manner that would not inhibit plant growth. 

EMDC’s report concludes that these methods have been adequate to handle land-clearing 
debris at most area construction projects.  If land-clearing debris for some of the development 
cannot be adequately disposed of on-site, Plum Creek is prepared to set aside land on both the 
east and west sides of Moosehead Lake to accept land clearing debris from Plan-associated 
development.  The costs of disposing of land clearing debris will be incorporated into each 
development’s construction costs. 

The core facilities at the proposed resort areas are predicted to generate between 30 to 75 
tons of sewage sludge per year, depending on what type of facilities are ultimately included in 
the resort and the type of sewage treatment process that is chosen.  Local wastewater facilities 
near the resort will be the preferred method of disposal; if those facilities lack the capacity to 
handle the waste, a private compost facility, New England Organics in Unity, Maine, has 
confirmed that it has adequate future capacity to accept the sludge generated by the resorts.  
The costs of disposal of sewage sludge will be borne by the developer. 

Two DEP-permitted facilities that accept septic tank waste have been identified: the 
Moosehead Sanitary District (MSD) in Greenville and Soil Preparation, Inc. (SPI), in Plymouth, 
Maine.  The MSD site is currently at capacity, but is seeking DEP approval to accept an 
additional 408,000 gallons of waste a year. 

In the event that MSD is not able to obtain a permit that is sufficient to accept the septic 
tank waste generated by the Plan, SPI has the capacity.  Current DEP regulations, however, 
would require a transfer facility, as the SPI facility is considered to be too far for direct transfer 
from the waste generators.  If required, Plum Creek will set aside property to be used for a 
transfer facility or a spreading or other disposal facility.  The cost for disposal of septic waste 
will be borne by property owners. 



 

 
1216897.1 

3

Plum Creek expects the additional tax revenue generated by the development will be 
available for increased law enforcement, code enforcement, fire prevention, rescue and other 
governmental services. 

Property taxes from lots in the Unorganized Territory are distributed according to a 
budget proposed by the County Commissioners and approved by the Legislature. 

In addition, Plum Creek will set up the Owners Associations so that, at a minimum of 
biannually, the Associations will hire a third party inspector to perform an on-site survey and 
prepare a report regarding compliance or noncompliance with all standards and requirements 
applicable to the Vegetative Clearing standards.  Such inspector shall have the specific expertise 
to determine compliance with clearing standards.   

The following additional provisions regarding emergency services are made part of this 
Plan: 

• All deeds of sale or covenants shall include a requirement that owners utilize the 
county Enhanced 911 Street and Address Numbering System, so that emergency 
workers can respond in a timely fashion. 

The resorts will be self-sufficient to the extent that they will provide for their own water, 
sewer, solid waste, and fire prevention needs.   

Plum Creek will work with the Town of Greenville, if the opportunity presents itself, to 
help bring power to the emergency radio repeater station on Big Moose Mountain. 

Plum Creek is willing to provide, at no cost, land needed as yet-to-be-designated 
trailhead/parking areas, when such areas are needed as staging areas and/or helicopter landing 
zones for emergency situations. 
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18. Compliance with Laws and Standards:  If your proposal includes 
a subdivision or development proposal, provide information in response 
to the following questions concerning whether the land is likely to be 
suitable for the proposed use.   
 
a.  Describe what provisions will be made to comply with the 
Commission’s development standards and other environmental laws. 
 
 

The Concept Plan incorporates modifications to the Commission’s existing 
Chapter 10; the General Provisions (Sub-Chapter I), Land Use Zones (Sub-Chapter II) 
and Land Use Standards (Sub-Chapter III) of the Commission’s Chapter 10 are amended 
for this Concept Plan contained in Section 4 of this Concept Plan. 
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18. Compliance with Laws and Standards:  If your proposal includes 
a subdivision or development proposal, provide information in response 
to the following questions concerning whether the land is likely to be 
suitable for the proposed use.   
 
b.  Water Supply:  what provisions will be made for securing and 
maintaining a healthy water supply to the area.  
 

 
 

See Attached Report Titled: 
 

“Preliminary Evaluation of Water Resource Proposed  
Plum Creek Gateway Lands Moosehead Region, Maine,” April 18, 2007 
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18. Compliance with Laws and Standards:  If your proposal includes 
a subdivision or development proposal, provide information in response 
to the following questions concerning whether the land is likely to be 
suitable for the proposed use.   
 
c.  Soil Conditions:  are soil conditions appropriate for proposed uses, 
particularly in areas proposed for development? 
 

According to a report prepared by S.W. Cole Engineering titled “Plum Creek 
Land Company Soil Investigation Services Soils Mapping and Evaluation Moosehead 
Lake Region, Maine,” attached at Exhibit D of this Petition for Rezoning, there are 
suitable soils in the proposed development areas and the zones contain soils that are 
appropriate for a range of uses.   

 
The analysis “Basis of Design for the Roadways to Access Development Areas” 

was also conducted by DeLuca Hoffman and is attached at the end of this section. 
 

Following LURC standards (Chapter 10.25G.2), the soils compatibility report was 
prepared using soil ratings developed by Natural Resources Conservation Service 
(NRCS). 
 

Significant areas of wetlands were not observed in most areas of the development 
zones and their occurrence is generally limited to narrow drainages or depressions, which 
should not significantly restrict development or access, according to the report. 
 

Based upon the NRCS soil potential ratings, each map unit within Plum Creek’s 
proposed plan area contains several different types of soils.  
 

All but two development areas are dominated by suitable soils and pose no 
rezoning issue.  At the Route 6/15 corridor and at Lily Bay the soils report shows 
suitability in large contiguous areas.  At the subdivision stage, in conjunction with 
additional detailed soils surveys, soil type and suitability will inform siting of 
development and uses will be located on appropriate soil types. 
 

The majority of proposed development zones are accessible by existing roads.  
Where new roads must be built, roads will be located to avoid unsuitable soils and in rare 
instances where unsuitable soils must be crossed to access a suitable development area, 
construction and engineering will be utilized that minimizes the disruption of they 
hydrology. 
 

Unsuitable shorefront areas, due to either poor soils or extreme slopes will be 
considered when siting development along the shorefront.   

 
In all instances, more detailed soils surveys will be conducted at the subdivision 

stage to assure that soil suitability is appropriate for the proposed use. 
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18. Compliance with Laws and Standards:  If your proposal includes 
a subdivision or development proposal, provide information in response 
to the following questions concerning whether the land is likely to be 
suitable for the proposed use.   
 
d.  Traffic:  what provisions will be made for parking and safe traffic 
flow?  
 
 Plum Creek must obtain a Traffic Movement Permit from the Maine Department 
of Transportation (MDOT).  The MDOT permit will address the transportation capacity 
and safety issues regarding the concept Plan’s impacts to State road networks. 
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18. Compliance with Laws and Standards:  If your proposal includes 
a subdivision or development proposal, provide information in response 
to the following questions concerning whether the land is likely to be 
suitable for the proposed use.   
 
e.  Erosion Control:  What provisions will be made for stabilization and 
erosion control of the site?  

 

DeLuca-Hoffman Associates, Inc. has prepared a preliminary erosion control 
report title “Erosion and Sedimentation Control Plan for Roadway Construction.”  See 
Volume 3, Appendix D.    The preliminary erosion and sedimentation control plan has 
been developed to satisfy the requirements of LURC Chapter 10 Rules and Standards, as 
adopted in this Concept Plan, and calls for road construction measures that minimize 
unreasonable soil erosion and do not result in any reduction in the capacity of the land to 
absorb and hold water.   LURC Chapter 10 Rules and Standards require permanent and 
temporary erosion and sedimentation control measures to meet the standards and 
specifications of the “Maine (ME DEP) Erosion and Sediment Control BMP Manual of 
March 2003” or other equally effective practices.  Development will comply with these 
requirements. 

 
For the purposes of the Concept Plan the guidance document identifies the tools 

that can be implemented during construction of the roadways, explains the basis for their 
use, and provides details for their installation.   
 

The erosion control plans will be further refined and detailed designs prepared as 
individual subdivision proposals are brought before LURC for review and approval.  All 
erosion control measures will comply with all relevant standards and requirements 
pertinent to their proposed development activities 
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18. Compliance with Laws and Standards:  If your proposal includes 
a subdivision or development proposal, provide information in response 
to the following questions concerning whether the land is likely to be 
suitable for the proposed use.   
 
f.  Subsurface Waste Water Disposal: What provisions will be made to 
comply with the requirements of the Subsurface waste Water disposal 
Rules of the Maine State Plumbing Code?  
 

 
See Attached Letter Titled: 

 
“Addendum Plum Creek Land Company Soil Investigation Services Soils  
Mapping and Evaluation Moosehead Lake Region, Maine” by S.W. Cole 
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18. Compliance with Laws and Standards:  If your proposal includes a 
subdivision or development proposal, provide information in response to the 
following questions concerning whether the land is likely to be suitable for the 
proposed use.   
 
g.  What measures have been taken to fit the proposal into the existing 
surroundings?  Include any special considerations given to siting, design, size, 
coloring, landscaping, or other factors that will lessen the impact of the 
proposal on the surroundings. 
 
Overview 
 
The Concept Plan application is a request for rezoning; as such, no specific subdivision or 
development plans or designs are proposed.  Upon Plan approval, subdivision and development 
applications will be submitted to LURC for particular areas in the residential, mixed-use and 
resort zones.   
 
Landscape Level Suitability 
 
The Plan development zones comprise just 5% of the Plan Area.  Thus, the 356,000 acres of 
surrounding land will remain undeveloped under working forest protection easements.  
Interspersed throughout this landscape are mountain ranges, 60 never-to-be-developed pristine 
ponds, 6 lakes with some existing development on them, and small communities like Rockwood 
and Beaver Cove. 
 
The acreage surrounding the development zones are suitable for the proposed uses.  Sustainable 
forestry will continue to be practiced in this vast area, most of which is zoned M-GNM 
(Management-General, for the Moosehead Region Plan).  Importantly, however, non-forestry 
development rights have been removed.  Residential lot creation is not permitted. 
 
This area, comprising 95% of the Plan Area, will also provide an unparalleled natural setting for 
recreation, the permanent conservation of landscape level viewsheds, and for habitat protection.  
In sum, the Management and Protection zoning proposed for 95% of the Plan Area is appropriate 
and suitable for forestry, recreation, scenic conservation and habitat protection.  These uses are 
also consistent with LURC principal values as articulated in the CLUP. 
 
Given that the scale of this Plan and the land use planning approach is similar to that of the 
agency’s Rangeley Prospective Zoning Plan, it is important to note that the proposed 
development areas fit with the character of the surrounding, existing, developed areas and are 
consistent with LURC’s location of development policies.  This is evidenced by the fact that: 
 

• Most development zones are adjacent to existing development; (see Petition Question 
#12) 

• Development is located on lakes deemed suitable for additional development; 
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• Residential development levels are compatible with existing historic development levels 
(see Petition Question #9.b.) 

• The CLUP’s location of development policies and goals have guided the zone placement 
in this Plan. 

 
Design Considerations  

Plum Creek’s Concept Plan includes scenic, lighting, dimensional and clearing standards to 
ensure structures fit into their surroundings.  Furthermore, the HOA provisions require 
homeowners to adhere to color, materials and clearing standards and enforcement procedures 
(see the HOA model documents in the Plan Description, section 3). 

Tree Cover 

Tree cover is a highly effective screen in developed areas in the Moosehead region.  The 
canopies of the trees cloak most development, especially in summer.   

Environmental Fit 

As the Plan describes and the Land Guidance maps (see Section 9) and Natural Area maps (see 
Section 18i) show, development will not impact valued natural resources.  Riparian corridors, 
rare plants, deeryards, wading bird wetlands, streams, etc., will remain protected under the 
Concept Plan’s standards and zones ensure a harmonious fit by avoiding high value resources.  
Occasional wetland crossings may be needed but will be minimized and avoided all together 
where possible.   
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18. Compliance with Laws and Standards:  If your proposal includes a 
subdivision or development proposal, provide information in response to the 
following questions concerning whether the land is likely to be suitable for the 
proposed use.   
 
h.  Scenic Impacts:  What measures will be taken to minimize impacts of the 
proposal on the scenic quality of the area?  Consideration should be given to 
visibility from roads and water bodies. 
 
Overview 
 
No specific subdivision or development proposals are included in this Concept Plan rezoning 
proposal. 
 
  The scenic character and the conservation of natural resource values are important to the 
success of the Concept Plan.  The forestry, economic development and recreational goals are 
achieved with large, unfragmented tracts remaining undeveloped, recreational assets of the 
region enhanced with permanent trail right-of-ways, and vast tracts of land preserved for forestry 
with no development allowed. 
 
  As detailed throughout the Concept Plan, this landscape level protection is achieved 
through the M-GNM and Protection zones as well as the Balance Conservation Easement and 
Moosehead Legacy Conservation Easement.  Mountaintops are protected with P-MAM zoning 
while lakeshore viewscapes are conserved with the Balance Conservation Easement. 
 
  Indeed, the Balance Conservation Easement area are carefully located specifically to 
protect lake shores where “primitive” recreation (canoeing, kayaking, and fishing) can be 
enjoyed, to prevent development expansion beyond the development zones and to conserve 
views from public roads and water.   
 
  The CLUP Scenic Resources policy 3, which directs LURC to protect the scenic values 
of shoreland, mountain, recreation and other scenic areas, is achieved by this privately initiated 
Concept Plan. 
 
  The location of the Concept Plan development zones also follows the Commission’s 
scenic resources goal and policies.  Clearly, the Concept Plan concentrates growth in appropriate 
areas so as “to minimize impacts on natural values and scenic character”1.  Further, the land use 
standards that are part of the Concept Plan “[r]egulate land uses generally in order to protect 
natural aesthetic values and prevent incompatibility of land uses.”2. 
 
  The Concept Plan’s development areas are concentrated on lakes deemed “potentially 
suitable for development,” adjacent to existing centers of development (see Petition Question 

                                                 
1 See CLUP pg. 139. 
2 Id. 
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#12) and close to roads and other infrastructure.  As noted before, just 5% of the Plan Area is 
zoned for development.     
 
  In the Concept Plan Area, the two main public roads are the Lily Bay Road and Route 
6/15, between Greenville and Jackman.  Most waterbodies are Great Ponds, including the six 
lakes and ponds on which development is proposed, and thus are public resources.   
 
  Visibility will be minimized by adoption of standards, as described in Sub-Chapter III of 
this Concept Plan and by implementing the HOA provisions as described in the Plan Description.  
The following summarizes the measures. 
 
− Colors shall be muted and should match dark earth tones representative of those found in the 

surrounding natural environment.  

− No reflective finishes (e.g., unpainted or shiny metallic surfaces) shall be used on exterior 
surfaces including but not limited to the roofs, projections above roofs, retaining walls, 
doors, fences, pipes or outside equipment.  

− Restrict siding types to painted or stained wood, timber, log, stone masonry, stucco, or non-
reflective and unpainted vinyl. 

− Screen all campers, boats, motor homes and recreational vehicles so that they cannot be seen 
from other lots, public and private roads, water bodies, or other public vantage points.  

− All exterior lights shall be equipped with full cutoff features and shall be shaded to prevent 
glare.  

− No spotlights are permitted  

− All exterior lighting fixtures must be hooded so that emanating light is angled at 45 degrees 
towards the ground.  No light may escape from above the horizontal plane.  Flood lights 
shall be hooded, have motion detectors and illuminate functional areas only, such as garage 
doors, storage areas, walks and drives.   

− Fixtures on buildings shall not be located above the eave line or above the top of any parapet 
wall.  No fixtures shall be elevated more than 21 feet above the ground. 

− No landscaping lighting, continuously illuminated floodlights, continuously illuminated light 
bulbs over 75 watts or exposed bulbs shall be used.   

− No residential structures shall be greater than 35 feet in height, measured at the uphill side of 
the grade. 

Vegetative Clearing 

This Concept Plan provides that permanent conservation easements will be granted on 
approximately two-thirds of shoreline along the developed lakes and ponds in the Plan Area.  
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These conservation easements protect high value land and scenic views.  Plum Creek’s 
ownership on the shoreland on 60 pristine ponds (comprising 89 miles) will also be permanently 
protected with conservation easements.  These measures prevent future shoreline development 
and preserve the natural and scenic character of the waterbodies and woodland resources that 
characterize the Moosehead Lake region. 

The Concept Plan includes residential development and resort development along the 
shoreline of just six of the numerous lakes and ponds within the Plan Area. Of these, Moosehead 
Lake, Upper Wilson Pond and Long Pond are classified as having “outstanding”  scenic value 
under LURC’s “Wildlands Lake Assessment Findings.”  Indian Pond, Burnham Pond and 
Brassua Lake have neither “outstanding” nor “significant” scenic value under these LURC 
definitions.  

  
Under the HOA provisions an independent qualified evaluation of all lots within an 

association will be undertaken every two years and a report prepared will be delivered to LURC, 
to ensure compliance.   

In those areas slated for development near public roadways, the following provisions will 
ensure that the rural North Woods experience is preserved.  

− Require at least a 50-foot setback of undisturbed vegetation between structures and public 
roads, with a 75-foot setback from Route 6/15 and Lily Bay Road. 

− Allow a screen of native plants to revegetate the setback areas where there is insufficient 
screening now.  

− Site structures wherever practicable where they can be screened from public roadways 
effectively by vegetation and/or topographic features.   

− Eliminate single driveways from entering public roads, to reduce disruption of the 
continuous forested roadside.  Collector roads, usually following existing logging roads, will 
serve most new development.  Driveways will, for the most part, be off secondary 
subdivision roads, not public or private collector roads. 
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18.  Compliance with Laws and Standards:  If your proposal includes a 
subdivision or development proposal, provide information in response to the 
following questions concerning whether the land is likely to be suitable for the 
proposed purpose. 
 
i.  Wildlife Habitat:  What measures will be made to minimize impacts on 
wildlife habitat including birds and water fowl?  Consideration should be 
given to riparian zones along waterbodies.  
 

Planning Approach 
 

Information from the Maine Natural Areas Program, LURC zoning maps, USF&W, 
MDEP, and DIF&W reports have been used to identify wildlife habitat and high-value natural 
resources. The Plan has benefited from the input of Plum Creek’s staff forestry and wildlife 
professionals, as well as data on its lands that Plum Creek has contracted the Maine Natural 
Areas Program to compile.  In addition, all available information from The Nature Conservancy 
has been used.  Woodlot Alternative, Inc. has conducted fieldwork and is updating its report on 
habitat and species in the Plan Area.  The report will be submitted upon completion.   

 
The Concept Plan minimizes impacts on these resources through following Concept Plan 

mechanisms:  
 

• Conserve 87% of the Plan Area with conservations easements that prevent 
residential development; 

• Locate all development near existing development, roads, and service centers to 
avoid encroaching on more isolated and sensitive areas. 

• Site development consistent with the CLUP to ensure that the goals and values are 
met at the subdivision stage. 

• Protect forests through requirement sustainable forestry management practices; 
• Comply with LURC Land Use Standards located in Volume 2, Section 4, Sub-

Chapter III of this Concept Plan. 
 

Sources and types of information that have been used include: 
 
From LURC 
• Zoning maps showing Protection subdistricts, including: 

− P-RR (remote ponds) 
− P-SL (stream and shoreland protection zones) 
− P-FW (fish and wildlife habitat) 
− P-WL (wetland zones) 
− P-MA (high mountain area zone) 
− P-GP (great pond zone)  
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• Wildlands Lake Assessment Findings for significant and outstanding fisheries, wildlife, and 
botanical resources 

 
From the Maine Natural Areas Program 
• High elevation areas (above 1500 feet) 
• Riparian buffer areas 
• Wading waterfowl habitat 
• Bald eagle nest sites 
• Lynx sighting locations 
• Areas of management concern 
• Rare plant sites and fact sheets 
• Rare animal sighting locations 
 
From the Maine Department of Inland Fish & Wildlife 
• Management Plans for Brook Trout, Landlocked Salmon and Lake Trout 
• Brook Trout, A New Approach 
• Fisheries and Hatcheries Reports for 2004 and 2005 
• Maine’s Comprehensive Wildlife Conservation Strategy 
• Bald Eagle Management Goals and Objectives 
• Forest Management Fact Sheet for the Broad-tailed Shadowdragon 
• The Maine Damselfly and  Dragonfly Survey, A Final Report; 2005 
• Canada Lynx Fact Sheet 
 

An assessment of the fisheries from retired DIF&W fisheries biologist Paul Johnson, 
submitted to LURC, as also used. 
 
From the Maine Department of Environmental Protection 
• Water classifications for rivers and streams 
 
From the US Fish and Wildlife 
• Canada Lynx Conservation Assessment and Strategy 
• Critical Habitat and the Canada Lynx (PowerPoint)  
 
From The Nature Conservancy 
• Rapid Assessment of Conservancy Priorities within the Plum Creek Resource Plan, 

Moosehead Lake Region,  January 2006 
 

In addition to the information provided by the above sources, the TNC report includes 
information on:  

o critical habitat for the Bicknell Thrush 
o the Matrix Forest block in the northeast corner of the Plan Area 
o high-value streams, lakes and ponds 
o wildlife corridors and connectivity 
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From Plum Creek staff and consultants 
• Field Surveys of Plum Creek Lands in Maine, December 2001 
• Habitat surveys 
• Soils surveys (including mapping of vernal pools and wetlands) 
 

Protection Measures 

Location and Siting of Development 
The Plan protects sensitive plant and wildlife habitat from the impacts of development by 

locating proposed development zones appropriately, and by providing landscape scale 
conservation.   
 

The development zones, have been located nearby existing roads and communities and 
are large enough to afford the opportunity to locate lots and associated roads within the planning 
envelope while avoiding identified sensitive areas.   
 

Due to the miles of forest management roads that currently cover the Plan Area, a small 
amount of new roads will be required in order to provide access to the development areas.   

Land Use Controls 

Development Standards  
Site design restrictions in the Plan will add another layer of protection for habitat.  All 

shoreland subdivisions will include 100-foot setbacks and LURC’s strict vegetative clearing 
standards for areas within 100 and 250 feet of the high water mark of waterbodies.  In doing so, 
the Plan standards ensure that no home or road construction will occur within 100 feet of any 
shore, and there will be little clearing within riparian areas.  With these provisions, the Plan will 
maintain the functions of the shorelands as buffers that filter runoff, and as wildlife habitat and 
travel corridors.   

Conservation of High-Value Resources 
The Plan includes several areas that will be covered by conservation easements.  These areas 
contain identified high-value wildlife habitat and natural resources.  Because the easements 
apply in perpetuity, these resources will be protected for generations to come.  The following 
discussion describes the conservation areas, the resources that will be protected within them, and 
the terms of the easements. 

Balance Conservation Easement – 90,000 acres 

Forest Land: 
  The Balance Conservation Easement is shown on the Concept Plan Summary Map and 
consists of a single working forest conservation easement covering approximately 90,000 acres, 
and three trail easements.  All the Balance easements are permanent and the easement will be 
granted at the time of Plan approval.  The easement terms will prohibit residential development, 
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allow timber management to continue, and guarantee traditional public access.  Sustainable 
forest management will be required under the terms of the easement.  The holder will be the 
Forest Society of Maine and the Bureau of Parks & Lands will be the third party holder. 
 
 The Balance Conservation Easement applies to the following: 
 

• Lily Bay to Upper Wilson Pond 
The Conservation easement area extends from the east shore of Spencer Bay south and 
east to the Frenchtown/Lily Bay Township line; it includes most of Beaver Cove 
Township, surrounds Upper Wilson Pond, and terminates on the high ridge south of the 
Pond. 
 

• Long Pond to Brassua Lake 
The easement runs from the western end of Long Pond to and including the west shore of 
Brassua Lake, including both sides of the Moose River.  The area includes land north of 
Long Pond and the Moose River, and the watershed of Demo Pond.  To the south, it 
includes a large area that extends two miles south of the north Long Pond shore and the 
Moose River.  
 

• Moosehead Lake Outlets to Indian Pond 
The conservation easement in this area covers the land adjoining Indian Pond and the 
East and West Outlets, from ½ mile to 1 mile wide.  The conservation lands in this area 
are located on Blue Ridge in Rockwood and on Big Moose Mountain, including lands 
adjoining the State-owned Little Moose Unit.  The effect of ridgeline conservation lands 
is to protect viewsheds in these areas.  High land seen from Knights Pond and other 
pristine ponds nearby is also protected under this conservation easement. 
 

Lakes and Ponds:  
  The Balance Conservation Easement includes 15 pristine ponds, and easements on 
another 45 pristine ponds scattered throughout the Plan Area will also be granted upon Plan 
approval.  All easements on the 45 pristine ponds will be 500 feet deep as measured from the 
high water mark.  Together, the proposed conservation easements will protect 89 miles of 
shoreland and all of Plum Creek’s shoreland ownership on all 60 ponds.  While these ponds are 
valued for their lack of shoreland development and the contribution they make to the Moosehead 
region’s character, they are also highly valued for their fisheries.  The interior highlands of 
Maine, of which the Plan Area is a part, hosts roughly three quarters of the state’s brook trout 
habitat. Small, undeveloped cold water ponds make up a significant part of this habitat, and 
many of the pristine ponds within the Plan Area support native and wild populations of brook 
trout1. At least 30 of the pristine ponds were rated in the Wildlands Lakes Assessment as having 
fisheries of significant or outstanding value. 
 

By definition, all these ponds have riparian habitat.  A few have been shown on the 
Maine Natural Areas map as having significant wading bird habitat. Finally, there is one historic 

                                                 
1 “Native” brook trout ponds have no record of ever having been stocked and support self-sustaining populations; 
“wild” brook trout ponds support self-sustaining populations, and have not been stocked since 1980. 
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bald eagle’s nest and deer wintering areas on Mud Pond in Beaver Cove that will be protected 
through the easements. 
 
  Additional shoreland covered by the working forest Balance Conservation Easement 
includes most of the shore of Brassua Lake, and significant portions of shorefront on Long, 
Indian, and Upper Wilson Ponds.  All Plum Creek shorefront ownership in Big W Township on 
Moosehead Lake and on Prong Pond is included in the Balance Conservation and will be 
permanently conserved.  Over five miles of the Moose River are within the conserved area, as 
well.  The relevant section of the Moose River runs from the outlet at the east end of Long Pond, 
for the length of the Moose River, to an inlet on Little Brassua Lake, and area primarily in 
Sandwich Academy Grant Township. 

Easement Terms that Protect Habitat: 
The terms of the Balance Conservation Easement apply in perpetuity.  Forest 

management practices, in conformance with SFI standards, will be required. These practices are 
designed to have no negative impact on wildlife habitat, and indeed, may improve the forest 
habitat for Canada lynx and other species.  See Sustainable Forestry Initiative Principles on page 
10 for details on how SFI principles and practices protect wildlife habitat. 
 

Residential development will be prohibited.  This will ensure that the habitat will remain 
intact and largely undisturbed forever. 
 

The easement terms also specifically allow hiking trails that run through the area to be 
relocated in order to avoid sensitive habitat.   
 

Because this easement will become effective upon approval of the Plan, LURC and the 
public can be assured that high-value resources within the Plan Area will be protected forever, 
immediately, and regardless of how much development takes place in the rest of the Plan Area. 

 
Conservation Framework 

Moosehead Legacy Easement – 266,000 Acres 

Protected Resources: 
The Moosehead Legacy Easement covers approximately 266,000 acres of land.  It 

represents a significant opportunity to conserve the remote areas of the Moosehead region.  
There is no lake, pond or river shorefront included within this area, as these are included within 
the Balance Conservation Easement.  It contains streamside riparian habitat and harbors much of 
the non-riparian woodland habitat that is so valued by area residents and visitors.   
 

There are three areas within the Moosehead Legacy lands that have ecosystems rated as 
having high values by The Nature Conservancy and the Maine Natural Areas Program.  Wildlife 
habitat is only one of several of the characteristics of these ecosystems that warrant their high 
ranking.  These are:  

 
− the spruce/fir northern hardwoods in Big Moose Township;  
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− the stream shore ecosystem in Long Pond Township along Churchill Stream; and 
− the subalpine fir forest and northern hardwood forest bordering the Plan Area in Elliotsville 

Township on the northern slopes of Barren Mountain. 
 

There are two stream systems within the Moosehead Legacy Easement area that TNC 
views as of the highest priority for conservation, due to their being the best state-wide examples 
of their ecological type in the Penobscot, Kennebec, and Androscoggin drainage areas.  
Biodiversity is one of the factors that TNC considers in rating these streams.  These streams are: 

 
− Socatean Stream in West Middlesex Canal Grant; and  
− the Churchill Stream system in Long Pond Township, including the tributaries to Luther, 

Muskrat, and Fish Ponds in Thorndike. 
 

TNC also notes that the expanse of forest, itself, is important for wildlife in that it 
provides large areas of relatively undisturbed area for animals that require such areas for their 
range.  Canada lynx are one such species, and there have been 22 recorded sightings of lynx in 
the Moosehead Legacy Easement.  Finally, there are some high elevation areas suitable as habitat 
for Bicknell’s Thrush on Bluff Mountain in Beaver Cove within the Legacy lands. 

Easement Terms that Protect Habitat: 
As with the other easements, the terms for the Moosehead Legacy Easement will prohibit 

residential development in perpetuity.  Sustainable forestry practices, in conformance with SFI 
standards, are allowed.  See the Sustainable Forestry Initiative Principles for an explanation of 
how SFI protects habitat. 
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Roach Ponds Acquisition Area 

Protected Resources: 
The Roach Pond Acquisition Area is approximately 29,500 acres and encompasses ten 

ponds, nine of which are rated as “outstanding” or “significant” for fisheries. Fourth West 
Branch Pond was not rated in the Wildlands Lakes Assessment, but does contain have a self-
sustaining fishery of wild and native brook trout. 
 

Sustainable Forestry Initiative Principles 
 
SFI standards state that program participants shall have a written policy to implement nine 
principles. Each principle, in turn, has specific objectives and performance measures by which 
SFI certification is achieved.  Following are the principles, objectives and performance measures 
that protect wildlife habitat: 
 
1. Sustainable Forestry 
To practice sustainable forestry to meet the needs of the present without compromising the ability of 
future generations to meet their own needs by practicing a land stewardship ethic that integrates 
reforestation and the managing, growing, nurturing, and harvesting of trees for useful products with the 
conservation of soil, air and water quality, biological diversity, wildlife and aquatic habitat, recreation, 
and aesthetics. 
 
6. Protection of Water Resources 
To protect water bodies and riparian zones. 
 
7. Protection of Special Sites and Biological Diversity 
To manage forests and lands of special significance (biologically, geologically, historically or culturally 
important) in a manner that takes into account their unique qualities and to promote a diversity of wildlife 
habitats, forest types, and ecological or natural community types. 
 
Objective 4. To manage the quality and distribution of wildlife habitats and contribute to the 
conservation of biological diversity by developing and implementing stand- and landscape-level measures 
that promote habitat diversity and the conservation of forest plants and animals, including aquatic fauna. 
 
Performance Measure 4.1. Program Participants shall have programs to promote biological diversity at 
stand and landscape levels. 
 
Performance Measure 4.2. Program Participants shall apply knowledge gained through research, science, 
technology, and field experience to manage wildlife habitat and contribute to the conservation of 
biological diversity. 
 
9. Continual Improvement 
To continually improve the practice of forest management and also to monitor, measure and report 
performance in achieving the commitment to sustainable forestry. 
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There have been four recorded lynx sightings in this area, and one known eagle’s nest site 
at west end of Second Roach Pond.  There are significant areas of wading waterfowl habitat in 
the drainages for Second and Third Roach Ponds and Penobscot Pond. 

Terms that Protect Habitat: 
The Roach Ponds Area is proposed for fee sale to the Nature Conservancy or its assignee.  

Upon Plan approval the legal obligation to purchase is triggered.  In making this parcel available 
for purchase by conservation interests, Plum Creek’s Plan is providing a valuable opportunity to 
conserve an area that has long been a high priority for protection for (among other values) its 
wildlife habitat. 

Number Five Bog Acquisition Area 

Protected Resources: 
While the 45,000 acre Number Five Bog area is not noted for its wildlife habitat, it is a 

rare and noteworthy ecosystem.  In fact, it is recognized by the National Park Service (NPS) as a 
National Natural Landmark: an “outstanding example of our country’s natural history.”  The 
NPS describes the Bog as “[o]ne of the larger peatlands in Maine and the only intermontane 
peatland in the northern Appalachian Mountains. It has the greatest abundance and variety of 
string patterns of any U.S. peatland east of the northern Great Lakes. The jack pine forest and 
well-defined surficial glacial features, coupled with the many botanical species and geological 
features located here, constitute a diversity of natural features found nowhere else in the northern 
United States.”  

Easement Terms that Protect Habitat: 
Number Five Bog, approximately 45,000 acres, is proposed for fee sale to the Nature 

Conservancy.  Upon Plan approval the legal obligation to purchase is triggered.  In making this 
parcel available for purchase by conservation interests, Plum Creek’s Plan is providing a 
significant public benefit and valuable opportunity to conserve an area that has long been a high 
priority for protection for its rare ecosystem.  
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19.  Conformance with the Commission’s Standards: Does the proposal 
meet or exceed the Commission’s normal standards for site suitability, 
including the Commission’s minimum dimensional requirements? If the 
plan includes any provisions that deviate from the Commission’s Land 
Use Districts and Standards, explain in detail how the provisions differ 
from the Commission’s rules and provide reasons for the proposed 
deviations.  
 
 

The Plan incorporates all of LURC’s normal standards for site suitability, 
including dimensional requirements (with the exception of shorefronts).  The Concept 
Plan is more restrictive than the existing dimensional requirements by reducing the 
maximum residential building height from 75 feet to 35 feet, and limits to six stories 
buildings associated with resort development.  This additional restriction is intended to 
better ensure that the development will not have an undue adverse impact on scenic or 
natural resources.  The current clearing, wetlands alternation, road construction, erosion 
control, scenic character, soil suitability, solid waste disposal, waste water disposal, water 
supply, surface water quality, phosphorus control, and other such standards have all been 
incorporated into the Plan’s land use standards. 

 
The Land Use Standards (Sub-Chapter III) of the Commission’s Chapter 10 are 

amended for this Concept Plan contained in Section 4 of this Concept Plan.  A list of 
modifications to the Land Use Standards and the rationale for the each modification is 
included at the beginning of each Sub-Chapter in Section 4 of this Concept Plan. 

 
 



 

 
1216910.1 

1

20.  Resource Protection: Is the proposal at least as protective of the natural 
environment as the Commission’s existing protections? How does the proposal 
maintain or enhance the protection of the natural resources and public values 
within the areas involved?  
 
 

The Plan is more protective of the natural environment than the existing land use 
standards.  Presently, the vast majority of the Plan Area is designated as being within the General 
Management (M-GN) subdistrict.  The remaining land is in either Commercial Industrial (D-CI) 
or Residential (D-RS) Development subdistricts or one of various protection subdistricts.  In all 
but a few of these subdistricts, residential development of some form is allowed with a permit 
from the Commission.  By contrast, residential and resort development zones are allowed, 
subject to resource constraints, to 5% of the Plan Area. 
 

The Plan concentrates the currently allowed residential uses into carefully selected areas 
by allowing residential subdivisions and resort development in residential and resort 
development zones, and prohibiting residential and resort development in the areas zoned for 
forestry (M-GNM).  By doing so, the Plan guides development to the most appropriate areas - 
near service centers, adjacent to existing development, along heavily traveled public highways, 
and in areas appropriate as new development centers - and prohibits residential development 
from occurring in other, more remote locations.  The result is the creation of vast tracts of land 
remaining in forest management and confined and consolidated appropriately located 
development zones. 
 

The land use standards of existing protection subdistricts (with the exception of the P-GP 
protection zones located in development areas) will retain the same land use requirements as 
currently exist in those subdistricts.  The Plan is at least as protective of all areas within the Plan 
Area including the protection zones.  The Plan is more protective of protection zones because 
those protection zones located outside the proposed development areas will be protected from 
residential and commercial uses by the Balance Conservation Easement and the Moosehead 
Legacy Easement.  Together, these easements permanently protect approximately 356,000 acres 
from development.  The easements also guarantee public access and protect 153 miles of the 
shoreline in the Plan Area from development.  The protection of these resources, the public 
values associated with guaranteed access for recreation and the protection of 87% of the 
shoreline (compared to 33 miles of shoreline in proposed development areas including protection 
zones within development areas) more than offset any potential impacts from development and 
assure that the proposed Plan is more protective of natural resources and public values than the 
existing zones. 

 
This new M-GNM zone is more protective of the natural environment because it 

prohibits residential dwellings, level 2 subdivisions and non-forestry related commercial uses. 
 
The Balance Conservation Easement and the Moosehead Legacy Easement attach to 

approximately 356,000 acres within the Plan Area.  These easements are permanent and prohibit 
residential development.  They also permanently guarantee public access and require sustainable 
forestry.  The Concept Plan’s combination of more restrictive zoning and permanent 
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conservation provide a substantially greater protection of natural resources and public values 
than exists today.  Indeed, the permanent protection of vast areas of forest lands fulfills the 
Commission’s principal values by permanently protecting the more remote, pristine locations, 
the scenic character, natural resources, traditional recreation and sustainable forestry and more 
than offsets the conversion of a small percentage of the M-GN subdistrict to development zones.  
This conclusion is underscored by the reality that without the Plan, a significant number of 
residential units could be constructed with either limited or no regulatory review and no 
conservation or other public benefits. 

 
The existing D-CI subdistrict will remain in the same location with the same zone 

provisions.  It has been retitled a D-CIM zone.  This zone is at least as protective of the natural 
environment as the identical, existing subdistrict. 
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21.  Balance:  Does the plan strike a reasonable and publicly beneficial 
balance between appropriate development and long-term conservation 
of…resources?  
 

The Plum Creek Concept Plan “strikes a reasonable and publicly beneficial 
balance between appropriate development and long term conservation…”1 by properly 
locating appropriate development adjacent to existing development and roadways and by 
providing the 90,000 acre Balance Conservation Easement.  
 

LURC’s Comprehensive Land Use Plan states that development in the jurisdiction 
has “provided jobs, housing and improved services and facilities for the residents of the 
jurisdiction.  Some development has also supported or enhanced the jurisdiction’s 
principal values.”2  In particular, development is publicly beneficial when it supports 
existing industries, such as forest management, recreation, and eco-tourism. 3  New year-
round and seasonal housing units are also of significant benefit to local communities,4 
and experts in sustainable tourism and resort development recognize that seasonal 
residences are often needed to make such facilities function economically. These types of 
development – seasonal and year-round homes, and well-planned resort and tourist 
destination facilities – are well suited for the Moosehead Lake region, which depends 
more and more on a nature-based recreation economy for its survival.  The residential 
and resort development proposed in the Plan is appropriate and in keeping with the 
traditional character of the region. 
 

The levels of the residential development also must be appropriate for the area in 
which the development is proposed.  This can be viewed both in terms of what level of 
development might be expected in the Plan Area absent a concept plan, and by looking at 
the historical rate of development of the Area.  With respect to both of these 
considerations, it is important to note that previous concept plans approved by the 
Commission have allowed landowners to gain a level, rate, and/or concentration of 
development that might not otherwise be permissible, because that development is 
balanced by conservation measures that would not otherwise be required.  The applicant 
benefits from the additional increment, rate, and/or location of development achieved, 
and LURC and the public benefit from the ability to steer development to more suitable 
locations, from the predictability that accompanies long-term planning, and from the 
required conservation balance.   
 

Absent a concept plan, development may still occur in the Plan Area.  This can be 
achieved through a variety of more traditional means, from level 2 subdivisions, to 
adjacent rezonings, to unregulated and exempt lot divisions.  It is not easy, however, to 
estimate definitively the amount of development that might occur without a concept plan, 
and there is no agreed upon protocol for undertaking such an analysis.   
 
                                                 
1 See LURC Rules Chapter 10, Section 10.23, H,6. 
2 CLUP Appendix C, page C-4. 
3 CLUP Chapter 4, page 118. 
4 CLUP Chapter 4, page 118. 
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That being so, recent studies5 have analyzed the result of creating lots under 
existing regulations and/or the amount of development that could reasonably be expected 
absent a concept plan.  These studies, which each use a different methodology, have 
estimated that between 447 to over 1,000 new lots could be created in the Plan Area 
without any requirement to provide permanent conservation as a balance. 
 

Plum Creek’s Concept Plan proposes levels of residential development 
comparable to each of these studies, but includes the 90,000-acre balance conservation 
easement.  This balance requirement is a unique aspect of a concept plan, and results in 
significant permanent conservation that would not be achievable under traditional 
development proposals, or through a prospective zoning process.  
 

While estimates will vary as to the amount and of development that might 
reasonably occur in the Plan Area without a concept plan, it is possible to determine the 
precise level of development that has occurred in the past.  This historical rate of 
development is useful in evaluating whether the proposed amount of development is in 
keeping with traditional growth patterns.   
 

Within the 29 townships that encompass and include the Plan Area, Plum Creek 
owns 408,000 acres (70 percent), with the balance being private land (18 percent), public 
land (6 percent), and non-profit/conservation land (6 percent).  On the private lands not 
owned by Plum Creek, there are currently 1,508 houses, 570 of which have been built in 
the last 30 years.  This current level of development, on 18% of the land in these 29 
townships, is one and a half times the amount of development proposed by the Plan.  
Thus, if the Plan is fully implemented, and no new lots were created outside the Plan 
Area in these townships, there would still be 50% more development outside the Plan 
Area than inside.  On a lot-per-acre basis, Plum Creek is proposing less than one-fifth the 
development density that exists on the 108,711 acres of private land in the 29 townships 
that encompass the Plan Area (two-fifths the development density that occurred in those 
townships during the previous 30 years).   
 

Applying this historical analysis to the rim of townships that surround the Plan 
Area reveals a similar comparison.  In those townships, there were 1,553 new lots created 
and 1,106 new building permits issued in the twenty-year period between 1985 and 2004. 
Not only is the development proposed by the Plan below these historical growth rates, but 
the Plan will also cap the total number of new Residential Dwelling Units at 975, while 
there will undoubtedly be additional growth outside of the Plan Area.   

 

                                                 
5 These studies are: (i) “Baseline Development Scenario for the Plum Creek Moosehead Project Lands”, 
March 2006, The Open Space Institute [which provides a potential buildout scenario in the Plan Area based 
on current zoning and using various development methods, including level 2 subdivisions, adjacent 
rezonings, and unregulated lot divisions; and (ii) “Development Baseline Evaluation Prepared by LURC 
Staff for Plum Creek’s Proposed Concept Plan in Moosehead Lake Area”, February, 2005, Land Use 
Regulation Commission [which assessed the carrying capacity of shorefront areas under  LURC’s Lake 
Management Program Guidelines  and without consideration of site conditions, adjacency, or other 
zoning].  
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While these future development scenarios and historical growth rates indicate that 
the number of new lots proposed by the Concept Plan are appropriate for the Plan Area, 
the locations of these lots is also important.  LURC has long recognized the benefits of 
well-sited development in the unorganized territories, and has determined that “the 
principal development issue is not the amount of development taking place in the 
jurisdiction, but rather where it is located.”6  It is the Commission’s position that 
development is best located proximate to settled areas.7   
 

In response to this, as well as to comments made at the four scoping sessions 
conducted by LURC staff in August 2005 and comments received from the public and 
review agencies in 2006, the Plan’s proposed development zones have been sited to avo id 
impinging on the more remote areas of the region.  In response to information received 
from LURC and the public, the 2007 Concept Plan has consolidated development zones 
near Rockwood, Jackman and Greenville and along major transportation routes.  
Proposed areas for development have been removed from Big W, portions of Long Pond, 
Indian Pond and Brassua Lake, scaled back on the west shore of Upper Wilson Pond, 
removed from the east shore of Upper Wilson Pond and removed from Prong Pond.  The 
development zones are now located near existing development, along major public 
roadways, on Management Class 3 lakes, and/or in areas otherwise suitable for 
expansion.  No development is proposed on any of the outlying ponds, all of which will 
be permanently preserved upon approval of the Plan.   
 

All of the Plan’s proposed development zones are within a 5 to 15-minute drive 
from Greenville, Rockwood, or Jackman.  Most of the proposed residential development 
zones are proximate to the Route 6/15 corridor or the well-traveled Lily Bay Road.  The 
proposed resort areas are located adjacent to existing resort developments, as in the case 
of Big Moose Mountain, or in an area highly suitable for a smaller-scale resort, as in the 
case of Lily Bay.    
 

To balance this reasonable level of appropriately located development, Plum 
Creek will implement the largest permanent conservation package ever proposed under 
LURC’s regulations. 
 

This unprecedented conservation-balance package includes: (i) permanent 
protection of all of Plum Creek’s shorefront of 60 pristine ponds, (ii) permanent 
protection of the undeveloped shorelines of the 6 lakes and ponds on which limited 
development is proposed, (iii) permanent conservation of more than 90,000 acres – nearly 
100 square miles - of unfragmented forestland,  and (iv) permanent deed restrictions on 
all residential lots. 
 

Strategic design and placement of these conservation measures further enhances 
the true impact of the conservation proposed by the Plan.  Development pressure in the 
Moosehead Lake region is greatest on the shorefronts of the lakes and ponds that pepper 
the area.  The Plan protects shorefront on 66 lakes and ponds in the Plan Area.  On the six 
                                                 
6 CLUP Chapter 4, page 125. 
7 CLUP Chapter 5, page 140. 
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lakes and ponds on which Plum Creek proposes limited development, the Plan will 
permanently protect a minimum of 66% of the total combined shoreline in Plum Creek’s 
ownership.  Overall, 82% of the shoreline owned by Plum Creek will be permanently 
protected by conservation easements.   
 

In addition to permanent protection on the shorefronts of these lakes and ponds, 
the Plan also proposes a landscape-scale conservation easement – unprecedented in 
LURC concept planning - on more than 90,000 acres of forestland.  This proposed 
easement is larger than all of Maine’s state parks (excluding Baxter), combined, and is 
one and a half times the size of the famed Nahmakanta Reserve, Maine’s largest public 
reserved land.  The Balance Conservation Easement contains development and prevents 
sprawl because it is located along the border of all the development zones. 

 
Contained within the Balance Conservation Easement are the following trail right-

of-ways: 
• Peak-to-Peak Hiking Trail – 64 miles.  This trail extends from Rockwood to 

Nahmakanta. 
• Permanent ITS Snowmobile Trail – 74 miles.  This trail guarantees permanent 

access to snowmobilers.   
• Northern part of the Moosehead-to-Mahoosucs cross-country skiing, biking, and 

hiking trail – 12 miles.  This trail is part of the trail system being planned by 
Maine Huts and Trails that will run from the Mahoosuc Mountain Range near 
Bethel to Moosehead Lake.  The trail is for cross-country skiing, hiking and 
bicycling. 

 
This vast easement will forever preserve this unique and expansive area of the 

Moosehead Lake region that has been identified by the State and conservation groups as 
being of high conservation priority.  It will also amplify the conservation effect of 
neighboring conservation areas.  By strategically locating this easement to encompass the 
development zones, the development is contained and sprawl prevented forever.  This 
easement also protects the remote and pristine ponds in the Plan Area. 
 

A comparison of the balance proposed by the present Plan to the balance 
approved by the Commission in four previous concept plans indicates whether this level 
of balance is reasonable and publicly beneficial.  The Plan’s balancing conservation 
measures compare favorably to the conservation measures of each of the previously 
approved concept plans. 
 

In summary, the Plum Creek Concept Plan amply meets the standard of striking a 
reasonable and publicly beneficial balance between appropriate development and long-
term conservation.   
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State-owned Little Moose Unit.  The effect of ridgeline conservation lands is to 
protect viewsheds in these areas.  High land seen from Knights Pond and other 
pristine ponds nearby are also protected under this conservation easement. 
 

• The three large conservation areas described above include 15 pristine pods.  
However, easements on another 45 pristine ponds scattered throughout the 
Concept Plan Area will also be granted upon Plan approval.  All the easements on 
these latter ponds will be 500 feet wide as measured from the high water mark.  
Together, the proposed conservation easements on pristine ponds will protect 89 
miles of shoreland and all of Plum Creek’s shoreland ownership on all 60 of these 
waterbodies. 

 
  Additional shoreland covered by the working forest Balance Conservation 
Easement includes most of the shore for Brassua Lake, and significant portions of 
shorefront on Long, Indian, and Upper Wilson Ponds.  All Plum Creek shorefront 
ownership in Big W Township on Moosehead Lake and on Prong Pond is included in the 
Balance Conservation and will be permanently conserved.  All islands in Plum Creek’s 
ownership on these waterbodies also are included in the Balance Conservation Easement.  
Over five miles of the Moose River are within the conserved area, as well.  The relevant 
section of the Moose River runs from the outlet at the east end of Long Pond, for the 
length of the Moose River, to an inlet on Little Brassua Lake, and area primarily in 
Sandwich Academy Grant Township. 
 
  The Balance Conservation Easement is highly valuable and provides a publicly 
beneficial balance for the areas proposed for rezoning to development zones.  This 
donated easement also provides the comparable conservation to allow for a waiver of 
adjacency. 
 
 The Commission has established four principal values that define the distinctive 
character of the jurisdiction listed below. 
 
§ “The economic value of the jurisdiction for fiber and food production, particularly 

the tradition of a working forest, largely on private lands.  This value is based 
primarily on maintenance of the forest resource and the economic health of the 
forest products industry. . . . 

§ Diverse and abundant recreational opportunities, particularly for primitive 
pursuits. 

§ Diverse, abundant and unique high-value natural resources and features, including 
lakes, rivers and other water resources, fish and wildlife resources, ecological 
values, scenic and cultural resources, coastal islands, and mountain areas and 
other geologic resources. 

§ Natural character values, which include the uniqueness of a vast forested area that 
is largely undeveloped and remote from population centers.”1 

 
                                                 
1 Comprehensive Land Use Plan for Areas Within the Jurisdiction of the Maine Land Use Regulation 
Commission; Department of Conservation, Maine Land Use Regulation Commission; 1997; p. 114. 
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The Balance Conservation directly addresses these principal values as well as 
policies articulated in the LURC Rules and Regulations, the Comprehensive Land Use 
Regulations and the Wildland Lake Assessment.  This conservation serves to protect 
shorelands and significant natural resources, confine development, maintain forestlands 
and provide opportunities for primitive recreation. 
 

The Balance Conservation Easement guarantees that specific sensitive and 
important ecological shorefront areas will never be developed.  Additionally, the 
conservation lands protect high value recreational and scenic areas by protecting 
viewsheds and ensuring public access. 
 
 By surrounding the development zones with tracts of permanent conservation, the 
development is offset by adjacent protected land that is comparable to the area affected 
by development.  Additionally, any future expansion of the development zones is 
precluded.  Underpinning this strategic placement of the conservation is an understanding 
that development areas will change the allowed uses of a small amount of the lands in the 
Plan Area.  The Donated Conservation, however, clearly and appropriately balances 
development and, by limiting and confining development, assures that the remote 
character of the area will be permanently preserved. 
 
 Recreation measures in the Balance Conservation Easement include the following 
components: 

• Peak-to-Peak Hiking Trail – 64 miles.  This trail extends from Rockwood to 
Nahmakanta. 

• Permanent ITS Snowmobile Trail – 74 miles.  This trail guarantees permanent 
access to snowmobilers.   

• Northern part of the Moosehead-to-Mahoosucs cross-country skiing, biking, and 
hiking trail – 12 miles.  This trail is part of the trail system being planned by 
Maine Huts and Trails that will run from the Mahoosuc Mountain Range near 
Bethel to Moosehead Lake.  The trail is for cross-country skiing, hiking and 
bicycling. 

 
The Conservation Framework  
 As additional public benefit, Plum Creek has entered into a set of binding 
agreements with The Nature Conservancy to create the Conservation Framework.  These 
agreements are contingent upon Commission approval of this Plan.  The Conservation 
Framework consists of: 
 
§ The sale of a conservation easement, the Moosehead Legacy Easement, 

comprising approximately 266,000 acres. 
§ The fee sale of the 29,500-acre Roach Ponds Area to a conservation purchaser;  
§ the fee sale of Number Five Bog (45,000 acres outside Concept Plan Area) to a 

conservation purchaser; and 
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These conservation components are described below: 
 

• Moosehead Legacy Easement – 266,000 acre sale of a conservation easement. 
 

The Moosehead Legacy Easement covers approximately 266,000 acres including 
some or nearly all of Plum Creek’s ownership in 21 of the 29 townships where the Plan 
Area is located.  The shoreland within 500 feet of the high water mark of all the pristine 
ponds in these townships is excluded because these areas will be protected by Plum 
Creek’s donated Balance Conservation Easement. The location and extent of the lands 
covered by the Moosehead Legacy Easement links the State-owned Kineo property; the 
Bureau of Public Land’s Big Spencer Mountain, Nahmakanta, Seboomook, and Little 
Moose units; the 100-Mile Wilderness area; the Roach Ponds Acquisition Area; and the 
Heritage Easement lands along the eastern shore of Moosehead Lake from Lily Bay to 
Upper Wilson Pond in Bowdoin College Grant West.  The Concept Plan Summary Map 
depict the areas covered by the Moosehead Legacy Easement.   
 

The terms of the Moosehead Legacy Easement guarantee traditional public 
pedestrian access in perpetuity, prevent the development of Residential Dwelling Units or 
Resort Accommodations, and ensure the continuation of commercial working forestry 
that meets sustainable forestry standards.  Contingent approval of this Plan, The Nature 
Conservancy is legally bound to purchase this easement. 
 

• Roach Ponds Acquisitions – 29,500-acre fee sale to a conservation purchaser.   
 
  Plum Creek will sell its lands in T1 R12 WELS, Shawtown Township, and 
Bowdoin College Grant East, an area known as the Roach Ponds (see Detail Maps 12 and 
13), to The Nature Conservancy or its assignee upon approval of this Concept Plan.  The 
legal obligation to purchase the property in the Roach Pond Acquisition Area becomes 
fixed upon Plan approval.     
 
  The Roach Ponds Acquisition Area comprises approximately 29,500 acres.  It’s 
northern border is the State-owned Nahmakanta region.  The southern border is the 
Appalachian Trail.  Its southern extent adjoins land owned and conserved by the 
Appalachian Mountain Club, while most of the western border adjoins Moosehead 
Legacy Easement lands. 
 
  The Roach Ponds area includes shorefrontage on all or part of ten high resource 
value ponds: Second Roach, Third Roach, Fourth Roach, Trout, First West Branch, 
Second West Branch, Third West Branch, Fourth West Branch, Beaver and Penobscot 
Ponds, and Long Bog.  The area also encompasses Shaw Mountain and mountain peaks 
along the Appalachian Trail.   
 

• Number Five Bog – fee sale of 45,000 acres outside the Plan Area to a 
conservation purchaser. 
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22.  Conservation Measures:  If conservation easements are proposed, 
describe their substantive provisions (e.g. area of easement, allowed 
uses, access, special restrictions).  Describe how the proposed easement 
holder meets the Commission’s guidelines for Selection of Easement 
Holders.  If alternative conservation measures are proposed, describe 
their substantive provisions and describe how these measures fully 
provide for long-term protection or conservation. 
 

The Concept Plan proposes two key conservation measures, a) Balance 
Conservation Easement – donated permanent working forest conservation easement for 
balance and b) The Conservation Framework – purchased working forest conservation 
easements and conservation fee sales which provide additional “public benefit.”  All 
existing LURC subdistricts will remain in place in the conservation areas.   
 

The proposed measures are: 
 
Balance Conservation Easement  
  The Balance Conservation Easement is shown on the Concept Plan Summary 
Map attached at section 10 of this Petition for Rezoning and consists of a working forest 
conservation easement covering approximately 90,000 acres.  The Balance Conservation 
Easement is permanent and the easement will be granted at the time of Plan approval.  
The working forest easement terms will prohibit residential development, allow timber 
management to continue, and guarantee traditional public access.  Sustainable forest 
management will be required under the terms of the easement.  The holder will be the 
Forest Society of Maine. 
 
  The Balance Conservation Easement applies to the following: 
 

• Lily Bay to Upper Wilson Pond 
The Conservation easement area extends from the east shore of Spencer Bay 
south and east to the Frenchtown/Lily Bay Township line; it includes most of 
Beaver Cove Township, surrounds Upper Wilson Pond, and terminates on the 
high ridge south of the Pond. 
 

• Long Pond to Brassua Lake 
The conservation easement runs from the western end of Long Pond to and 
including the west shore of Brassua Lake, including both sides of the Moose 
River.  The area includes land north of Long Pond and the Moose River, and the 
watershed of Demo Pond.  To the south, it includes a large area that extends two 
miles south of the Long Pond shore and the Moose River.  
 

• Moosehead Lake Outlets to Indian Pond 
The conservation easement in this area covers the land adjoining Indian Pond and 
the East and West Outlets.  The conservation lands in this area are located on Blue 
Ridge in Rockwood and on Big Moose Mountain, including lands adjoining the 
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Plum Creek has agreed to sell a fee interest on one of the Northeast’s outstanding 
peat bogs to The Nature Conservancy.  The land includes a substantial portion of the 
unconserved lands around the Moose River headwaters.  Number Five Bog lies south of 
Attean Township, in T5 R7 BKP WKR and Appleton, Bradstreet, and Hobbstown 
Townships, adjacent to land that is currently under a conservation easement held by the 
Forest Society of Maine.    
 

The lands included in the fee sale encompass a total of 45,160 acres. Of that, 
15,000 acres will be sold outright to The Nature Conservancy, including the last 
unprotected section of the Moose River Bow Trip canoe route.  Plum Creek will also sell 
in fee to The Nature Conservancy another 30,160 acres of land to the south. The area 
subject to these agreements is not within the Plan Area and is therefore not subject to the 
terms of this Concept Plan and P-RP subdistrict.  
 
Other Conservation Measures  

The Concept Plan also proposes other conservation measures including inclusion 
of existing protection subdistrictsand the terms of the M-GNM subdistrict. 
 

• Protection Subdistricts:  
 

  LURC has established various “Protection” subdistricts, such as Fish and Wildlife 
(P-FW), Great Pond (P-GP), Mountain Area (P-MA), Recreation Protection (P-RR), and 
Shoreland (P-SL) subdistricts that set out appropriate restrictions on land use within these 
mapped areas.  The zoning regulations are intended to protect sensitive resources from 
irresponsible development and inappropriate use (see Chapter 10, the Commission’s 
Land Use Districts and Standards). 
 

This Plan has adopted LURC’s Protection subdistrict boundaries and standards, as 
they currently apply, throughout the entire Plan Area, except that P-GP subdistricts where 
development is proposed will be rezoned to allow the proposed development. 
 

• M-GNM Subdistrict 
 

The allowable uses in the M-GNM zone under the Concept Plan P-RP subdistrict 
are effective for the 30-year term of the Plan.  The protection of the commercial forest 
land base for wood and fiber production is a major objective of the Plan.   To that end, 
roughly 91% of the land base in the Plan Area will be zoned M-GN and continue to be 
managed as a commercial working forest subject to sustainable forestry standards.  Under 
the zoning standards of this Plan, the residential development provisions of LURC’s 
M-GN zone have been removed.  
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23.  State any additional facts regarding this petition for rezoning that you feel 
may further explain your proposal or assist the Commission in its review of 
your petition.  Address any important issues identified by the public and other 
interested parties during the initial project planning.   
 
 

Conclusion 
 

The Plum Creek Concept Plan provides a unique, and unprecedented opportunity for the 
Moosehead region and Maine.  The Plan provides benefits in four key areas, economic benefit, 
the working forest, pub lic access to lands for recreation, and conservation. 

 
• Needed and significant economic development opportunities for the Moosehead region.  

The proposed residential development and the resort developments provide needed jobs 
and economic benefit to other segments of the economy. 

 
• Permanent Working Forest Conservation.  Upon full implemented, the Concept Plan 

conserves as working forest 87% of the 408,000 acre Plan Area forever. 
 

• Assured public access to Plum Creek’s lands.  This benefit of the Plan is important to 
maintain the character, economy, quality of life and diverse recreational opportunities in 
the region. 

 
• The opportunity to protect, forever, 356,000 acres.  Conservation on this scale protects 

vast, undeveloped tracts of forestlands, significant wildlife and botanical habitats that 
create the remote character of the Moosehead region. 

 
The intent of the Plan is to carry out the stated benefits above and to achieve the 

following objectives in each of the benefited areas: 
 

Economic Development.  There is consensus that the Plan Area and surrounding region, 
including the service centers of Greenville and Jackman, need economic opportunities.  
The two resorts and the residential development envisioned by this Plan provide a 
catalyst for economic development.  The resorts will create direct employment 
opportunities, and the resorts and residential development will provide a new customer 
and client base for existing businesses.  The conservation easements that are part of the  
Concept Plan provide for guaranteed non-commercial, non-motorized public access in 
perpetuity.  Such access to Plum Creek’s timberlands is critical for both existing and new 
recreation experiences in the area.   

 
Working Forest.  The Concept Plan protects and conserves forest resources within the 
Plan Area for commercial timber harvesting by placing permanent working forest 
conservation easements on 356,000 acres within the Plan Area.  This ensures that Plum 
Creek can sustainably manage the forest resource while continuing to support the local 
economy. 
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Public Access.  Pedestrian access to Plum Creek’s lands, guaranteed through the terms of 
the working forest conservation easements in this Concept Plan, serves to maintain and 
enhance the character, economy, quality of life and diverse recreational opportunities 
available in the region.  The Plan does not change Plum Creek’s traditional “open lands 
policy” under which the company permits other public uses of its lands.  By maintaining 
public access to easement lands, and allowing for the development of lodging and 
recreational facilities, as well as hiking and snowmobile trails, the Concept Plan retains 
and improves the existing facilities and guarantees rights that underlie and sustain public 
recreation and tourism in the Plan Area. 

  
Conservation.  The Concept Plan’s conservation easements provide a means for 
protecting both the environmental and economic resources of the region. Under this Plan, 
the terms of the working forest conservation easement guarantee the sustainable forest 
resource and conserve large blocks of unfragmented forest for wildlife habitat and 
recreation.  In addition, by bordering development zones with permanent conservation 
easements, the Concept Plan concentrates development in appropriate locations; the 
easements contain and prevent sprawl, preventing development expansion, while 
ensuring larger areas of permanent working forests. 

 
The Plan satisfies the regulatory criteria for concept plan approval.  Indeed, the benefits 

to the public are overwhelming and present an historic opportunity. 
 

For all the reasons set out above, Plum Creek respectfully requests that the Land Use 
Regulation Commission approve this Petition for Rezoning and the Concept Plan. 
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