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January 6th, 2026 

 

Arundel Planning Board 

276 Limerick Road 

Arundel, Maine 04046 

 

RE: Site Plan Review Application – Supplemental Information 

 Southern Maine Marine Storage Facility 

 2461 Portland Road, Arundel, Maine 

 

Dear Planning Board Members,  

 

On behalf of KPT Marine LLC, DBA Southern Maine Marine (Applicant), Walsh Engineering 

Associates, Inc. (WEA) is pleased to provide the enclosed supplemental information and response 

to comments regarding the Site Plan Review application for the proposed storage facility at 2461 

Portland Road. The project had initial review at the Planning Board’s December 16, 2025, meeting.   

 

We have included a revised set of plans dated January 5th, 2026, with updated stormwater, grading, 

utilities, and landscaping. Please find comments provided by the Board and Planning Staff below, 

along with the appropriate responses provided in bold.  

 
1. Driveways on Route 1 and Route 111 - The development necessitates the relocation of the existing 

driveway entrance, and the creation of a second access drive, serving the southerly portion of the 

site. The applicant should confirm the new curb cut is in compliance with all the requirements of 

the driveway design standards. The applicant should supply a copy of the approved MDOT 
amended entrance permit, once received. We have provided a copy of the MDOT curb cut and 

driveway relocation permit application, along with MDOT’s response.  

 

2. Erosion Control - The applicant should submit a grading and utilities plan, as well as confirm that 
the proposed development and construction meet the erosion control standards. A grading and 

utilities plan has been provided. Erosion control measures will be practiced following the 

Erosion Control Best Management Practices of the Maine Department of Environmental 

Protection.  

 
3. Fire Protection - The applicant should provide the letter from the Town Fire Chief, once received. 

An email response from the Arundel Fire Chief has been forwarded to the Board  

 

4. Landscaping and Buffering - The applicant states a Landscape Plan will be submitted in tandem 
with the Stormwater Report; staff will review the documentation once submitted. Landscape plan 

has been provided.  

 
5. Lighting - The applicant states exterior lighting will be building-mounted, and that no parking lot 

lighting is proposed. The new lighting should be indicated on the site plan and, in accordance with 

§5.10.4, the applicant should supply fixture details on Sheet C3.2, in order to ensure compliance 
with lighting illumination standards. Proposed exterior building lighting has been indicated on 

the plans, and a cut sheet showing the proposed fixtures has been provided.  



 

One Karen Drive, Suite 2A   |   Westbrook, ME 04092   |   207.553.9898   |   Walsh-Eng.com 

6. Off-Street Parking and Loading – The applicant should show new parking areas on the site plan. 
Proposed gravel area in front of storage facility will be primarily used to provide truck/trailer 

maneuvering areas and is not generally anticipated to be used as a parking area. Other 

parking for employees and customers in existing paved areas has been identified on the site 

plan.  
 

7. Refusal Debris – The applicant should speak to the project and estimated debris to be generated. 

The facility proposed is for the storage of boats within the warehouse and gravel yard and is 

not anticipated to generate measurable solid or liquid waste. Any such waste is handled within 

the pre-existing maintenance shop.  

 
8. Signs – The existing sign is proposed to be relocated and will retain its original dimensions; the 

applicant should supply sign details on Sheet C3.2. The details for the proposed relocated and 

replacement sign have been provided. 

 
9. Soils - Applicant submitted a medium intensity Soil Survey Map for the site as Attachment 7, the 

applicant should provide more information as to the soil types on the subject property, to 
demonstrate avoiding severe or very severe soil types. Building site location has been observed 

to primarily consist of Lyman-Rock (LYB) with stormwater infrastructure located within 

Raynham silt loam soils. Construction within Lyman Rock is typical of this area. Site has 

been designed to address this condition. Further site conditions and assumptions have been 

addressed within the Stormwater Management Report. 

    
10. Stormwater Management – The applicant states a Stormwater Report will be submitted in tandem 

with the Landscape Plan; staff will review the documentation once submitted. The Stormwater 

Management Report has been provided.  

 
11. Street Access & Traffic Impacts - The applicant states no increase in traffic demand will be created, 

the applicant should speak to this at the meeting. The proposed development will not result in 

an increase in the number of staff on the site and will not result in an increase in daily traffic 

trips generated by the site. The nature of the operation of the storage facility is that staff 

retrieves boats from local marinas at the end of the season and then returns them to 

marinas/mooring fields at the beginning of the season. Daily traffic trips which already occur 

from the site during those times of year are limited based on staff, equipment, and tidal 

constraints. While there will be more days that boats will be moved to and from the site, 

having the proposed facility does not anticipate any daily increases during the twice a year 

movement that typically occurs due to the previously mentioned constraints.  

 
12. Vibration - The applicant should speak to the type of machinery to be stored within the new 

building, however, no significant vibrations are expected beyond the property associated with the 

proposed development. Facility to be used for Boat Storage. Boats will be moved about 

internally with a forklift and does not anticipate any significant vibrations within the facility. 
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13. Water Quality – The applicant should speak to whether the new building will impact existing water 
quality on the project site. Stormwater runoff from the metal roof of the proposed storage 

facility will be managed using two 10-foot-wide roof dripline stormwater best management 

practices (BMPs) located along the building’s long edges, as illustrated in the project Design 

Plans. These BMPs are designed to provide storage for roof runoff in accordance with the 

roof exemption outlined in the Maine DEP Chapter 500 – Stormwater Management 

Standards, Section 4.C.(5)(f). Under this standard, we are required to properly account for 

storage. Runoff from the new access drive areas will be pre-treated by a sediment forebay 

before discharging into a lined under drained soil filter BMP. These improvements are 

designed to manage and improve water quality on the site.  We have also provided proof of 

submittal of our DEP Stormwater Application.   

 

 

We trust the information provided is sufficient for the Board to accept the application as complete 

and continue the Site Plan Review process. Please let us know if you have any questions.    

 

Respectfully,  

 

 
Werner Gilliam, CFM 

Walsh Engineering Associates, Inc.  

 
cc. Shawn Dumas – KPT Marine LLC  
 

Enc. Revised Plan Set and Site Plan dated January 6th, 2026 

Stamped and Signed 2nd Amended Subdivision Plan, Gelardi Subdivision  

 Landscape Plan dated December 15, 2025 

 Stormwater Management Report dated January 6th, 2026 

 Stormwater Management Summary  

MDOT Relocated Entrance Permit Request 

 MDOT Entrance Response  

Light Fixture Cut Sheet – Proposed Exterior Building Lighting 

MDEP Stormwater Permit Submittal 
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STORMWATER MANAGEMENT REPORT 

Southern Maine Marine Storage Facility 
2461 Portland Road, Arundel, Maine 04046 

January 6, 2026 
 
Introduction 

Walsh Engineering Associates, Inc. (WEA) was retained by KPT Marine LLC, DBA Southern 
Maine Marine (SMM, Applicant) to provide site design and stormwater management design 
services for the construction of a proposed storage facility and associated access drive for 
the Southern Maine Marine Services facility located at 2461 Portland Road in Arundel, 
Maine.   
 
This Stormwater Management Report assesses both pre-development and post-
development peak rates of stormwater runoff from the project site. The analysis provided 
herein was completed in accordance with Maine Department of Environmental Protection 
(DEP) and Town of Arundel stormwater standards. 
 
Pre-Development (Existing) Site Conditions 

The Southern Maine Marine Services facility, located at 2461 Portland Road in Arundel, 
abuts Portland Road (Route 1) to the west and private properties to the north, east, and 
south. The existing facility consists of the following improvements: partially paved, partially 
gravel access drive and parking spaces; 60’ x132’ retail/office building with 50’x100’ 
maintenance garage addition; 72’x150’ warehouse building; 72’x165’ warehouse building; 
36’x72’ workshop building; septic tank and leach field; closed (piped) stormwater 
conveyance system; underdrained soil filter stormwater Best Management Practice (BMP);  
water, gas, and electric utility infrastructure; and a gravel storage area. The existing 
infrastructure on the project site is shown in the project Design Plans, included in Appendix 
A.  
 
Land Cover and Soils 

Land cover and soils datasets were used to develop hydrologic curve numbers for the 
project area. Land cover was evaluated by reviewing aerial photography and site survey 
data. Land cover on the project site consists of buildings, pavement, gravel, lawn, woods, 
and water surface (mapped wetland areas). 
 
Soil characteristics, including soil type and hydrologic soil groups (HSGs), were obtained 
from the United States Department of Agriculture’s (USDA’s) most recent Web Soil Survey. 
The soil types in the watershed are Lyman-Rock outcrop complex (HSG D) and Raynham silt 
loam (HSG C/D). A map showing the soil types and hydrologic soil group classifications 
within the project vicinity from the USDA’s Web Soil Survey is located in Appendix B. 
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A test pit was dug at the location of the proposed underdrain soil filter BMP, which is 
discussed in further detail in subsequent sections of this report, and showed a high 
groundwater table 13 inches below grade and poorly-draining soil types. A copy of the test 
pit log is included in Appendix B.  
 
Topography  

Subcatchment boundaries were delineated using site survey data. Topographically, most of 
the site generally slopes downward from the western portion of the project site to the 
Shoreland Zone wetland system east of the two existing warehouse buildings on the 
property. A small area in the southwestern portion of the project site slopes downward 
towards the Portland Road (Route 1) right-of-way, and another small area in the southern 
portion of the project site slopes downward toward the abutter’s property to the south of the 
site. The existing site topography is shown in the project Design Plans, included in Appendix 
A. 
 
Resource Areas 

Albert Frick Associates located two mapped wetland systems present on the project site in 
2025, including an isolated wetland and a Shoreland Zone wetland, designated as such by 
the Town of Arundel’s Shoreland Zoning Ordinance. The Shoreland Zone wetland has an 
associated 50-foot wetland setback buffer and 100-foot Shoreland Overlay Zone. These 
wetland systems ultimately drain to Goff Mill Brook, and are shown in the project Design 
Plans, included in Appendix A. 
 
Post-Development (Proposed) Site Conditions 

The proposed project consists of constructing a new 150’x200’ storage facility in the 
southern portion of the property, with associated access drive improvements and 
stormwater management/treatment measures, including two roof dripline stormwater 
BMPs, a lined underdrained soil filter, and two driveway cross culverts. In addition, the 
project proposes to shift the existing site entrance on Portland Road (Route 1) slightly to the 
south.  
 
Stormwater Modeling  

Methodology 

TR-55/TR-20 methodology was used to develop a hydrologic model of the Site. WEA used 
the computer program entitled HydroCAD Version 10.0, developed by HydroCAD Software 
Solutions, LLC, to create a stormwater model to analyze the site’s hydrology. The analysis 
was conducted to establish the peak rates of runoff from the project site and evaluate pre- 
and post-development conditions during various storm events. Contributing drainage areas 
were identified and soils, surface cover, watershed slope, and flow paths were evaluated to 
develop the necessary HydroCAD model input parameters. A minimum time of 
concentration (Tc) of 6 minutes was used in the calculations, as applicable. 
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Drainage calculations were performed for the pre- and post-development site conditions for 
the 2-, 10-, and 25-year, 24-hour, Type III storm events using rainfall data for York County 
from the table titled “24 Hour Duration Rainfalls for Various Return Periods – Natural 
Resource Conservation Service County Rainfall Data,” included in Appendix H of the Maine 
DEP’s Chapter 500 Stormwater Management Rules. A copy of this table is included in 
Appendix C of this report.  
 
The total precipitation depth for the project site associated with each rainfall event is 
outlined in Table 1, below. 

Table 1: Design Rainfall Data 

York County 24-Hour Storm Event 
(Frequency) 

Rainfall Depth 
(Inches) 

2-Year 3.3 

10-Year 4.9 

25-Year 6.2 

 
Two stormwater models have been developed for the site to compare the peak discharge 
rates from the pre-development site conditions to those in the post-development 
conditions. As further described herein, the models demonstrate that the post-
development peak discharge rates of runoff will not exceed pre-development rates. 
 
Subcatchments and Analysis Points 

Existing and proposed subcatchments were delineated in order to compare pre- and post-
development peak rates of runoff on the project site. Although the sizes and quantities of 
subcatchments differ between the existing and proposed site conditions, the total area 
analyzed between the two conditions remains the same. Analysis Points were selected for 
primary stormwater discharge locations from the project site. For this stormwater 
evaluation, three Analysis Points were identified for the project site, as described below: 
 

 Analysis Point 1 (AP-1): represents runoff discharging to the Shoreland Zone wetland 
system east of the two existing warehouse buildings on the property 

 Analysis Point 2 (AP-2): represents runoff discharging to the Portland Road (Route 1) 
right-of-way 

 Analysis Point 3 (AP-3): represents runoff discharging to the abutter’s property to the 
south of the site 

 
The Analysis Points and subcatchment delineations are shown on the pre-development and 
post-development drainage figures included in Appendix D.  
 
Modeling Results 

Table 2, below, summarizes the pre- and post-development peak discharge rates for each 
Analysis Point during the 2-, 10-, and 25-year 24-hour storm events:  
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Table 2: Pre- and Post-Development Peak Rates of Runoff Comparison 

Analysis 
Point 

2-Year (cfs) 10-Year (cfs) 25-Year (cfs) 

Pre- Post- Δ Pre- Post- Δ Pre- Post- Δ 

AP-1 7.2 6.8 -0.4 12.4 10.8 -2.4 16.8 14.7 -2.1 

AP-2 0.9 0.6 -0.3 1.6 1.0 -0.6 2.1 1.4 -0.7 

AP-3 0.3 0.2 -0.1 0.6 0.3 -0.3 0.8 0.4 -0.4 
Note: Δ represents the net difference between the pre- and post-development peak rates of runoff 

 
Table 2 demonstrates a decrease in peak discharge rates between the existing and 
proposed site conditions for all storm scenarios and Analysis Points shown above.  
Complete copies of the pre- and post-development HydroCAD computer model outputs 
demonstrating that peak discharge rates decrease between the existing and proposed site 
conditions are included in Appendices E and F, respectively. 
 
Compliance with Maine DEP Stormwater Standards 

Basic Standards 

Erosion and Sedimentation Controls 

To prevent erosion, sedimentation, and the discharge of other pollutants during 
construction and land disturbance activities, erosion and sedimentation controls must be 
installed by the contractor, as required by, and shown on the project Design Plans in 
Appendix A. Proposed erosion and sedimentation controls include silt fence and/or filter 
berms of erosion control mix, a stabilized construction entrance, rolled erosion control 
matting, if deemed necessary, and permanent seeding. The contractor will be responsible 
for implementing the specified erosion and sedimentation control methods. These 
measures will be maintained and kept in place until the disturbed areas of the project have 
fully stabilized.  
 
The proposed project exceeds one acre of total disturbance and therefore will be required 
to file a Notice of Intent in accordance with the Maine Construction General Permit (MCGP). 
A Stormwater Pollution Prevention Plan (SWPPP) will be submitted at the time of filing, 
before land disturbance begins, and will outline the necessary measures to meet the 
requirements of this standard. 
 
Inspection, Maintenance, and Good Housekeeping 

During construction, the contractor will be responsible for good housekeeping of the project 
site, in accordance with the housekeeping requirements detailed in the Design Plans 
included in Appendix A. The owner/Applicant will be responsible for maintaining the 
proposed stormwater BMPs following construction of the new storage facility and will 
implement good housekeeping measures at the project site. A detailed Post-Construction 
Stormwater System Inspection and Maintenance Plan is included in Appendix G. 
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General Standards  

Treatment Requirements 

Table 3, below, shows the stormwater treatment area percentages achieved for the project. 
 

Table 3: Stormwater Treatment Summary 

Development Type Area (SF) 

Non-Linear Impervious Area Treated 63,439 

Total Non-Linear Impervious Area 65,606 

Non-Linear Impervious Area % Treated 96.7% 

Non-Linear Developed Area Treated 122,264 

Total Non-Linear Developed Area 141,722 

Non-Linear Developed Area % Treated 86.3% 

 
Table 3 demonstrates that the proposed stormwater management system treats at least 
95% of new impervious areas and 80% of the developed area onsite.  
 
Proposed BMPs 

Stormwater runoff from the metal roof of the proposed storage facility will be managed using 
two 10-foot-wide roof dripline stormwater BMPs located along the building’s long edges, as 
illustrated in the Design Plans (Appendix A). These BMPs are designed to provide storage for 
roof runoff only, without additional filtration or treatment, in accordance with the roof 
exemption outlined in the Maine DEP Chapter 500 – Stormwater Management Standards, 
Section 4.C.(5).(f). Under this exemption, the roof requires only runoff storage, not 
treatment. 
 
Runoff from the new access drive areas will be pre-treated by a sediment forebay before 
discharging into a lined underdrained soil filter. Sizing calculations for the roof dripline and 
underdrained soil filter BMPs are included in Appendix H. 
 
Discharge to Wetlands Standard 

As stated in the Stormwater Modeling section of this report, Analysis Point 1 represents 
runoff discharging to the Shoreland Zone wetland system east of the two existing warehouse 
buildings on the property. In the post-development site condition, stormwater runoff from 
the new storage facility and associated access drive will discharge to the wetland system 
either from the outlet pipe of a stormwater BMP (drip edge filters or underdrained soil filter) 
or via overland flow. The BMP outlets will each be equipped with a riprap apron to act as a 
level spreader to promote sheet flow of the discharges to the wetland.  
 
The pre- and post-development peak discharge rates of runoff for Analysis Point 1 in the 2-
year storm event were 7.2 and 6.8 cubic feet per second, respectively; since the peak 
discharge rate decreased, the post development runoff will not increase the mean storage 
depth of the wetland system.  
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Standards Not Applicable to Project 

The following table (Table 4) summarizes the Maine DEP Stormwater Standards that are not 
applicable to this project:  
 

Table 4: Maine DEP Stormwater Standards Not Applicable to Project 

Maine DEP Stormwater 
Standard 

Reason Standard Is Not Applicable 

Phosphorus Standard The project is not located within a lake watershed.  

Urban Impaired Stream 
Standard 

The project is not located within an urban impaired 
stream watershed. 

Flooding Standard 

The project does not result in 3 acres or more of 
impervious area or 20 acres or more of developed 

area and does not require a Site Law permit or 
permit modification. 

Easement and Deed 
Restrictions Standard 

The project does not require the use of off-site 
areas for the control, disposal, or treatment of 

stormwater runoff. 

Redistribution of 
Stormwater Discharges 

Standard 

The project will not create a discharge of 
concentrated stormwater runoff.  

Discharges to Public 
Storm Sewer Systems 

Standard 

The project will not discharge stormwater to a 
publicly-owned storm sewer system. 

 
Compliance with Town of Arundel Stormwater Management Standards 

Design Standards 

Peak Rates of Runoff 

Refer to Table 2, located in the Stormwater Modeling section of this report, which 
demonstrates a decrease in peak discharge rates between the existing and proposed site 
conditions for the 2-, 10-, and 25-year storm events for all Analysis Points modeled for the 
site.  
 
Discharges to Wetlands 

As described in the Discharge to Wetlands Standard section of this report, above, all piped 
discharges to the Shoreland Zone wetland system located to the east of the two existing 
warehouse buildings on the property will be discharge to a riprap apron, which will act as a 
level spreader and prevent scour and sedimentation within the wetland.  
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Design Methodology 

As described in the Stormwater Modeling section of this report, HydroCAD stormwater 
models of the pre- and post-development site conditions were created to analyze site 
conditions in the 2-, 10-, and 25-year 24-hour storm events.  
 
Impact Mitigation 

As described throughout this report, the proposed stormwater management system for this 
project has been designed in accordance with the Maine DEP and Town of Arundel 
standards/criteria, with consideration to mitigate the impacts of stormwater onsite, offsite, 
and to nearby resource areas.  
 
Aquifer Recharge 

The soils present on the project site consist of HSG C/D and D soils, which are not suitable 
for infiltration. As such, the proposed stormwater BMPs will be lined, and will not contribute 
to aquifer recharge.  
 
Conclusions 

The proposed stormwater management system for this project consists of two roof dripline 
filters, a lined underdrained soil filter, and two driveway cross culverts. Stormwater 
modeling shows that there will be a decrease in peak discharge rates between the existing 
and proposed site conditions for the 2-, 10-, and 25-year storm events for all Analysis Points 
modeled for the site. It is our opinion that the proposed stormwater management system 
meets the requirements of the Maine DEP and the Town of Arundel. 
 
Respectfully, 
 
 
Leyna L. Tobey, PE  
Walsh Engineering Associates, Inc. 
 
Appendices 

 Appendix A – Project Design Plans, entitled “Southern Maine Marine Storage Facility,” 
prepared by Walsh Engineering Associates, Inc., dated January 6, 2026 

 Appendix B – Soils Data 

 Appendix C – Rainfall Data 

 Appendix D – Pre-Development and Post-Development Drainage Figures 

 Appendix E – Pre-Development HydroCAD Model Report 

 Appendix F – Post-Development HydroCAD Model Report 

 Appendix G – Post-Construction Stormwater System Inspection and Maintenance 
Plan 

 Appendix H – Stormwater Design Calculations

(Not Included)


