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October 31, 2012 
 
 
 
Mr. William Needelman, AICP 
Senior Planner 
Planning and Development Department 
City of Portland, Maine 
389 Congress Street 
Portland, Maine 04101-3509 
 
Subject: Canal Landing New Yard – Phase 1 
 40 West Commercial Street 
 Final Site Plan Application  
 Applicant:  New Yard, LLC 
 
Dear Bill: 
 
On behalf of New Yard, LLC, we are pleased to provide the accompanying package of 
submission materials related to the proposed Canal Landing New Yard development off West 
Commercial Street.  This submission package is intended to meet the City’s Final Submission 
Requirements as outlined in the Level III Application procedures.  This submission package is 
also intended to meet the City of Portland delegated review of the Site Location of Development 
Act requirements.  These materials represent the design development for the proposed boat repair 
and maintenance yard use for the assemblage of properties generally bounded by Commercial 
Street (north), the Casco Bay Bridge (east), the Fore River waterfront (south) and industrial land 
owned by Portland Terminal Co. (west).  It is the applicant’s intent to construct a boat repair and 
maintenance yard along with related marine uses over the course of multiple phases.  The 
development site is an approximately 22-acre area that includes multiple properties owned by 
Northern Utilities Inc. (aka Unitil) and Portland Terminal Co. (aka Pan Am Railways).  The 
applicant currently has purchase and sale and option agreements to acquire or lease the properties 
from the current owners.  The existing site has had a long history of development activity 
including, but not limited to, the origination of the Cumberland and Oxford Canal, operation of 
the Portland Gas Light Company and railroad operations.  In its more recent history, the railroad 
property has been largely unused while NGL Propane maintains a propane gas storage and 
distribution facility through a lease agreement with Unitil.  The Maine Department of 
Transportation also maintains a small maintenance building at the far easterly end of the 
property, which they plan on continuing to use in the future.  The site’s waterfront contains 
dilapidated piers and pilings over much of its length and the intent is to rehabilitate much of this 
shorefront for new vessel berthing, floating dock facilities and related uses. 
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The site’s historical activities have resulted in there being various recognized environmental 
conditions on the properties.  Extensive studies on behalf of the property owners have occurred 
or remain underway and it is the applicant’s intentions to work cooperatively with the property 
owners to allow the proper remedial actions to occur to allow the reuse of the site into the future. 
 
Currently, Unitil has sought a No Action Assurance letter from the Maine Department of 
Environmental Protection (MeDEP), under the Voluntary Response Action Program (VRAP) 
and they will be moving forward with activities that will satisfy the VRAP and ultimately lead to 
a Certificate of Completion action by the MeDEP. 
 
Accompanying this cover letter are the following application materials: 
 
 Site Plan Application 

 MeDEP Site Location of Development Checklist 

 Section 1: Written Description of Project 

 Section 2: Evidence of Right, Title & Interest, Technical Capacity & Financial Capacity 

 Section 3: Written Assessment of Proposed Project’s Compliance with Applicable 
Zoning and Land Use Requirements 

 Section 4: Contact with State and Federal Agencies 

 Stormwater Management Report 

 Erosion & Sediment Control Report 

 Figures and Reduced Sized Plans 
 
You will find in the accompanying materials, information including the Overall Master Plan and 
the Phase I Site Layout Plan that provides greater detail for the site development activities.  We 
have also included building elevations for the proposed Phase 1 buildings.  Information 
pertaining to the project’s utilities needs and statements regarding compliance with the City’s 
Standards are contained within this submission.   
 
The Development Team expects to continue to work with the property owners and City 
Officials/Representatives on both the onsite and offsite components including, but not limited to: 
 
• Coordination with Unitil representatives on the design and implementation of remedial 

measures addressing the site’s environmental issues. 

• Coordination with Public Services representatives on abandonment of existing utilities and 
new service connections for the proposed buildings; and 
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• Coordination efforts with City Officials regarding ongoing Commercial Street studies and 

access development. 
 
On behalf of the Canal Landing New Yard Team, we look forward to your continued assistance 
on the project and we look forward to a November 2012 Public Hearing with the Planning 
Board.  Please find one (1) hard copy of the application materials including one set each of 
11x17 and full size plans, along with a diskette containing PDF files for all submitted materials. 
 
If you have any questions regarding these materials please contact this office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen R. Bushey, P.E. 
Senior Engineer 
 
SRB/smk/cmd 
 
Attachments – As listed above 
 
c: Phineas Sprague, Jr. – New Yard LLC 
 Bob Flight – New Yard LLC 
 Peter Plumb – Murray, Plumb, and Murray 
 
R:\3091\Admin\Permitting\Level III - Final Site Plan Application\3091 2012.10.31 Needelman-Cover.doc 
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PROJECT NAME:__________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
_________________________________________________________________________________ 
 
PROJECT DESCRIPTION: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
CHART/BLOCK/LOT:  _______________________  PRELIMINARY PLAN  __________ (date) 
 FINAL PLAN  __________ (date)  
 
 
 
CONTACT INFORMATION:   
 
 
  
Applicant – must be owner, Lessee or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Owner – (if different  from Applicant) 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Owner Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Agent/ Representative 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Billing Information

Work # 

Cell #                                            Fax# 

e-mail: 

 

Applicant’s Contact for electronic plans 
 
Name: 

e-mail: 

work # 
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Engineer 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Engineer Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 

Surveyor 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Surveyor Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 

Architect 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Architect Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 

Attorney 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Attorney Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 
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APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Cash or Check payable to the City of Portland.) 
 
 
Level III Development (check applicable reviews) 

 
___ Less than 50,000 sq. ft. ($500.00) 
___ 50,000 - 100,000 sq. ft. ($1,000) 
___ 100,000 – 200,000 sq. ft. ($2,000) 
___ 200,000 – 300,000 sq. ft. ($3,000) 
___ over $300,00 sq. ft.  ($5,000) 
___ Parking lots over 11 spaces ($1,000) 
___ After-the-fact Review ($1,000.00 plus 
       applicable application fee) 
------------------------------------------------------------- 
The City invoices separately for the following: 

- Notices ($.75 each)  
- Legal Ad (% of total Ad) 
- Planning Review ($40.00 hour)     
- Legal Review ($75.00 hour) 

Third party review is assessed separately. 
 

Fees Paid 
(office use) 

___ 
___ 
___ 
___ 
___ 
___ 
___ 

 
 
 

 
Other Reviews (check applicable reviews) 

 
___ Traffic Movement ($1,000)    
___ Stormwater Quality ($250)     
___ Subdivisions ($500 + $25/lot) 
       # of Lots ___ x $25/lot = ______ 
___ Site Location ($3,000, except for 
       residential projects which shall be 
       $200/lot) 
       # of Lots ___ x $200/lot = ______ 
 
___ Other _____________________                 
___ Change of Use 
___ Flood Plain 
___ Shoreland 
___ Design Review 
___ Housing Replacement 
___ Historic Preservation 

Fees Paid 
(office use) 

___ 
___ 
___ 
___ 

 

 
 

 

 
Plan Amendments (check applicable reviews) 

 
___ Planning Staff Review ($250) 
___ Planning Board Review ($500) 
 
 

Fees Paid 
(office use) 

___ 
___ 
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PROJECT DATA 

(The following information is required where applicable, in order complete the application) 
Total Site Area 
Proposed Total Disturbed Area of the Site sq. ft.
(If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit
(MCGP) with DEP and a Stormwater Management Permit, Chapter 500, with the City of Portland) 
 
IMPERVIOUS SURFACE AREA  

 Proposed Total Paved Area  sq. ft.
 Existing Total Impervious Area sq. ft.
 Proposed Total Impervious Area sq. ft.
 Proposed Impervious Net Change sq. ft. 
 

BUILDING AREA  
 Proposed Building Footprint   sq. ft.
 Proposed Building Footprint Net change sq. ft.
 Existing Total Building Floor  Area sq. ft.
 Proposed Total Building Floor Area sq. ft.
 Proposed Building Floor Area Net Change sq. ft.
 New Building (yes or no)
 

ZONING  
 Existing  

 Proposed, if applicable  
  

LAND USE  
 Existing    

 Proposed  
  

RESIDENTIAL, IF APPLICABLE  
 Proposed Number of Affordable Housing Units  

 Proposed Number of Residential Units to be Demolished  

 Existing Number of Residential Units  

 Proposed Number of Residential Units  

 Subdivision, Proposed Number of Lots  
  

PARKING SPACES  
 Existing Number of Parking Spaces   

 Proposed Number of Parking Spaces  

 Number of Handicapped Parking Spaces  

 Proposed Total Parking Spaces  
  

BICYCLE PARKING SPACES  
 Existing Number of Bicycle Parking Spaces   

 Proposed Number of Bicycle Parking Spaces   

 Total Bicycle Parking Spaces  
  

ESTIMATED COST OF PROJECT   
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�  �   Existing and proposed easements or public or private rights of way. 

 
General Submittal Requirements – Final Plan (Required) 
Level III Site Plan 
Final Plan Phase Check list  (including items listed above in General Requirements for Preliminary Plan,  if 
applicant did not elect to submit for a preliminary plan review) 
Applicant 
Checklist 

Planner 
Checklist 

Number 
of Copies 

Written Submittal Requirement 

�  �  1  Evidence of financial and technical capacity.

�  �  1  Evidence of utilities’ capacity to serve the development. 

�  �  1 
Written summary of fire safety (referencing NFPA fire code and Section 3 of 
the City of Portland Technical Manual). 

�  �  1  Construction management plan.

�  � 

1 

Traffic Plan (if development will (1) generate 100 or more PCE or (2) generate 25 
or more PCE and is located on an arterial, within 1/2 mile of a high crash 
location, and/or within ¼ mile of an intersection identified in a previous traffic 
study as a failing intersection). 

�  �  1  Stormwater management plan.

�  �  1 
Written summary of solid waste generation and proposed management of 
solid waste. 

�  �  1  Written assessment of conformity with applicable design standards. 

�  �  1 
Manufacturer’s verification that HVAC and manufacturing equipment meets 
applicable state and federal emissions requirements.  

 
Final Plan Phase  

�  �  1  
Final Site Plan Including the following 

�  �   Existing and proposed structures on the site with distance from property line (including 
location of proposed piers, docks or wharves if in Shoreland Zone). 

�  �   Location of adjacent streets and intersections and approximate location of structures 
on abutting properties. 

�  �   Proposed site access and circulation.

�  �   Proposed grading and contours.

�  �   Location and dimension of existing and proposed paved areas including all parking 
areas and vehicle, bicycle and pedestrian access ways. Proposed curb lines must be 
shown. 

�  �   Proposed loading and servicing areas, including applicable turning templates for 
delivery vehicles 

�  �   Proposed snow storage areas or snow removal plan.

�  �   Proposed trash and recycling facilities.

�  �   Landscape plan including existing vegetation to be preserved, proposed site 
landscaping and street trees. 

�  �   Existing and proposed utilities. 

�  �   Location and details of proposed infrastructure improvements (e.g. ‐ curb and sidewalk 
improvements, roadway intersection modifications, utility connections, public transit 
infrastructure, roadway improvements).  

�  �   Proposed septic system, if not connecting to municipal sewer. (Portland Waste Water 
Application included in this application) 

�  �   Proposed finish floor elevation (FFE).

�  �   Exterior building elevation(s) (showing all 4 sides).

�  �   Proposed stormwater management and erosion controls. 
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�  �   Exterior lighting plan, including street lighting improvements.. 

�  �   Proposed signage.

�  �   Identification of existing significant natural features located on the site (including 
wetlands, ponds, watercourses, floodplains, significant wildlife habitats and fisheries or 
other important natural features listed in Section 14‐526 (b)1. of the Land Use Code).  
Wetlands must be delineated. 

�  �   Proposed alterations to and protection measures for of existing significant natural 
features located on the site (including wetlands, ponds, watercourses, floodplains, 
significant wildlife habitats and fisheries or other important natural features listed in 
Section 14‐526 (b)1. of the Land Use Code). 

�  �   Total area and limits of proposed land disturbance.

�  �   Soil type and location of test pits and borings.

�  �   Details of proposed pier rehabilitation (Shoreland areas only). 

�  �   Existing and proposed easements or public or private rights of way. 
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CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 
   

Department of Public Services, 
55 Portland Street, 
Portland, Maine 04101-2991 
 

Mr. Frank J. Brancely, 
Senior Engineering Technician, 
Phone #: (207) 874-8832, 
Fax #: (207) 874-8852,  
E-mail:fjb@portlandmaine.gov 

Date:              
  
                                
1. Please, Submit Utility, Site, and Locus Plans.
Site Address:     
(Regarding addressing, please contact Leslie Kaynor, either at 756-8346, or at 
LMK@portlandmaine.gov) 

Chart Block Lot Number:  

Proposed Use: 
Previous Use: 

 
  

S
ite

 
C

at
eg

or
y Commercial 

Industrial (complete part 4 below) 
Governmental 
Residential 
Other (specify)  

 
Existing Sanitary Flows: GPD  
Existing Process Flows: GPD  
Description and location of City sewer, at proposed building 
sewer lateral connection: 

  
  

   
  
Clearly, indicate the proposed connection, on the submitted plans. 

 
2. Please, Submit Domestic Wastewater Design Flow Calculations. 
Estimated Domestic Wastewater Flow Generated: GPD 
Peaking Factor/ Peak Times:  
Specify the source of design guidelines:  (i.e.   “Handbook of Subsurface Wastewater Disposal in Maine,"      “Plumbers and 
Pipe Fitters Calculation Manual,”      Portland Water District Records,     Other (specify) 

Note:  Please submit calculations showing the derivation of your design flows, either on the following page, in the 
space provided, or attached, as a separate sheet. 
 
3. Please, Submit Contact Information. 
Owner/Developer Name: 
Owner/Developer Address: 

 
 

Phone:  Fax: E-mail: 
Engineering Consultant Name:  
Engineering Consultant Address:  
Phone:  Fax: E-mail:

Phone:
 

City Planner’s Name:     
Note: Consultants and Developers should allow +/- 15 days, for capacity status, 
prior to Planning Board Review. 

4.  Please, Submit Industrial Process Wastewater Flow Calculations 
Estimated Industrial Process Wastewater Flows Generated:  GPD 
Do you currently hold Federal or State discharge permits?  Yes

Yes
 No  

Is the process wastewater termed categorical under CFR 40?   No  
OSHA Standard Industrial Code (SIC):  (http://www.osha.gov/oshstats/sicser.html)
Peaking Factor/Peak Process Times:  
 
Note:  On the submitted plans, please show the locations, where the building's sanitary, and process water sewer 
laterals, exit the facility, where they enter the city’s sewer, the location of any control manholes, wet wells, or other 
access points, and the locations of any filters, strainers, or grease traps. 
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Canal Landing  
Public Informational Meeting Minutes 

At Room with a View 
Portland Yacht Services 

September 26, 2012 
 

 
Introduction:  Phin Sprague, Portland Yacht Services 
Other project Reps: Stephen Bushey, DeLuca-Hoffman Associates, Inc 
   Bob Flight, Portland Yacht Services 
   Randy Seaver, Barton Gingold 
   Jedd Steinglass, Credere Associates 
   Ryan Senatore, Architect 
 
Attendees:  See accompanying sign in list 
 
Overview:  Phin Sprague opened the meeting by providing introductions and 
an overview of the proposed project.  The following bullets outline the general 
presentation and context of the dialogue with attendees. 
 

• Project overview including explanation of site location, site, existing conditions 
etc. 

• Slide show presentation of site background including photos of former gas works 
facility etc. 

• Presentation of proposed Master Plan and Phase 1 plan for development.  
Explained zoning (Waterfront Port Development) and project compliance with the 
existing zoning standards and permitted uses. 

• Master Plan includes continued operations of NGL Propane facility with 
continued access from Commercial Street opposite Beach Street.  Boat Yard 
access will be from proposed driveway at east end of the site.  Boat Yard 
operations will include multiple buildings for storage and maintenance of boats.  
Explained use of tension fabric style buildings similar to the large white roofed 
fabric building at Sprague Energy at far west end of Commercial Street.  Other 
activities include one or more boat ramps, travel lift basin and shoreline 
stabilization.  The project includes shorefront improvements to the existing pier 
remains, pilings and dolphins.  A new docking system is proposed for boats 
coming to the site for repairs. 

• Briefly discussed Unitil VRAP and site clean up activities.  To a question from 
the public we discussed the general scope of the clean up including removal of tar 
scabs and actions to prevent the ongoing migration of DNAPL conditions along 
the shorefront into the Fore River.  Explained that Unitil is cooperating with DEP 
under the VRAP program and working through site actions that will allow use of 
the property for the boat yard purposes. 

• Discussed site access conditions including driveway locations along Commercial 
Street. 



• Provided a 3-D computer simulation model of the site and reviewed 360 deg. 
view of the site from various vantages. 

• Questions and comments from attendees involved the following: 
o What will lighting look light and will there be glare etc. 
o What are the hours of operation? 
o Noise concerns related to boat repairs such as sandblasting, metal work 

etc. 
o What will the height of the buildings be?  Will there be visual impacts?  

The development team responded that all buildings are proposed to be 
compliant with the zoning height requirements which allow for a 45’ high 
building, with no portion of the building being greater than 65 feet above 
MSL.  The group discussed at length what these height parameters mean 
with respect to views from residences overlooking the site. 

o How will security be handled?  The team explained that fencing will be 
provided around the site for security.  Explained that the NGL site requires 
TWIC authorization for access as does the IMT.  Work on Foreign vessels 
requires TWIC control. 

o Briefly discussed public access to the waterfront.  The proposed boat 
ramps are not intended for public access.   

o Commercial Street aesthetics were discussed including building designs 
etc.  Most attendees interested in having a well intentioned and designed 
street frontage.  Commercial Street is considered a gateway to the 
waterfront. 

o Explained that boats may be displayed along Commercial Street and 
during the winter they may be shrink wrapped. 

o Residents mostly expressed concern about visual, noise, hours of 
operation and clean up of the property. 

 
The meeting lasted approximately 90 minutes. 
 

End of Meeting minutes 
 





 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 LANDSCAPE PLANNING 

   

 
 
September 14, 2012 
 
 
Dear Neighbor: 
 
Please join us for a neighborhood meeting to discuss our plans for the Canal Landing Marine 
Maintenance Facility project which is a redevelopment of a former industrial site into a boat and ship 
repair and maintenance facility, and related marine mixed-use activities located at 40 West 
Commercial Street in Portland, Maine. 
 

Meeting Location: Portland Yacht Services, 58 Fore Street, Portland, Maine 
 “Room with a View” Conference Room 

Meeting Date: Wednesday, September 26, 2012 

Meeting Time: 6:00 PM 
 
The City Code requires that property owners within 500 feet (except notices must be sent to property 
owners within 1,000 feet for industrial zoning map amendments and industrial subdivisions) of the 
proposed development and residents on an “interested parties list”, be invited to participate in a 
neighborhood meeting.  A sign-in sheet will be circulated and minutes of the meeting will be taken.  
Both the sign-in sheet and minutes will be submitted to the Planning Board. 
 
If you have any questions, please feel free to contact me at 207-775-1121. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen R. Bushey, P.E. 
Senior Engineer 
 
SRB/smk 
 
R:\3091\Admin\Permitting\Level III - Preliminary Site Plan Application\3091 Neighborhood Mtg - Notice.doc 

 
 

Note:  Under Section 14-32(C) and 14-525 of the City Code of Ordinances, an applicant for a Level III 
development, subdivision of over five lots/units, or zone change is required to hold a neighborhood 
meeting within three weeks of submitting a preliminary application or two weeks of submitting a final site 
plan application, if a preliminary plan was not submitted.  The neighborhood meeting must be held at 
least seven days prior to the Planning Board public hearing on the proposal.  Should you wish to offer 
additional comments on this proposed development, you may contact the Planning Division at 874-8721 
or send written correspondence to the Planning and Urban Development Department, Planning Division 
4th Floor, 389 Congress Street, Portland, ME  04101 or by email to: bab@portlandmaine.gov  

mailto:bab@portlandmaine.gov
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               FORM D 08/08 
 

SUBMISSIONS CHECKLIST 
 
If a provision is not applicable, put "NA" 
 
  Section 1.  Development description 
     A.  Narrative 
____   1.  Objectives and details 
____   2.  Existing facilities (with dates of construction) 
   B.  Topographic map 
____   1.  Location of development boundaries 
____   2.  Quadrangle name 
   C.  Construction plan 
____   1.  Outline of construction sequence (major aspects) 
    2.  Dates 
   D.  Drawings 
____   1.  Development facilities 
____    a.  Location, function and ground area  
____    b.  Length/cross-sections for roads 
____   2.  Site work (nature and extent) 
____   3.  Existing facilities (location, function ground area and floor area) 
    4.  Topography 
____    a.  Pre- and post-development (contours 2 ft or less) 
____    b.  Previous construction, facilities and lot lines 
 
____ Section 2.  Title, right or interest (copy of document) 
 
  Section 3. Financial capacity 
____    A.  Estimated costs 
        B.  Financing 
____     1.  Letter of commitment to fund 
         2.  Self-financing 
____      a.  Annual report 
____      b.  Bank statement 
         3.  Other 
____      a.  Cash equity commitment 
____      b.  Financial plan 
____      c.  Letter  
____     4.  Affordable housing information 
 
  Section 4. Technical ability (description) 
____  A.  Prior experience (statement) 
____  B.  Personnel (documents) 
 
  Section 5.  Noise 
____    A.  Developments producing a minor noise impact (statement) 
____      1.  Residential developments 
____   2.  Certain non-residential subdivisions 
____      3.  Schools and hospitals 
____      4.  Other developments 
____       a.  Type, source and location of noise 
____       b.  Uses, zoning and plans 
____      c.  Protected locations 
____       d.  Minor nature of impact  
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____       e.  Demonstration 
____    B.  Developments producing a major noise impact (full noise study) 
____     1.  Baseline  
____      a.  Uses, zoning and plans 
____      b.  Protected locations 
____      c.  Quiet area 
____     2.  Noise generated by the development 
____      a.  Type, source and location of noise 
____      b.  Sound levels  
____      c.  Control measures  
____      d.  Comparison with regulatory limits 
____      e.  Comparison with local limits 
 
____ Section 6.  Visual quality and scenic character(narrative, description, visual impact analysis) 
 
____ Section 7.  Wildlife and fisheries (narrative) 
 
____ Section 8.  Historic sites (narrative) 
 
____ Section 9.  Unusual natural areas (narrative) 
 
  Section 10.  Buffers  
____  A. Site plan and narrative 
 
  Section 11.  Soils 
____    A.  Soil survey map and report 
____     1.  Soil  investigation narrative  
____     2.  Soil survey map  
____    B.  Soil survey intensity level by development type  

1. Class A (High Intensity) Soil Survey 
2. Class B (High Intensity) Soil Survey 
3. Class C (Medium High-Intensity) Soil Survey 
4. Class D (Medium Intensity) Soil Survey 

C.  Geotechnical Investigation 
____    D.  Hydric soils mapping 
 
  Section 12.  Stormwater management 
____     A.  Narrative 
____           1.  Development location 
____           2.  Surface water on or abutting the site 
____           3.  Downstream ponds and lakes 
____           4.  General topography 
____           5.  Flooding 
____           6.  Alterations to natural drainage ways 
____           7.  Alterations to land cover 
____           8.  Modeling assumptions 
           9.  Basic standard 
____          10.  Flooding standard 
____          11.  General standard 
____          12.  Parcel size 

 13.  Developed area 
 14.  Disturbed area 
 15.  Impervious area 

____     B.  Maps 
____           1.  U.S.G.S. map with site boundaries 
____           2.  S.C.S. soils map with site boundaries 
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____     C.  Drainage Plans (a pre-development plan and a post-development plan) 
____           1.  Contours 
____           2.  Plan elements 
____           3.  Land cover types and boundaries 
____           4.  Soil group boundaries 
____           5.  Stormwater quantity subwatershed boundaries 
____           6.  Stormwater quality subwatershed boundaries 
____           7.  Watershed analysis points 
____           8.  Hydrologic flow lines (w/flow types and flow lengths labeled) 
____           9.  Runoff storage areas 
____         10.  Roads and drives 
____         11.  Buildings, parking lots, and other facilities 
____         12.  Drainage system layout for storm drains, catch basins, and culverts 
____         13.  Natural and man-made open drainage channels 
____         14.  Wetlands 
____         15.  Flooded areas 
____         16.  Benchmark 
____         17.  Stormwater detention, retention, and infiltration facilities 
____         18.  Stormwater treatment facilities 
____         19.  Drainage easements 
____             20. Identify reaches, ponds, and subwatersheds matching stormwater model 
____             21. Buffers  
____     D.  Runoff analysis (pre-development and post development) 
____           1.  Curve number computations 
____           2.  Time of concentration calculations 
____           3.  Travel time calculations 
____           4.  Peak discharge calculations 
____           5.  Reservoir routing calculations 
____     E.  Flooding Standard 
____           1.  Variance submissions (if applicable) 
____                a.  Submissions for discharge to the ocean, great pond, or major river 
____                      i.  Map 
____          ii.  Drainage plan 
____          iii.  Drainage system design 
____          iv.  Outfall design 
____          v.  Easements 
____     b.  Insignificant increase 
____          i.  Downstream impacts 
____           
____     c.  Submissions for discharge to a public stormwater system 
____          i.  Letter of permission 
____          ii.  Proof of capacity 
____          ii.  Outfall analysis and design (pictures) 
____           2.  Sizing of storm drains and culverts  
____           3.  Stormwater ponds and basins 
____     a.  Impoundment sizing calculations 
____     b.  Inlet calculations 
____     c.  Outlet calculations 
____     d.  Emergency spillway calculations 
____     e.  Subsurface investigation report 
____     f.   Embankment specifications 
____     g.  Embankment seepage controls 
____     h.  Outlet seepage controls 
____     i.   Detail sheet 
____     j.   Basin cross sections 
____     k.  Basin plan sheet 
____           4.  Infiltration systems 
____     a.  Well locations map 
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____     b.  Sand and gravel aquifer map 
____     c.  Subsurface investigation report with test pit or boring logs 
____     d.  Permeability analysis 
____     e.  Infiltration structure design 
____     f.   Pollutant generation and transport analysis 
____     g.  Monitoring and operations plan 
____          i.   Locations of storage points of potential contaminants 
____          ii.  Locations of observation wells and infiltration monitoring plan 
____          iii. Groundwater quality monitoring plan  
____           5.  Drainage easement declarations. 
____     F.  Stormwater quality treatment plan peak discharge calculations 
____           1.  Basic stabilization plan 
____                 a.  Ditches, swales, and other open channel stabilization 
____      b.  Culvert and storm-drain outfall stabilization 
____     c.  Earthen slope and embankment stabilization 
____     d.  Disturbed area stabilization 
____                 e.  Gravel roads and drives stabilization 
 
____           2.  General Standard 
____                 a.  Calculations for sizing BMP 
____      b.  Impervious area calculation 
____     c.  Developed area calculation 
____     d.  Summary spreadsheet of calculations 
        
____           3.  Phosphorus control plan 
____     a.  Calculations for the site’s allowable phosphorus export 
____     b.  Calculations for determining the developed site’s phosphorus export 
____     c.  Calculations for determining any phosphorus compensation fees 
____           4.  Offset Credits 
____     a.  Urban impaired stream 
____          Offset credit calculation 
____     b.  Phosphorus credit determination 
____          i.  Location map 
____          ii.  Scaled plan 
____          iii. Title and right 
____          iv. Demolition plan 
____          v.  Vegetation plan 
____          vi. Offset credit calculation 
____          vii. Calculation for the new allowable export 
____           5.  Runoff treatment measures 
____     a.  structural measures 
____          i.  Design drawings and specifications 
____          ii.  Design calculations 
____          iii. Maintenance plan 
____          iv. TSS removal or phosphorus treatment factor determinations 
____          v.  Stabilization plan 
____     b.  Vegetated buffers 
____          i.  Soil survey 
____          ii.  Buffer plan 
____          iii. Turnout and level spreader designs 
____          iv. Deed restrictions 
____           6.  Control plan for thermal impacts to coldwater fisheries 
____           7.  Control plan for other pollutants 
____           8.  Engineering inspection of stormwater management facilities 
 
____    G.  Maintenance of common facilities or property 
____    1.  Components of the maintenance plan 
____             A.  Maintenance of facilities by owner or operator 
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____      1.  Site owner or operator (name legally responsible party) 
____      2.  Contact person responsible for maintenance 
____      3.  Tranfer mechanism 
____      4.  List of facilities to be maintained 
____      5.  List of inspection and maintenance tasks for each facility 
____      6.   Identifications of any deed covenants, easements, or restrictions 
____     7.  Sample maintenance log 
____      8.  Copies of any third-party maintenance contracts 
____             B.  Maintenance of facilities by homeowner’s association 
____      1.  Incorporation documents for the association 
____      2.  Membership criteria 
____      3.  Association officer responsible for maintenance 
____      4.  Establishment of fee assessment for maintenance work 
____      5.  Establishment of lien system 
____      6.   Reference to department order(s) in association charter 
____      7.  Tranfer mechanism from developer to association 
____      8.  List of facilities to be maintained 
____      9.   Identification of any deed covenants, easements, or restrictions 
____     10.   Renewal of covenants and leases 
____      11.  List of inspection and maintenance tasks for each facility 
____      12.   Sample maintenance log 
____      13. Copies of any third-party maintenance contracts 
____             C.  Maintenance of facilities by municipality or municipal district 
____      1.  Identification of the municipal department or utility district 
____      2.  Contact person responsible for maintenance 
____      3.  Evidence of acceptance of maintenance responibility 
____      4.  Tranfer mechanism from developer 
____      5.  List of facilities to be maintained 
____      6.   List of inspection and maintenance tasks for each facility 
____      7.  Identifications of any deed covenants, easements, or restrictions 
____      8.  Sample maintenance log 
____    2.  General inspection and maintenance requirements 
____           a. Drainage easements 
____           b. Ditches, culverts, and catch-basin systems 
____           c. Roadways and parking surfaces 
____           d. Stormwater detention and retention facilities 
____     1.  Embankment inspection and maintenance 
____     2.  Outlet inspection and clean-out 
____     3.  Spillway maintenance 
____     4.  Sediment removal and disposal 
____           e. Stormwater infiltration facilities 
____     1.  Sediment protection plan 
____     2.  Infiltration rehabilitation plan 
____     3.  Sediment removal and disposal 
____     4.  Groundwater monitoring plan 
____           f. Proprietary treatment devices 
____           g. Buffers 
____           h. Other practices and measures 
 
  Section 13.   Urban Impaired Stream Submissions 
____         1.  Off-site credits 
____         2.  Compensation fees (Urban Impaired Stream/Phosphorus) 
____         3.  Development impacts 
 
  Section 14.  Basic Standards 
____      A.  Narrative 
____             1.  Soil types 
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____             2.  Existing erosion problems 
____             3. Critical areas 
____             4.  Protected natural resources 
____             5.  Erosion control measures 
____                 6.  Site stabilization 
____      B.  Implementation schedule 
____      C.  Erosion and sediment control plan 
____  1.  Pre-development and post-development contours 
____  2.  Plan scale and elements 
____  3.  Land cover types and boundaries 
____  4.  Existing erosion problems 
____  5.  Critical areas 
____  6.  Protected natural resources 
____  7.  Locations (general) 
____  8.  Locations of controls 
____  9.  Disturbed areas 
                         10.  Stabilized construction entrance 
____      D.  Details and specifications (for both temporary and permanent measures) 
____      E.  Design calculations 
____      F.  Stabilization plan 
____  1.  Temporary seeding 
____  2.  Permanent seeding 
____  3. Sodding 
____  4.  Temporary mulching 
____  5.  Permanent mulching 
____     G.  Winter construction plan 
____  1.  Dormant seeding 
____  2. Winter mulching 
____     H.  Third-party inspections 
____  1.  Inspector's name, address, and telephone number 
____  2.  Inspector's qualifications 
____  3.  Inspection schedule 
____  4.  Contractor contact 
____  5.  Reporting protocol 
 
  Section 15.  Groundwater 
____    A.  Narrative 
____     1.  Location and maps 
____     2.  Quantity 
____     3.  Sources 
____     4.  Measures to prevent degradation 
____    B.  Groundwater protection plan 
____    C.  Monitoring plan 
____    1.  Monitoring points 
____    2.  Monitoring frequency 
____    3.  Background conditions 
____    4.  Monitoring parameters 
____    5.  Personnel qualifications 
____    6.  Proof of training 
____    7.  Equipment and methods 
____    8.  Quality assurance/quality control 
____    9.  Reporting requirements 
____   10.  Remedial action plan 
____    D.  Monitoring well installation report 
____    1.  Well location map 
____    2.  Elevation data 
____    3.  Well installation data 
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____     4.  Well construction details 
____    5.  Borehole logs 
____    6.  Summary of depth measurements 
____    7.  Characteristics of subsurface strata 
____    8.  Well installation contract 
____    9.  Schematic cross-sections 
____   10.  Monitoring point summary table 
____   11.  Protective casing 
____   12.  On-site well identification 
 
  Section 16.  Water supply 
____    A.  Water supply method  
____     1.  Individual wells (evidence of sufficient/healthful supply) 
____    a.  Support of findings by well drillers 
____    b.  Support of findings by geologist 
____     2.  Common well(s) (reports) 
____      a.  Hydrogeology report 
____      b.  Engineering report 
____      c.  Well installation report 
____    d.  Long-term safe yield and zone of influence determination 
____    e.  Public water supply 
____       i.   Proposed well or wells 
____       ii.  Existing well or wells 
____       iii. Water quality analysis 
____     3.  Well construction in shallow-to-bedrock areas 
____   4.  Additional information 
____     5.  Off-site utility company or public agency 
____     6.  Other sources 
____    B.  Subsurface wastewater disposal systems (locations of systems and wells) 
____  C.  Total usage (statement re: total anticipated water usage) 
 
  Section 17.  Wastewater disposal 
____    A.  On-site subsurface wastewater disposal systems (investigation results) 
____     1.  Site plan 
    2.  Soil conditions summary table 
____     3.  Logs of subsurface explorations 
      4.  Additional test pits, borings or probes 
____      a.  Soil conditions A 
____      b.  Soils with Profiles 8 and 9 parent material 
____    c.  Soil conditions D 
____    d.  Disposal field length 60 feet or greater 
____   5.  3-bedroom design 
____     6.  Larger disposal systems 
       a.  System design details 
____      b.  Plan view 
____      c.  Cross sections 
____      d.  Test pit data 
____      e.  Mounding analysis 
____    B.  Nitrate-nitrogen impact assessment 
____    1.  When required 
____    a.  Exempted____ 
      i.  Conventional systems meeting certain setbacks 
____     ii.  Denitrification systems 
____    b.  Special conditions and other exemptions 
____   2.   Assumptions 
____    a.  Initial concentration 
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____    b.  Background concentration 
____    c.  Contribution from development 
____    d.  Mixing and dilution 
____    e.  Severe-drought scenario 
____    f.  Wastewater flow to subsurface wastewater disposal fields 
____  3.  Assessment report minimum requirements 
____    a.  Narrative and calculations 
____    b.  Site plan 
____     i.  Well locations 
____     ii.  10 mg/l and 8 mg/l isocons 
____     iii.  Groundwater contours and groundwater flow divides 
____    c.  References 
____  4.  Denitrification systems 
____    a.  Design plans and specifications 
____    b.  Installation information 
____    c.  Monitoring plan 
____    d.  Maintentance 
____    e.  Backup system 
____  D.  Municipal facility or utility company letter 
____  E.  Storage or treatment lagoons 
 
____ Section 18.  Solid waste (list: type, quantity, method of collection and location) 
____    A.  Commercial solid waste facility (final disposal location) 
____    B.  Off-site disposal of construction/demolition debris (final disposal location) 
        C.  On-site disposal of woodwaste/land clearing debris 
____     1.  Applicability of rules (evidence re: applicability of rules) 
      2.  Burning of wood wastes  
____    a.  Delineation on site plan 
____    b.  Plans for handling unburned woodwaste and woodash 
____    c.  Evidence of capacity to accept waste (approved facility) 
____    d.  Usage of materials 
____    e.  Data on mixing ratios and application rates 
____  D.  Special or Hazardous Waste 
 
  Section 19.  Flooding 
____      A.  Explanation of flooding impact 
____      B.  Site plan showing 100-year flood elevation 
____      C.  Hydrology analysis 
____      D.  FEMA flood zone map with site boundaries 
 
  Section 20.  Blasting 
____  A.  Site Plan or map  
____  B.  Report  

1. Assessment 
2. Blasting plan 

 
  Section 21.  Air emissions (narrative and summary) 
____    A. Point and non-point sources identified 
____        B.  Emission components (point sources) 
 
  Section 22.  Odors  
____  A.  Identification of nature/source 
____  B.  Estimate of areas affected 
____  C.  Methods of control) 
 
____    Section 23.  Water vapor (narrative) 
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____ Section 24.  Sunlight (statement and drawing, if required) 
 
  Section 25.  Notices 
____    A.  Evidence that notice sent 
____    B.  List of abutters for purposes of notice 
 
Supplimental requirements for Wind Energy Developments only: 
 
Section 26.  Shadow flicker 
____    A.  A copy of the Windpro Anaylsis and associated narrative 
 
Section 27.  Public Safety 
____    A.  Design safety certifications or other documents attesting to the safety of the wind turbine equipment. 
____    B.  Evidence pertaining to overspeed controls 
____    C.  Site plan documenting safety setbacks zones for each wind turbine 
____    B.  Other documents as necessary to demonstrate safety considerations 
 
Section 28.  Tangible Benefits 
____    A.  Narrative demonstration of tangible benefits 
 
Section 29.  Decommissioning 
____    A.  Description of implementation trigger for decommissioning 
____    B.  Description of extent of decommissioning 
____    C.  Itemization of total cost to complete decommissioning 
____    D.  Demonstration of financial assurance for completeness of decommissioning plan 
 
Section 30.  Generating Facility-visual Quality and Scenic Character 
____    A.  (narrative, description, visual impact analysis) 
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1. DEVELOPMENT DESCRIPTION 

 
1.1 PROJECT OVERVIEW 

New Yard, LLC proposes to construct, own, and operate a new boat maintenance and repair 
yard within approximately 22 acres of land located prominently along the West Commercial 
Street waterfront.  The project represents an ideal reuse of a former highly industrialized 
property that over the years has fallen into non-use except for some ongoing LP and Natural 
Gas storage and distribution facilities.  The property maintained a prominent role in the City’s 
Waterfront District for well over a century and a half as the Portland Gas Light Company and 
Maine Central Railroad operated active business interests up until at least the 1970’s.  In more 
recent times, the site has been undeveloped except for the ongoing LP/Natural Gas operations. 
 
The proposed project includes multiple buildings to be constructed over two or more phases 
along with new shorefront uses including one or more boat ramps, docks, new or reconstructed 
piers and a travel lift basin.  The applicant’s plans include up to three buildings constructed to 
support the boat maintenance and repair operations.  Additional future buildings are also 
contemplated to support marine related operations including retail/warehouse space, yacht 
brokerage/sales, marine product processing, and the potential of large vessel berthing.  The 
current Site Plan approval request is only for Phase 1 activities which are listed in Section 1.9.1 
of this section. 
 
The project includes site development activities involving earthwork, grading, shorefront 
stabilization, pier rehabilitation, boat ramps, building construction, utilities, and overall site 
stabilization.  This work will be completed cooperatively with the landowners, and in accordance 
with site remedial activities to be accomplished by existing landowners under the State’s 
Voluntary Response Action Program (VRAP), as evidenced by a No Action Assurance letter 
from MeDEP. 
 
The following sections provide greater detail regarding the site’s existing conditions and the 
proposed development program. 
 
1.2 SITE OWNERSHIP AND LOCATION 

According to the ALTA/ACSM Survey completed by Owen Haskell, Inc. in May 2012, the 
development site contains multiple parcels as identified in the City of Portland Tax Assessor’s 
maps.  These parcels are more fully described as follows: 
 

TABLE 1 – Land Ownership 

Chart-Block-Lot Owner Description 

59-A-1, 3, 4, 7, 8, 11, 
12 

Portland Terminal Co. 
CCRD Book 7026; 
Page 187 

A proposed irregularly shaped collection of 
parcels that will amount to approximately 
9.8 acres of land to be purchased and an 
additional 4.0 acres of land currently under 
option for purchase. 

59-A-2, 5, 6, 9, 10 Northern Utilities, Inc. 
CCRD Book 1507; 
Page 126 

Consists of two parcels totaling 8.13 acres 
to be leased.  The inland piece contains the 
NGL-NE propane facility and the shoreline 
parcel is generally undeveloped. 
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Figures 1-11 at the end of this section depict the project location on various available resource 
maps.  As shown, the site location is on West Commercial Street just west of the Casco Bay 
Bridge and between Commercial Street and the waterfront.  The combined parcels have 
approximately 1,593 LF of frontage along Commercial Street.  The average lot depth to the 
waterfront is approximately 550-600 ft.  The development site is identified on the U.S.G.S 
Portland West 7.5 Minute Quadrangle Map. 
 
1.3 PROJECT PURPOSE AND NEED 

The proposed project is considered a unique opportunity to transform an underutilized, yet 
prominent property, into water dependent maritime use as significantly contemplated within the 
City’s zoning and comprehensive plans.  The project’s community benefits include: 
 

• Enhanced commercial/marine related opportunity and rehabilitation of a deteriorated, 
older industrial property. 
 

• Rehabilitated waterfront including new/renovated pier(s), boat ramp(s) and shoreline 
stabilization. 
 

• Various remedial activities related to recognized environmental conditions on the 
properties will be performed, thus addressing several long-standing environmental 
issues. 
 

• Revitalization of an important waterfront property that has excellent access to deep 
water, various utilities, City services, and related shorefront amenities. 
 

• Furtherance of the purposes of the Waterfront Port Development zone as articulated in 
the Land Use Ordinance to “ensure the continued viability of the Port of Portland” by 
limiting use to “those uses which are dependent upon deep water and which contribute 
to port activity”. 
 

• Creation of new buildings and site use consistent with waterfront activities in a gateway 
location along the busy West Commercial Street corridor.  The cleanup of dilapidated 
piers and remnant industrial infrastructure associated with the former Portland Gas 
Works is especially worthwhile. 

 
1.4 EXISTING CONDITIONS 

The site consists of approximately 22.5 acres of land that is composed of four primary areas 
described as follows: 
 
1. Inland Parcel (Map 59A, Lot 2):  Consists of a triangular shaped 3.96-acre area owned by 

Northern Utilities, Inc. (dba Unitil) and occupied by both Unitil and NGL-NE.  This area is 
centrally located within the development site and is accessed from a single entrance off 
Commercial Street, opposite the Beach Street intersection.  This area will continue to 
function as an LP gas distribution facility into the future under a long-term lease agreement.  
This area is also a Transportation Worker Identification Credential (TWIC) secured area that 
is, and will remain, fenced around its perimeter. 
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2. Portland Terminal Parcel (Map 59A, Lots 1, 2, 4, 7, 8, 11 and 12):  This area is irregularly 
shaped and contains frontage along Commercial Street along with the site’s westerly 
frontage.  The site area is approximately 9.8 acres.  Active rail tracks occupy the westerly 
side and those tracks are basically used for deliveries to the Unitil terminal.  Remnant tracks 
remain east of the Unitil driveway, although they are not in use and will be removed as part 
of the project.  Most of the Portland Terminal site is currently undeveloped land.  It is noted 
that the northwest area of this parcel was also the headwater of the original Cumberland 
and Oxford Canal, generally opposite the end of what is now Clark Street.  It is for this 
reason the project’s name has been crafted as Canal Landing New Yard. 

 
3. The Shoreline Parcel (Map 59A, Lots 5, 6, 9 and 10):  This 4.17-acre area is owned by 

Northern Utilities, Inc.  The parcel is irregularly shaped and contains approximately 1,075 LF 
of waterfront.  The property is generally unoccupied although there is an existing gangway 
that provides access to a remnant pier line and dilapidated pilings are located throughout 
the frontage. 

 
4. The Option Parcel (Map 59A, portion of Lot 3):  This area consists of approximately 4 

acres of Portland Terminal Land to the far west side of the land under consideration.  This 
land includes the active tracks closer to Commercial Street as well as dilapidated pier 
remains along the shorefront.  This area also contains a remnant concrete foundation floor 
slab that previously served as the foundation for a clay storage silo for the paper mills. 

 
In general, the NGL-NE site is operated under a long-term lease and is unaffected by the 
proposed boat yard operations.  The gas site contains four structures and ancillary infrastructure 
related to the ongoing LP Gas distribution and storage operations.  Within the fenced operations 
area there are five existing LP Gas storage tanks ranging in size from 30,000 gallons to 60,000 
gallons.  These tanks are anticipated to remain in the future. 
 
Although much of the shorefront is currently undeveloped, it continues to contain several 
important features.  Namely, there is an existing 8” transmission line extending from the inland 
site across the shoreline site and under the Fore River to the City of South Portland.  The 
proposed development activities will be designed to maintain adequate horizontal and vertical 
clearances from this active line.  Unitil is currently contemplating relocation of this gas main to 
better avoid future boatyard activities.  In addition there is an active Combined Sewer Overflow 
(CSO) line extending from the Commercial Street frontage to the shoreline, generally along the 
easterly side of the site. 
 
As previously noted, the Portland Gas Light Company was the primary site occupant for a 
period from around 1850 to the 1970’s.  Historical photographs depicting the breadth of earlier 
development, as well as existing conditions on the site, are contained in the attachments 
following this section. 
 
Existing development in the area includes the following: 
 
• The City of Portland Marine Terminal is located to the east of the site. 

 
• Commercial activity including Nova Seafood and Graybar Electric operate out of buildings 

on the north side of Commercial Street. 
 

• At the far west end of the site the Portland Star Match Co. building lines up opposite the site. 
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• The Pan Am Railway operates rail tracks into the propane storage yard.  These rail tracks 
are expected to continue in operation into the future. 

 
• The Maine Department of Transportation has a maintenance building at the far easterly side 

of the site. 
 
1.5 ACCESS CONDITIONS 

The site currently has two principal access points, both of which are gate controlled.  At the far 
easterly side the Maine Department of Transportation (MDOT) maintains a locked gate which 
controls access to their maintenance building.  As stated earlier, the NGL-NE site is accessed 
from a driveway located opposite Beach Street on Commercial Street.  For much of the property 
frontage there is ongoing use by area businesses, particularly fisherman and other related 
marine activity for parking vehicles, equipment, etc.  Much, if not all, of this activity is 
unauthorized, even though quite common.  These uncontrolled conditions will cease if the 
proposed project moves forward. 
 
Future site access will consist of the following: 
 
• A new entrance is proposed at the far east end of the property, with this access point 

providing access for both the MDOT’s maintenance building as well as a primary entrance 
into the site. 

 
• The existing NGL-NE entrance will remain and it will be primarily used for continued gate-

controlled access into the propane facility.  It is noted that during initial discussions with City 
Staff, we understand the City of Portland is currently evaluating the installation of a traffic 
signal at the Beach Street/Commercial Street intersection.  The proposed traffic signal is 
expected to address traffic capacity issues related to turning traffic seeking access to the 
Casco Bay Bridge.  Decisions regarding the use of this driveway for development access will 
be evaluated as more details regarding the City’s traffic signal proposal are obtained. 

 
• A future driveway is proposed to the development site’s west side.  This future driveway will 

allow access to future marine related activities within that area of the site.  This driveway is 
not part of the Phase I approval request, hence future review and approval by the City for its 
placement will be required. 

 
• Another driveway to be located midway between the gas company driveway and the 

proposed easterly driveway is also under consideration, subject to the proposed traffic 
signal installation at Beach Street.  This driveway is not contemplated as part of Phase 1 
activities and it too will require future review and approval by the City if/when it may be 
proposed. 

 
1.6 SITE UTILITIES 

The site contains numerous active and non-active utility lines.  The primary utilities are identified 
as follows: 
 
• The Portland Water District maintains a 42” sanitary sewer interceptor sewer along the site’s 

entire Commercial Street frontage.  Most of this sewer is located within the site within a 
utility easement.  This District/City also maintains a 24” CSO line that discharges out to the 
Fore River.  This line is located generally opposite Clark Street.  There are no sanitary 
sewer service lines serving the site to the best of our understanding.  A single restroom in 
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one of the gas buildings discharges into an onsite septic tank, which we assume is routinely 
pumped out.  The proposed buildings sanitary sewer will connect to the existing 42” sewer 
interceptor. 

 
• The Portland Water District maintains a 12” water main in Commercial Street, off of which it 

is understood that an 8” water main enters the site to supply domestic service and at least 
one fire hydrant.  The applicant intends to continue the use of the 8” main and to install a fire 
line supply water to allow for both fire and domestic water supply service into the site. 

 
• Unitil maintains multiple natural gas lines including distribution lines to Commercial Street 

and an 8” gas line that extends underground and below the Fore River to South Portland.  It 
is the applicant’s intent to use natural gas to heat the proposed tension fabric building, 
portable office trailer and the brokerage building. 

 
• Power to the site is supplied by Central Maine Power.  An overhead service line feeds an 

onsite transformer which feeds power to the LP gas operations.  CMP also maintains a 115 
KV underground transmission cable along most of the site’s Commercial Street frontage.  
The 115 KV line follows the site’s easterly border before extending below the Fore River to 
South Portland.  It is the applicant’s intent to extend a new underground primary power 
service from an existing pole on the southerly side of Commercial Street into the site to a 
pad-mounted transformer.  New underground secondary service runs will extend to various 
locations on the property including the boat ramps and travel lift basin area. 

 
Letters have been sent to the following companies requesting ability to serve for the project: 
 

• Portland Water District (water supply) 
• City of Portland Public Services (sanitary sewer) 

 
Copies of these letters are included as Attachment D.  These letters provide anticipated 
consumption and anticipated flow data for the site. 
 
Plan C-4.1 shows the proposed utilities for Phase 1. 
 
1.7 TOPOGRAPHY AND DRAINAGE 

Owen Haskell, Inc. has completed a topographic survey of the property.  The site is relatively 
flat with the highest points along the Commercial Street frontage, sloping to the middle of the 
site.  Site elevations along Commercial Street trend down from west to east from elevation 18’ 
(NGVD 1929) to elevation 15’.  The site’s low areas are near elevation 9’-10’ while most of the 
waterfront top of bank is near elevation 12’.  The High Annual Tide Line (HAT) for the Fore River 
is elevation 7.4’ and mean low water is approximately elevation -4.0’.  Owen Haskell, Inc. has 
also completed bathymetric survey data collection and found water depths within 50’ of the low 
water line to be 10’ to 30’.  The Federal Channel is also represented on the project drawings 
and it is generally located 60’ to 120’ off the shorefront.  No activities are proposed beyond the 
Federal Channel line. 
 
Generally speaking, the site’s runoff drains directly to the Fore River via overland flow.  There 
are no drainage systems on site, although there is a closed storm drainage system within 
Commercial Street.  The Commercial Street drainage system ultimately ties into the 42” 
interceptor sewer. 
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Due to the site’s historic industrial condition much of the surface consists of sand and gravel fill, 
asphalt or otherwise sparsely vegetated ground surface.  Future ground activities include 
improved surfaces to support boatyard activities, however it is contemplated that much of the 
yard area will be improved, yet still maintain largely pervious conditions, thereby aiding 
stormwater control and treatment. 
 
1.8 SOILS CONDITIONS 

The site has undergone extensive review related to the environmental conditions associated 
with the previous site uses.  As part of previous soil investigation at the site, over 250 
subsurface explorations including 120 soil borings, 25 test pits, and 107 core penetrometer tests 
have been completed1.  The site’s soil layers are generally characterized as follows: 
 
• 10 to 15 feet of sand and gravel fill – there is little to no organic surface layer throughout the 

site. 
 

• 5 to 10 feet of silt and sand. 
 

• 10 to 40 feet of gray clay identified as the Presumpscot formation. 
 

• 30 to 40 feet of dense silty marine sands. 
 

• An undetermined thickness of dense silty sand and gravel identified as glacial till overlaying 
bedrock. 

 
Observed soils conditions at the ground surface include fill material containing coal, coal ash, 
clinker, brick, degraded asphalt, and hardened tar comingled with scarified sand and gravel.  
Eroded soils conditions have been observed along the shoreline in and behind the existing 
granite revetment wall and remnant pier areas.  The project’s Phase I site development 
activities include restoration and rehabilitation of these areas. 
 
According to various investigation data, depth to groundwater varies from 3 to 7 feet and this 
likely varies with tidal conditions in the Fore River.  Generally speaking, the groundwater flows 
from the northwest to the southeast across the site.  All aspects related to groundwater 
monitoring and study will be covered under VRAP activities by Unitil. 
 
1.9 PROPOSED DEVELOPMENT 

The applicant proposes to redevelop the property in a manner consistent with the WPDZ 
Standards as well as VRAP requirements.  The development program includes the following 
components: 
 
1.9.1 ONSITE 
 
The development involves a cooperative effort between the existing property owners and the 
applicant to complete remedial actions on the site to address recognized environmental 
conditions.  These actions may include excavation and removal, capping or other remedies. 
 

                                                
1 See Draft Phase 1 Environmental Site Assessment Report by Credere Associates in Section 3.6. 
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In addition to the remedial activities, the development program includes phased development of 
boat maintenance facilities and future ancillary marine related uses.  Phase 1 and future Master 
Plan development activities are summarized as follows: 
 
Phase I – Will Include (For Which Approval Is Requested): 
 
• Site clearing, stabilization and general clean-up. 

• Construction of a 19,200 SF tension fabric or individual metal building for storage and boat 
maintenance operations.  (See building images in Attachment C). 

• Construction of two concrete boat ramps along shorefront.  One at the east end of the site 
and the second towards the west. 

• Establishment of yard areas and surfaces for heavy equipment travel lift trucks, and boat 
storage repair.  (Repair and maintenance often takes place outside, particularly if the vessel 
is large and does not fit into a building.  Boats that are out of the water for the winter season 
all need to have work done on them to prepare them for re-launching.) 

• Installation of utilities for initial building use as well as future phase activities. 

• Rehabilitation of former pier pilings for use as part of a new dock system along the 
waterfront.  Custom Floating docks are proposed to tie into the existing system of pilings 
and dolphins located along the waterfront. 

• A 20’ x 36’ wood framed single story structure is proposed as an office space for a yacht 
brokerage operation.  The building and display of vessels are proposed along the 
Commercial Street frontage.  In accordance with Section 14-320(1)(a) the yacht brokerage 
is considered a permitted conditional use. 

• Landscape work including some protection and preservation of existing vegetation as well 
as new plantings to offset trees to be cleared within the Shoreland Zone. 

• The location of a 1,500 ton dry dock. 

• A travel lift basin to be constructed of sheet piling within the westerly shoreline.  The travel 
lift basin will allow larger vessels to be removed from the water for repairs and maintenance. 

 
Future Development – May Include (Require Future Approvals): 
 
• Construction of a 11,200 SF tension fabric building for boat repair operations including 

painting and fiberglass work. 

• Construction of a 21,000 SF metal framed structure that will include more boat repair space, 
operations areas and administrative support area.  The intent is to have building linkage 
between the Phase 1 tension fabric building and the Future Phase operations building, thus 
allowing ease of access for employees, etc. and improving efficiency and work planning.  
These Future Phase structures also reflect the relocation of these business functions from 
their current location at 58 Fore Street. 

• Continued expansion of the yard area and surface for boat storage and repair. 

• Construction of ancillary systems including boat wash areas with water recycling systems, 
peripheral stormwater systems, landscaping and overall site stabilization 

• The applicant is considering many unique design measures, including, but not limited to: 
o Roof water collection and recycling 
o Photovoltaic energy production 
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o Boat wash collection and recycling systems 

• Marine retail and warehouse space within up to 30,000 SF in one or two buildings located in 
the easterly Commercial Street frontage.  The current Master Plan depicts two structures 
located each side of the existing 24” CSO sewer line. 

• Construction of a parking area containing 80-90 parking spaces along the Commercial 
Street frontage just east of the existing NGL-NE entrance off Commercial Street. 

• Marine related uses, including, but not limited to, seafood processing and storage within one 
or more structures to be located on the site’s far westerly side. 

• Large vessel berthing alongside and within the rehabilitated pier area on the westerly end. 
 
It is the applicant’s intent to show these future activities on the project Master Plan; however, 
Site Plan and Conditional Use approvals are only being sought for the Phase 1 activities.  It is 
understood that additional approvals will be required for those future phase activities.  To better 
visualize the development activities with respect to various viewsheds, TFH Architects has 
prepared a computer simulation model of the site.  A few select images accompany this 
submission in Attachment D.  A full simulation presentation will be provided at the Public 
Hearing meeting. 
 
1.9.2 OFFSITE 
 
Site access is proposed via Commercial Street as well as from the Fore River.  The Phase 1 
primary site entrance is proposed at the site’s far easterly frontage.  This entrance will be 
shared with the MDOT for their occasional access to a maintenance building.   
 
The Development Team understands that the City of Portland is currently considering the 
installation of a traffic signal at the intersection of Beach Street and Commercial Street.  If 
installed, this signal will also benefit the existing NGL-NE driveway, which is to continue in use 
into the future.  This gated driveway is not open to the public.  Boat yard use of the existing 
NGL-NE driveway is currently undetermined, as it is necessary for the applicant’s traffic 
consultants (Gorrill-Palmer Consulting Engineers) to review and coordinate with City 
representatives regarding the specifics of the proposed traffic signal installation. 
 
Future site access is also contemplated from a driveway to be placed at the far westerly 
Commercial Street frontage, generally opposite the Star Light Match Co. building complex.  
Again, placement of this driveway requires coordination with the City’s plans for the Beach 
Street signal.  Finally, the applicant is interested in an entrance off Commercial Street, slightly 
east of the Beach Street intersection.  This entrance would be primarily used for the future 
marine retail/warehouse in a manner to provide separation of these patrons from the operations 
of the boat yard, and off hour security.  Approval of the driveway is subject to future activity site 
plan review and approval. 
 
1.10 LAND ORDINANCE REVIEW 

1.10.1 OVERVIEW 
 
The property currently lies within the City of Portland Waterfront Port Development Zone 
(WPDZ).  Within the WPDZ district the following uses are permitted or conditioned: 
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Permitted Uses 
 
• Marine repair services and machine shops 

• Tug boat, fire boat, pilot boat and similar services 

• Boat repair yard 
 
Conditional Uses 
 
• Marine products, wholesaling and retailing 

• Boat storage facilities excluding rack storage 

• Seafood processing 

• Seafood packing and packaging 

• Off-street parking lots, excluding parking structures 
 
The following dimensional requirements apply in the WPDZ District: 
 

Dimensional Standard Requirement 
Minimum Lot Size None 
Minimum Frontage None 
Front Yard Setback None 
Side Yard Setback None 
Rear Yard Setback None 
Setback from Pier Line 5 feet for structures 
Maximum Lot Coverage 100% 
Maximum Building Height 45 feet/65 feet above mean sea level 

 
With regard to building height compliance, the proposed finished floor elevation of the Phase I 
building is 12.00.  While the specific building vendor has not been selected yet, it is understood 
that the total height of the tension fabric building including the freight box supports will be 
approximately 51’ which brings the total height above sea level to elevation 64 – thus meeting 
the criteria of 65 feet max above mean sea level.  According to methods defined by City of 
Portland Code Enforcement Staff, the ‘height’ of such a structure cannot exceed 45’ and is 
measured from finish floor elevation (12.00) to the midpoint on the arch of the tension fabric 
building.   
 
In accordance with Section 14-318.5 (no adverse impact on marine uses) the following 
statements support the project intentions: 
 
 Criteria 1 – The proposed nonwater-dependent use will not displace an existing water-

dependent use. 
 

Supporting Evidence:  In fact the proposed project is a water dependent use and it is not 
displacing any existing water related use. 

 
 Criteria 2 – The proposed use will not reduce existing commercial vessel berthing spaces. 
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Supporting Evidence:  In fact the project includes measures to improve and increase 
commercial vessel berthing space as the project activities contemplate pier rehabilitation 
and the installation of berthing spaces for vessels including tug boats or similar sized 
vessels. 

 
 Criteria 3 – The proposed nonwater-dependent use, structure or activities, including but not 

limited to access, circulation, parking, dumpsters, exterior storage or loading facilities, and 
other structures, will unreasonably interfere with the activities and operation of existing 
water-dependent uses or significantly impede access to vessel berthing or other access to 
the water by water-dependent uses. 

 
Supporting Evidence:  The proposed uses are water-dependent and do not interfere with 
any existing water dependent uses or activities on the site. 

 
 Criteria 4 – The siting of a proposed nonwater-dependent use will substantially reduce or 

inhibit existing public access to marine or tidal waters. 
 

Supporting Evidence:  The project is not nonwater-dependent and it will not reduce or inhibit 
existing public access to marine or tidal waters.  It is expected that waterfront access will be 
improved as a result of the installation of a proposed boat ramp(s) and floating dock 
facilities. 
 

Performance Standard Compliance 
 
The applicant will comply with all items listed and described in the performance standards for 
the WPDZ in the development of the proposed Phase 1 project as well as through the day to 
day operational activity at the site once construction of Phase 1 is complete.  
 
The off street parking and loading requirements will not be applicable to this project until future 
phases of the project are developed.  Generally speaking, the project involves employee 
parking which will vary within the yard area to allow flexibility for boat storage. 
 
See Section 1.13 of the report for information on noise and vibration generated by the regular 
operations of the site.  See Section 1.15 and 1.16 of this report for a discussion on proposed 
lighting and landscaping for Phase 1 of the project.  Section 1.17 provides an overview of solid 
waste for the project and Shoreland zoning is discussed below. 
 
1.10.2 SHORELAND ZONING 
 
The site is located within the 250’ Shoreland Zone that extends from the High Annual Tide Line.  
The City of Portland adopted Shoreland Zoning provisions on August 15, 2011 which have later 
been amended by the MeDEP under Department Order #56-2011 which states as its primary 
condition: 
 
1. Chapter 14, Article III, §14-449(c)(2), shall be amended in its entirety to read as follows: 
 

“The clearing or removal of vegetation standards of this section shall not apply to the 
following zones:  EWP, WCZ, WPD, WSU, B-3, B-5 (see below), B-5b, B-6, B-7, I-L (south 
and east of I-295) and I-M zones (south and east of I-295), except that the following 
standards do apply to these zones: 
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a. Within a strip extending 75 feet inland from the normal high-water line, there shall be no 
cleared opening or openings, except for approved construction, and a well-distributed 
stand of vegetation shall be retained. 

b. Selective cutting of no more than 40% of the trees 4.5 inches or more in diameter, 
measured at 4 ½ feet above ground level, is allowed in any 10-year period, as long as 
well-distributed stand of trees and other natural vegetation remains. 

 
Additionally, the clearing of vegetation standards of §14-449(c) apply to the portion of the B-
5 Zone that includes the following parcels of land (map/lot):  200/E001, 201/A001, 
200/D008.” 

 
The applicant has reviewed these requirements with Department officials along with 
contemplated actions necessary under the VRAP requirements as well as other related site 
activities.  The applicant requested the MeDEP’s consideration that the terms of the Shoreland 
Zoning Act allow for construction of a structure (“Anything built for support…of goods or property 
of any kind.”) within the Shoreland Zone and that this approved construction supersedes the 
tree clearing restriction. 
 
Based on this review and correspondence with MeDEP regarding this matter, the applicant has 
been granted approval to clear all trees 4.5 inches or in diameter within the Shoreland Zone, so 
long as the development of the site includes the planting of a number of trees equivalent to 60% 
of the trees removed with the Shoreland Zone that are not within debris/wood/waste piles (that 
would have to been removed during clean up of the site for the proposed use).  
 
The following conclusions and associated computations for the proposed revegetation/tree 
replacement plan are provided: 
 
• Number of trees within the 75’ Shoreland Setback = 25  

• Total Number of trees within the 250’ Shoreland Setback (not including trees within the 75’ 
setback) = 112 

• Total number of trees with both 75’ and 250’ setback zones = 137 

• Number of above counted trees within debris/rubble/wood piles to be cleared = 29 

• Total number of trees to be within 250’ setback less the trees within debris/rubble/wood piles 
= 108 

• If 40% removal is permitted, number of trees to be planted on site as part of revegetation 
plan = 108 x 0.6 = 64.5 (round up to 65 trees) 

• The plan calls for 19 trees to be protected.  As such, a minimum 46 trees will be required to 
be planted on the site. 

 
The Landscape Plan (L-1.0) prepared by Mohr & Seredin Landscape Architects makes 
provisions for the replanting of the 46 trees and is discussed below in Section 1.16 of this report. 
 
1.11 BRIGHTWORK MANUAL OVERVIEW 

In 2005, the Maine Department of Environmental Protection released “Brightwork -- A Best 
Management Practices Manual for Maine's Boatyards and Marinas ”. The goal of the manual is 
to help site owners and operators of marinas and boatyards to reduce pollution from their 
facilities by providing environmental compliance benchmarks, common sense practices that 
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enable the benchmarks to be met, a list of regulatory references that form the basis of the 
benchmarks, and a series of tools to enable easier benchmark progress measuring. 
 
The manual describes in detail, the types of toxic pollutants generated by boatyard and marina 
sites and the resulting environmental and economic impacts. 
 
The manual provides guidance on how to carry out typical jobs and practices associated with 
boatyards and marinas and the associated benchmarks, best management practices, clean up 
and waste disposal, customer relations, legal requirements, etc.  
 
The practices described include: 
 
• Hull Preparation 
• Sandblasting 
• Painting 
• Boat Washing 
• Engine Repair and Maintenance 
• Stormwater Planning 
• Fuelling and Fuel Storage 
• Waste Management 
 
The manual provides best management practices for each practice including containment, 
indoor vs outdoor recommendations, dust emissions, managing spills, storage, labeling and 
disposal of various waste products. 
 
The Applicant currently complies with the Brightwork practices at the Portland Yacht Service 
facility on Fore Street in Portland.  They will contine to utilize the Brightwork Manual as a 
reference and adhere to the requirements set forth for all activities at the proposed site.  
 
1.12 TRAFFIC 

The proposed project will not result in significant impacts to the surrounding street system.  The 
project’s Phase 1 conditions will result in fewer than 100 new peak hour trips.  Gorrill-Palmer 
Consulting Engineers have completed a preliminary analysis of traffic conditions and their 
findings are included as Attachment E.  In the future, the applicant will work with City 
representatives regarding the Beach Street/Commercial Street traffic signal to better understand 
its impact on site access.  At this time, a full Traffic Impact Study or Traffic Movement Permit for 
Phase I activities is not contemplated.  Attachment F shows the AutoTURN® truck turning 
analysis for trucks entering and exiting the site and moving throughout the site. 
 
1.13 NATURAL FEATURES 

The development site does not contain any significant natural features including wetlands, 
vernal pools or other protected resources, except for the vegetation currently subject to 
Shoreland Zoning provisions.  The site has been developed for a period greater than 150 years 
and there is generally no land area that hasn’t been disturbed or otherwise developed.  DeLuca-
Hoffman Associates, Inc. has contacted various resource agencies regarding the site’s potential 
to contain significant wildlife habitat, historic or archaeological resources.  Findings from each of 
the agencies are contained in Section 4 of this application submission. 
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1.14 NOISE/VIBRATION 

The WPDZ has the following standards for noise and vibration: 
 

“Noise: 
 

1. The level of sound, measured by a sound level meter with frequency weighting network, 
inherently and recurrently generated within the WPDZ between the hours of 7.00 p.m. 
and 7.00 a.m. from industrial facilities or operation commenced on or after July 1, 1988, 
shall not exceed 55 dB on the A scale at or within the boundaries of any residential 
zone, except for sound from construction activities, sound from traffic on public streets, 
sound from temporary activities such as festivals, and sound created as a result of, or 
relating to, an emergency, including sound from emergency warning devices. 

2. In measuring sound levels under this section, sounds with a continuous duration of less 
than 60 seconds shall be measured by the maximum reading on a sound level meter set 
to the weighted scale and the fast meter response (L maxfast).  Sounds with a 
continuous duration of 60 seconds or more shall be measured on the basis of the energy 
average sound level over a period of 60 seconds (LEQ1). 

3. In addition to the sound level standards otherwise established, facilities or operations 
established or built in the waterfront port development zone on or after July 1, 1988, 
shall employ best practicable sound abatement techniques to prevent tonal sounds and 
impulse sounds or, if such tonal and impulse sounds cannot be prevented, to minimize 
the impact of such sounds in residential zones.  Tonal sound is defined as a sound wave 
usually perceived as a hum or which because its instantaneous sound pressure varies 
essentially as a simple sinusoidal function of time.  Impulse sounds are defined as sound 
events characterized by brief excursions of sound pressure, each with a duration of less 
than one second.” 

 
“Vibration: 
 
Vibration inherently and recurrently generated shall be imperceptible without instruments at 
lot boundaries.  This shall not apply to vibration resulting from activities aboard a vessel or 
from railroad vehicle activities, or from activities on a pile supported pier.” 

 
It is the applicant’s intention to comply with the noise and vibration standards above.  Night time 
activity will be minimal.  Typical sources of noise from routine boat yard jobs and practices 
include hull preparation, sandblasting, painting, boat washing, engine repairs and maintenance 
and transportation of vessels throughout the site.  All these practices will be performed in 
accordance with the MeDEP Brightwork Manual.  Temporary noise sources during construction 
will include pile driving, pavement grind, dump trucks delivering gravel/fill to the site. 
 
The site is well separated from noise sensitive sites with no direct abutting impacts to abutting 
residential neighborhoods.  The nearest residential building is approximately 390’ away from the 
edge of the proposed building and is located along the Beach Street ramp connection to the 
Casco Bay Bridge. 
 
The site is surrounded by commercial/industrial uses including the International Marine Terminal 
to the east, Commercial activity including Nova Seafood and Graybar Electric operate out of 
buildings on the north side of Commercial Street, and the Portland Star Match Co. to the site the 
far west end of the site.  Other adjacent noise generating sources including the Casco Bay 
Bridge and the flight path of the Portland International Jetport. 
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1.15 LIGHTING 

A Lighting Photometric plan has been prepared for Phase 1 of the project by Mohr & Seredin 
Landscape Architects.  Sheet C-7.0 shows the proposed light fixture locations and associated 
photometric light levels.  The light fixture locations have been strategically placed to provide 
light for Phase 1 of the development, but also minimizes the need to relocate fixtures with future 
potential development.  Catalog cuts of the light fixtures are included as Attachment G. 
 
The primary purpose for the first phase of site lighting for Canal Landing is for security, in the 
vicinity of the building and to provide lighting at key operational access points to the Fore River.  
Nighttime operations for the boatyard are atypical, particularly at this early phase of 
development.  Security at the site will be supplemented by infrared cameras mounted on the 
light poles and on existing utility poles that will remain until future phases of development.  With 
future development, and potentially increased nighttime activities, additional pole and wall-
mounted full cutoff fixtures with LED lamps will be proposed. 

It is important to note that light sources from abutting properties cast direct and indirect 
illumination onto the currently undeveloped property.  The adjacent light sources include 1000-
watt sodium lights on 40’ poles on the Casco Bay Bridge above the lot; cobra head sodium 
lights on utility poles along Commercial Street; floodlights on poles within the centrally located 
Unitil leased parcel; and floodlights on the existing aforementioned utility poles.  Light from the 
intensely lit facility on the east side of the Casco Bay Bridge does not contribute to the ambient 
light on the project site.  Based upon recent nighttime readings with a handheld light meter 
(Whitegoods) the existing light levels at the perimeter of the property vary between 1.5 and 0 .8 
foot-candles and the intensity on the lot interior varies between 0 and 0.30 foot-candles. 

The site lights proposed for this project consist of four (4) full cutoff Spaulding Cimarron LED on 
square poles at 30’ mounting height; two (2) wall-mounted above the Storage Building’s rolling 
doors; and seven (7) full cutoff Hubbell Laredo LED wall-packs, wall-mounted at 10’ and 15’ 
heights on the new buildings.  The manufacturers’ product cut sheets are appended to this 
submission.  Backlight shields will be used to prevent light spill across property lines. 

Based upon the existing ambient light levels and the proposed lighting, the applicant is 
comfortable that adequate lighting will be present at the property for the proposed uses.  
Comments from the residential neighbors during the preliminary review process indicate that 
additional lighting to raise the overall level of light at the property is not desired.   

The applicant is requesting that the Planning Staff support a waiver by the Planning Board of 
the lighting standards of Section XV 4.A. Uniformity and 4.B. Illumination Levels, based upon 
the following: 

1. Existing ambient light levels at the property are between 0 and 0.3 foot-candles at the 
interior and 0.8 to 1.5 fc at the edges of the lot; 

2. Proposed lighting will raise the light levels needed for safe access and egress in and out of 
the property onto Commercial Street to reasonable average levels of 1.25; and 

3. Proposed lighting will provide for security, safety, and nighttime use of the new buildings and 
work yards; 

4. Illumination of the property to the levels required by the City Ordinance will impact the 
residences located west and uphill from the proposed project. 
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1.16 LANDSCAPING 

A Landscape Plan for Phase 1 of the project has been prepared by Mohr & Seredin Landscape 
Architects.  This plan is included in the permit plan set as Sheet L-1.0.  The plan incorporates 
the protection of a limited amount of trees in the Shoreland Zone and also the new planting of 
trees as required by the MeDEP. 
 
Existing vegetation at Canal Landing is characterized by succession growth that has been 
allowed to remain on the lot over the past 30 to 40 years.  The tree cover on the lot is sparse, 
and occurs primarily at the property edges and along fence lines.  The existing stands of trees 
consist of indigenous, succession trees, primarily White Birch and Quaking Aspen, with a few 
Eastern Cottonwood, Red Maples, and White and Red Oak.  Other vegetation, including Black 
Locust, Crabapples and Pear trees, as well as understory shrubs such as Bayberry and Sumac, 
have been able to gain a roothold in the disturbed, gravelly soils of the site.   

The proposed Landscape Plan includes plant preservation activities as well as new plantings.  
Several stands of trees close to Commercial Street will be preserved and protected, after debris 
removal, to buffer views into the property from the street and the neighborhoods at higher 
elevations.  In areas of proposed development, particularly along Commercial Street and within 
the 250’ Shoreland Zone, specific trees 4” and larger will be protected and preserved within, or 
at the edges of, the boatyard use areas.  These trees to be retained are noted on the 
Landscape Plan along with the tree protection measures.  

New trees of similar pioneering species will be clustered, rather than linearly placed on 
Commercial Street to accentuate the property entrance beneath the Casco Bay Bridge and the 
street approach from downtown and Fore River Parkway.  There are no street trees planted 
along Commercial Street on other properties in this area, which is an area bordered by similar 
industrial or intensive harbor-related commercial uses.  A dense stand of Cottonwoods is 
proposed along the northeast fence in the narrow strip of land, which is a stormwater 
management area adjacent to the MDOT property.  Clusters of indigenous trees and shore-land 
appropriate shrubs that are also tolerant to poor, droughty soils, are proposed near the 
southeastern property corner; similar existing tree and shrub clusters will be preserved near the 
southwestern property corner.  

The planting plan, through preservation activities and new plantings, retains a reasonable 
vegetative cover and tree stand within the Shoreland Zone (SZ).  Existing clearings within the 
SZ are retained, and the new plantings are dispersed at the edges of the development to 
provide visual buffers for the neighboring lots. 

The applicant is requesting that the City Arborist support a waiver by the Planning Board 
pertaining to Section VI, 5.4 Industrial and Commercial Development Landscaping Guidelines, 
Item I. Perimeter Street Trees and Item II.  Perimeter Compatible Uses, as well as for the tree 
species and size standards specified in Subsection 9, based upon the following: 

1. The typical planted landscape, such as linear street tree and dense buffer plantings, will 
appear contrived in this setting and out of context with the surrounding industrial and 
commercial developments with minimal landscaping.  The project area will benefit from 
landscaping that builds on the succession plant species known to withstand the 
environmental conditions of the site, plantings that will naturally proliferate and extend the 
existing landscape. 

2. Natural clustering of native tree species along the street frontage accentuate views and site 
entrance. 
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3. Clustering of rapidly growing, suckering Eastern Cottonwoods along the eastern boundary 
offer visual and sound buffering from neighboring compatible uses and from Casco Bay 
Bridge above the site. 

4. As this project is a disturbed site, excavation is limited; the pioneer species of Eastern 
Cottonwood, specified as 2-2.5” caliper, smaller than the standard size of 2.5-3” caliper, is 
proposed in support for  less excavation and greater chances of survival and rapid growth. 

 
1.17 SOLID WASTE 

The proposed boatyard use will generate two types of solid waste: regular waste and hazardous 
waste. 
 
Regular non-hazardous waste will be stored on site in a dumpster and collected by a local solid 
waste company who the applicant will form an annual contract with. 
 
Hazardous waste will be stored in accordance with the requirements of the Brightwork Boatyard 
Manual and collected, transported and disposed of by ENPRO Services, Inc. or another similar 
company.  Included, as Attachment H is a letter from ENPRO identifying the most common 
drummed wastes generated by the applicant’s existing facility on Fore Street in Portland ME, 
how they are tracked, where they are transported to and how they are disposed of. 
 
1.18 STORMWATER MANAGEMENT  

A formal Stormwater Report is included as Attachment I. 
 
1.19 EROSION AND SEDIMENT CONTROL 

A formal Erosion and Sediment Control Report is included as Attachment J. 
 
1.20 FLOODING 

The project site has been depicted graphically on a portion of the FEMA Flood Insurance Rate 
Map and is attached as Figure 7 and provided at the end of this section.  
 
1.21 BLASTING 

Based on previous soil investigation at the site, over 250 subsurface explorations including 120 
soil borings, 25 test pits, and 107 core penetrometer tests, blasting is not anticipated for 
construction of the project.  If blasting or rock removal is required, the contractor will be required 
to prepare a Blasting Plan and preblast survey prior to any rock removal. 
 
1.22 AIR EMISSIONS/ODORS/VAPORS 

Air emissions expected to occur as a result of, or within the project area, are as follows: 
 
• Temporary emissions associated with construction vehicles and construction of project. 

• Temporary emissions associated with vehicular travel of employees, delivery vehicles, travel 
lift, etc. 

• Emissions associated with the heating systems for the brokerage building and tension fabric 
building. 



JN3091   Final Site Plan Application 
October 2012 1-17 Canal Landing New Yard 
   Portland, Maine 

• Emissions related to boat repair activity. 
 
Odors will be generated during the construction phase of the development and during day to 
day operation of the proposed boatyard facility. 
 
Short term odors or odors generated during construction include the following: 
 
• Organic odors from earth moving during construction. 

• Petroleum odors from construction equipment and vehicles used during construction for the 
project. 

• These odors will emanate from the site and may be detectable in the immediate vicinity of 
the development but will dissipate through the air into the atmosphere in negligible amounts.  

Long term odors or odors generated during day to day operation of the facility such as that 
proposed include: 

• Petroleum odors from vehicles/travel lift. 

• Solid Waste odors. 

• Odors from boatyard activities such as painting, etc. 
 
These odors are not likely to be offensive, as they are of low intensity and the site is not in a 
densely developed area.  Therefore no provisions for odor control are planned.  However 
appropriate ventilation procedures will be utilized on site for health and safety of staff during 
certain boat repair activities. 
 
Large Scale water vapor emissions are not anticipated as part of this project. 
 
1.23 SUNLIGHT 

The proposed buildings at the site will not cast significant shadows onto neighboring properties, 
or block access to direct sunlight for structures utilizing solar energy.  The site layout plan (C-
2.1) and Grading and Drainage Plan (C-3.1) show the proposed site improvements and their 
relationships to property lines.  The grading plan shows the relative elevations of the buildings 
with respect to elevations along the property lines. 
 
1.24 APPROVAL REQUIREMENTS 

The following permits are anticipated: 
 
• City of Portland Planning Board Level III Site Plan Approval and Shoreland Zoning Approval 

• City of Portland Building Permit(s) 

• MeDEP Natural Resource Protection Act (NRPA) 

• City of Portland Delegated Review of the Site Location of Development Act (SLDA) 

• MeDEP Voluntary Response Action Program (VRAP) 

• U.S. ACOE Water Quality Certification/Federal Channel Review 

• State of Maine Submerged Lands Lease 

• Harbor Commissioner’s Review 
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1.25 ATTACHMENTS 

Attachment A – Existing Site Photographs 

Attachment B – Figures 1-11 

Attachment C – Building Elevations/Floor Plans and Tension Fabric Building Details/Model 
Simulations 

Attachment D – Ability to Serve Letters to Portland Water District and the City of Portland Public 
Services (PENDING) 

Attachment E – Gorrill-Palmer Consulting Engineers Preliminary Analysis of Traffic Conditions 

Attachment F – AutoTURN® Analysis Figure 

Attachment G – Lighting Catalog Cuts 

Attachment H – ENPRO Services, Inc. Letter Indicating Solid Waste Disposal 

Attachment I –  Stormwater Management Report 

Attachment J –  Erosion & Sedimentation Control Report 
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PHOTO 1 – Easterly Shorefront 

PHOTO 2 – PanAm Property 
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PHOTO 3 – Existing Granite Revetment 
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PHOTO 1 – Dilapidated Pier Remains 

PHOTO 2 – Easterly End Pier 
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PHOTO 3 – Dilapidated Pier 

PHOTO 4 – Riprap Stabilized Shorefront – Unitil Parcel 
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PHOTO 1 – View from the North 

PHOTO 2 – View from Bridge Onramp 
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PHOTO 3 – Existing Gas Tanks 

PHOTO 4 – View from Casco Bay Bridge 
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PHOTO 5 – View from Casco Bay Bridge 
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Figures 1-11 
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ZONING

Residential R-1, R-2, R-3, R-4, R-5, R-5A, R-6
Residential Professional RP
Neighborhood Business B-1, B-1b
Community Business B-2, B-2b
Downtown Business B-3*, B-3c
Commercial Corridor Business B-4
Urban Commercial Business B-5, B-5b
Airport Business AB
Office Park OP
Industrial - Low Impact I-L, I-Lb
Industrial - Moderate Impact I-M, I-Ma, I-Mb
Industrial- High Impact I-H, I-Hb
Waterfront WPDZ, WCZ*, WSUZ
Recreation Open Space ROS
Resource Protection Zone RPZ

*  Refer to Zoning Supplementary Maps for special zoning provisions that 
may apply within the zone.  
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Ability to Serve Letters to Portland Water District and  
The City of Portland Public Services  
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Gorrill-Palmer Consulting Engineers  
Preliminary Analysis of Traffic Conditions 
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AutoTURN® Analysis Figure 
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Lighting Catalog Cuts 



ORDERING INFORMATION  ORDERING EXAMPLE:  CL1-A-90L-U-5K-3-DB-RPA3

Upswept Arm

Straight Arm

A

A

B

B C

D

E

F

G

Notes:  1- For 90L and 60L; N/A 347V & 480V    •   2 - BL & CD cannot be combined   •    3 - Fuse option not available with universal voltage  •  4 - Select F3 fusing option for 220V 
	     5 - Photocell receptacle not available with BL option • 6 - Recommended for Type III and IV distributions only

A B C D E F G

6 3/4"
 171mm

21 3/4"
552mm

16"
406mm

6 5/8"
168mm

6 5/16"
160mm

5 5/8"
143mm

6 1/8"
155mm

cimarron 
LED

Cat.# Approvals

Job Type

Construction:
•	Stylish vertically finned die-cast solid top 	
	 housing for maximum heat dissipation;	
	 Stops collection of unsightly debris from 	
	 gathering on top of the housing
•	Rugged lower die-cast aluminum heat sink 	 	
	 accelerates thermal management 	
	 and optimizes PCB and optical performance
• 	Separate optical and electrical compartment for 	
	 optimum component operation
• 	One piece die cut silicone gasket ensures 	 	
	 weather proof seal around each 	
	 individual LED for IP65 rating
•	Backlight Control (BC) option available for 85%
	 spill light reduction, doesn’t change fixture 	
	 appearance or EPA, recommended for type III 	 	
	 and type IV distributions
• 	Stamped bezel provides mechanical 	
	 compression to seal the optical assembly
• 	Complements the Hubbell SouthWest Series of 		
	 outdoor fixtures
•	Weight - 45.0 pounds, EPA - 1.3 ft2

• 	Features exclusive wiHUBB technology
	 -Wireless system for On/Off and 0-10VDC full 	 	
	 range dimming control
	 -Programmable autonomous operation

Optics:
• 	Choice of 32 high brightness LED configurations 	
	 with individual acrylic lenses specially designed 	
	 for IES Type II, III, IV and V distributions
• 	CCT: 5000K standard, 4000K option
• 	CRI: 70

Electrical:
• 	Universal input voltage 120-277 VAC, 50/60 Hz 
• 	Integral step-down transformer for 347V & 480V
•	Ambient operating temperature -30˚ C to 40˚ C
•	Drivers have greater than 90% power factor and 	
	 less than 10% THD

•	Automatic thermal self-protection
•	Optional continuous dimming to 10% or dual 	 	
    circuitry available
• 	LED drivers have output power over-voltage, 	 	
	 over-current protection and short 
	 circuit protection with auto recovery
•	1050 mA driver available with 90L configuration 	
	 for increased lumen output
• 	LED electrical assembly, including PR devices, 		
	 consumes no power in the ‘off’ state
• 	Surge protection of 10KA 8/20 µSec wave; 	 	
	 clamping voltage of 320V & surge rating of 273J
•	Long life - 60,000 hours (L90 at 40˚C)	

Installation:
• 	Two die-cast aluminum arm designs are 	
	 available providing maximum design flexibility
• 	The decorative arm offers a sleek upswept look 	
	 while the 	straight arm follows the housing’s 	 	
	 contoured lines for continuity of style
•	Fixture ships with arm installed for ease of 	 	
	 installation and mounts to #2 drill pattern
• 	Wall bracket, mast arm fitter and pole acces-	 	
	 sories are also available allowing easy
	 mounting for virtually any application

Finish
• 	TGIC thermoset polyester powder paint finish 	 	
	 applied at nominal 2.5 mil thickness 	 	

Warranty
Five year limited warranty (for more information
visit: http://www.hubbelloutdoor.com/resources/

warranty/

LIStingS
• 	Listed to UL1598 and CSA C22.2#250.0-24 for 	
	 wet locations
• 	IP65
•	DLC listed      • IDA approved

90 LED 3/4 VIEW 30 LED

LED Product Partner

CERTIFICATIONS/LISTINGS

DIMENSIONS

PRODUCT IMAGE(S)SPECIFICATIONS
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60 LED 90 LED

No. of LEDs

90L 90 High brightness LEDs

60L 60 High brightness LEDs

30L 30 High brightness LEDs

series

CL1 Cimarron LED

Mounting

A Arm mount construction (6” straight 
rigid arm included & acceptable for 90° 
configurations) 

AD Decorative arm mount const. (6” decora-
tive upswept arm incl. & acceptable for 
90° configurations) 

MAF Mast arm fitter for mounting to standard 
2 3/8" mast arm bracket, includes 6" 
straight rigid arm

COLOR

DB Dark Bronze

BL Black

WH White

GR Gray

PS Platinum Silver

RD Red 	
(premium color)

FG Forest Green 	
(premium color)

CC Custom Color

OPTIONS

BC6 Backlight control

BL1,2,5 Bi-level control

CD2 Continuous dimming

WB Wall bracket

RPA3 3” Round pole adapter

RPA4 4” Round pole adapter

RPA5 5” Round pole adapter

RPA6 6” Round pole adapter

F(X)3,4 Fusing (replace X with 
voltage: 1-120V, 2-208V, 
3-240V, 4-277V, 5-480V, 
6-347V)

PR(X)5 NEMA Photo cell receptacle 
(replace X with voltage: 	
U=120-277, 5=480, 6 =347)

WIH In-fixture wireless control 
module (120V, 277V, 347V or 
480V only), pg. 381

VG Vandal guard

CL1

CCT

4K 4000K

5K 5000K

distribution

2 Type II

3 Type III

4 Type IV

5 Type V

voltage

U3 Universal 120V-277V, 
50/60 Hz

5 480V, 60 Hz

F 347V, 60 Hz

E4 220V, 50 Hz

DRIVE CURRENT

105 1050 mA (use 
with 90L only 
for higher 
lumen output)



COVER 

CAST ADAPTER 

CAST ADAPTER 

THREADED ROD 
GASKET 

FLAT WASHER 

SCREW 
COVER 

LOCKWASHER 
HEX NUT 

RETAINER WASHER 

ARM 

CAST ARM FIXTURE

TO 
HOUSING 
(3-HOLE PATTERN END) 

SQUARE POLE COVER 

POLE COVER 
POLE COVER 

POLE TOP 

.875 

Ø .875 
HOLE 

2.25 

3.5 

Ø .563 
2 HOLES 

ROUND POLE 

ROUND POLE 

SQUARE POLE

SQUARE & ROUND POLES UPSWEPT ARM MOUNT
SQUARE & ROUND POLES

#2 DRILL PATTERN FOR POLES 

NUT PLATE 

NUT PLATE 

NUT PLATE 

SQUARE POLE 

COVER 

CAST ADAPTER 

CAST ADAPTER 

THREADED ROD 
GASKET 

FLAT WASHER 

SCREW 
COVER 

LOCKWASHER 
HEX NUT 

RETAINER WASHER 

ARM 

CAST ARM FIXTURE

TO 
HOUSING 
(3-HOLE PATTERN END) 

SQUARE POLE COVER 

POLE COVER 
POLE COVER 

POLE TOP 

.875 

Ø .875 
HOLE 

2.25 

3.5 

Ø .563 
2 HOLES 

ROUND POLE 

ROUND POLE 

SQUARE POLE

SQUARE & ROUND POLES UPSWEPT ARM MOUNT
SQUARE & ROUND POLES

#2 DRILL PATTERN FOR POLES 

NUT PLATE 

NUT PLATE 

NUT PLATE 

SQUARE POLE 

3.30

5.62
1.16

5.59

3.40
1.95

1.95
3.89

.83

5.62
1.161.95

3.89

5.59

3.40
1.95

2.50

MAF – Horizontal mast arm fitter

LIGHT
ENGINE

INPUT WATTS LUMENS DELIVERED
120V-277V 347V-480V TYPE II TYPE III TYPE IV TYPE V

30L-5K 70 87 4,998  5,264  4,933  5,208
60L-5K 140 157  9,865  9,937  9,714  10,417 
90L-5K 210 227  14,336  14,708  14,166  15,625
90L-5K-105 330 345 19,711 20,599 19,169 22,354
30L-4K 70 87 4,562 4,603 4,488 5,058
60L-4K 140 157 8,842 9,037 8,723 9,363
90L-4K 210 227 12,991 13,289 12,611 13,715
90L-4K-105 330 345 16,740 17,367 16,364 18,988

Note: Lumen values based on 5000K CCT, 700 mA and 1050 mA, 25 Deg C ambient temperature. 

ENERGY DATA
Power Factor >.9
Total Harmonic Distortion <10%

ENERGY SAVING DATA

ACCESSORIES
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Catalog Number Description
CR-RPA3-XX1 Round pole adapter for straight arm (31⁄4 - 33⁄4”)
CR-RPA4-XX1 Round pole adapter for straight arm (37⁄8 - 41⁄2”)
CR-RPA5-XX1 Round pole adapter for straight arm (5”)
CR-RPA6-XX1 Round pole adapter for straight arm (6”)
CRD-RPA2-XX1 Round pole adapter for upswept arm (23⁄4 - 31⁄8”)
CRD-RPA3-XX1 Round pole adapter for upswept arm (31⁄4 - 33⁄4”)
CRD-RPA4-XX1 Round pole adapter for upswept arm (37⁄8 - 41⁄2”)
CRD-RPA5-XX1 Round pole adapter for upswept arm (5”)
CRD-RPA6-XX1 Round pole adapter for upswept arm (6”)
WB-CR-XX1 Wall bracket
TPLB-XX1 Twin parallel luminaire bracket
maf-cl-xx3 Horizontal mast arm fitter for 2 3/8” OD arm. Mounts to standard       

6” arm (ordered with fixture)
1 Replace XX with color choice, eg.: DB for Dark Bronze

2 When ordering poles, specify Pole Drill Pattern #2

3 Fixture must include standard 6” arm

Catalog Number Description
SETA-XX1 Square pole tenon adapter (4 at 90 degrees)
RETA-XX1 Round pole tenon adapter (4 at 90 degrees)
TETA-XX1 Hexagonal pole tenon adapter (3 at 120 degrees)
1 Replace XX with color choice, eg.: DB for Dark Bronze

TENON TOP POLE BRACKET ACCESSORIES 
(2 3/8” OD tenon) (RSS version requires 4” round pole adapter)

PHOTOCONTROL EQUIPMENT

Catalog Number Description
ptl-1 Photocontrol - twist-lock cell (120V)	
ptl-8 Photocontrol - twist-lock cell (120-277V)	
ptl-5 Photocontrol - twist-lock cell (480V)	
ptl-6 Photocontrol - twist-lock cell (347V)	
psc Shorting cap - twist-lock	



LAREDO
SERIES
LMC – 18 LEDs

Cat.# Approvals

Job Type
Outdoor  Lighting

ORDERING INFORMATION
ORDERING EXAMPLE: LMC-18LU-5K-1-PC(4)

 LMC     	      -                     18LU             	   -	   5K                -  	                        -       

Series	                         LEDS/Source/Voltage	         Color Temperature	            Finish	      Options
	

HUBBELL OUTDOOR LIGHTING								            WWW.HUBBELLOUTDOOR.COM  Rev 4/11

SERIES
LMC	 Laredo Medium 	
		  Cut-off

PHOTOMETRICS
18 LED – Clear lens	 LMC-18LU-5K.IES

LEDS/SOURCE/VOLTAGE
18LU	 18 LEDs, 2038 lumens, 	
	 44.5w input, Universal 
	 voltage 120-277V

COLOR TEMPERATURE
5K	 Nominal 5000K high CRI

FINISH
1	 Bronze
2	 Black
3	 Gray
4	 White
5	 Platinum

OPTIONS
PC(X)		  Button photocontrol replace X 		
		  with voltage, specify 1-120V, 		
		  2-208V, 3-240V, 4-277V
BOC-LED(X)	 Emergency battery  
			   providing 615 lumens 		
		  for egress, specify  
			   1-120V or 4-277V
WIH		  In fixture wireless control  
			   module, (120V & 277V only)  
			   order separately, consult factory

	 A 	 B 	 C
	 16.0”	 12.125”	 9.0”
	 (406 mm)	 (308 mm)	 (229 mm)

B

C

A

SPECIFICATIONS
Intended Use:
Full cut-off, IDA compliant perimeter or entry lighting for 12-15ft mounting heights that require high light output and 
maximum energy efficiency. Laredo LMC-18 LED wallpack provides low installation costs with little or no mainte-
nance and great energy savings. Ideal for schools, factories, hospitals, warehouses and retail applications.

Construction:
Decorative die-cast aluminum housing and door. Rugged design protects internal components and provides excel-
lent thermal management for 70% lumen maintenance at 50,000 hours minimum LED life. 800 series powder paint 
finishes provide lasting appearance in outdoor environments. Five standard finishes include: Bronze, Black, Gray, 
White and Platinum.
 
Optics:
LED: 18 High power LEDs deliver 2038 lumens. Combination of optical lenses and reflectors deliver light in a rect-
angular pattern with better than 3 to 1 max to min uniformity. 5000K/70 CRI LEDs provide excellent color rendition 
at 46 lumens per watt.
 
Lenses:  
Full cut-off distribution - flat glass and LED optics provide wide spread with an environmentally friendly light control.

Electrical:
Electronic driver 44.5w system, 0.4 AMPS max, 120-277V, 50/60Hz
Optional battery for emergency egress – 120 or 277V – provides 90 minute/615 lumens

Installation:
Quick mount system provides rigid mounting over recessed junction boxes – fixture does not require opening for 
mounting. Foam gasket for sealing to smooth surfaces provided.

Listings:
Listed and labeled to UL 1598 for wet locations, 25˚ C ambient environments.
U.S. Patent No. D563,587

Warranty:
5 year limited warranty

Application Template 
12 Ft. Mounting Height

ACCESSORIES – ORDER SEPARATELY
LMC-SPC 	 Polycarbonate shield	
PBT-1 	 120V button photocontrol
PBT-1 	 208/240/277V button photocontrol
 
ACCESSORIES – ORDER SEPARATELY
7737101 	 Replacement lens	



LAREDO
SERIES
LMC - 30LEDs

ORDERING INFORMATION
ORDERING EXAMPLE: LMC-30LU-5K-3-1-PC(4) 

B

C

A

1 	 Standard 700MA Type III distribution produces 4673 lumens, Type IV 4507 lumens at 71w
2 	 PC(X) Replace X with 1-120V, 2-208V, 3-240V, 4-277V
3 	 350mA Type III distribution produces 2500-2700 lumens at 35watts
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Cat.# Approvals

Job Type

Outdoor  Lighting

	 A 	 B 	 C	        

	 16.0”	 12.125”	 0.0”	     	

	 (406 mm)	 (308 mm)	 (229 mm)	

Intended Use:
Full cut-off IDA compliant perimeter or entry lighting 
for 12-18ft mounting heights that require high light 
output and maximum energy efficiency. Laredo LMC-
30 LED wallpack provides low installation costs with 
little or no maintenance and 60%+ energy savings. 
Ideal for schools, factories, hospitals, warehouses 
and retail applications.

Construction:
Decorative die-cast aluminum housing and door. 
Rugged design protects internal components and 
provides excellent thermal management for over 
70% lumen maintenance at 50,000 hours minimum 
LED life. Lektrocote® series powder paint finishes 
provide lasting appearance in outdoor environments. 
Five standard finishes include: Bronze, Black, Gray, 
White and Platinum.
 
Optics/Electrical
LED: 
30 High power LEDs delivers up to 4673 lumens at 
700mA and up to 2700 lumens at 350mA. Combi-
nation of optical lenses and reflectors deliver light in 
either type III or type IV distributions, with better than 
4 to 1 max to min uniformity. 4000K and 5000K/70 
CRI LEDs provide excellent color rendition with up to 
78 lumens per watt efficiency.
 
Electronic driver 71w system, 0.4 AMPS max, or 
35w, 0.3 amps max, 120-277V, 50/60Hz.

Lenses:  
Full cut-off distribution - individual acrylic LED optics 
provide IES Type III and Type IV distributions. 

Installation:
Quick mount system provides rigid mounting over 
recessed junction boxes – fixture does not require 
opening for mounting. Foam gasket for sealing to 
smooth surfaces provided. Superior performance 
with 5 to 1 spacing to mounting height ratio.

Listings:
Listed and labeled to UL 1598 for wet locations, 
25˚ C ambient environments. Meets DesignLights 
Consortium (DLC) qualifications. U.S. Patent No. 
D563,587

Warranty:
Five year limited warranty (for more information
visit: http://www.hubbelloutdoor.com/resources/

warranty/

LED Product Partner

CERTIFICATIONS/LISTINGS

DIMENSIONS

PRODUCT IMAGE(S)SPECIFICATIONS

ACCESSORIES                                  (order as separate part #)

Catalog Number Description
 LMC-SPC  Polycarbonate shield
 PBT-1  120V button photocontrol
 PBT-1  208/240/277V button photocontrol

SERIES

LMC Laredo 
Medium 
Cut-off

NUMBER OF LEDS/SOURCE/VOLTAGE

30LU 30 LEDs, up to 4673 lumens, 71w 
input, Universal voltage 120-277V

CCT

4K 4000K 
nominal

5K 5000K 
nominal

IES DISTRIBUTION

31,3 Type III 
(4673 lumens)

41,3 Type IV 
(4507 lumens)

DRIVE CURRENT

BLANK STD 700MA

0353 350MA

OPTIONS

PC(X)2 Button photocon-
trol, replace X with 
voltage, specify 
1-120V, 2-208V, 
3-240V, 4-277V

WIH In fixture wireless 
control module, 
(120V & 277V 
only) order 
separately, consult 
factory

LMC 30LU 5K

FINISH

1 Bronze

2 Black

3 Gray

4 White

5 Platinum



700mA
Application Template Type IV 
15ft. Mounting Height - 15ft Grids

700mA
Application Template Type III 
15ft. Mounting Height - 15ft Grids
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LIGHTING FACTS

PHOTOMETRICS

Catalog Number IES Report
 LMC30LU5K3XX  LMC-30LU-5K-3XX.IES
 LMC30LU5K4XX  LMC-30LU-5K-4XX.IES
 LMC30LU5K3-035  LMC-30LU-5K-3-035.IES
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JN 3091  Stormwater Management Report 
October 2012 1 Canal Landing New Yard - Portland, ME 

STORMWATER MANAGEMENT REPORT 
 
 
1.0 INTRODUCTION 

New Yard, LLC proposes to construct, own, and operate a new boat maintenance and repair yard 
within approximately 22 acres of land located prominently along the West Commercial Street 
waterfront.  The project represents an ideal reuse of a former highly industrialized property that 
over the years has fallen into non-use except for some ongoing LP and Natural Gas storage and 
distribution facilities.  The property maintained a prominent role in the City’s Waterfront District 
for well over a century and a half as the Portland Gas Light Company and Maine Central 
Railroad operated active business interests up until at least the 1970’s.  In more recent time, the 
site has been undeveloped except for the ongoing LP/Natural Gas operations. 
 
The proposed project includes multiple buildings to be constructed over two or more phases 
along with new shorefront uses including one or more boat ramps, docks, new or reconstructed 
piers and a travel lift basin.  The applicant’s plans include up to three buildings constructed to 
support the boat maintenance and repair operations.  Additional future buildings are also 
contemplated to support marine related operations including retail/warehouse space, yacht 
brokerage/sales, marine product processing and the potential of large vessel berthing. 
 
The Phase I project includes site development activities involving earthwork, grading, shorefront 
stabilization, pier rehabilitation, boat ramps, building construction, utilities and overall site 
stabilization.  This work will be completed cooperatively with the landowners, and in accordance 
with site remedial activities to be accomplished by existing landowners under the State’s 
Voluntary Response Action Program (VRAP). 
 
This section of the permit application presents the Stormwater Management Plan designed for the 
project.  The stormwater management design presented herein will show that it meets the criterion 
of the City of Portland stormwater requirements and the adopted MeDEP Chapter 500 Regulations. 
 
The site discharges to the mouth of the Fore River where it meets the ocean.  Due to these tidal 
conditions, the applicant is requesting a waiver of the flooding standards. 
 
The proposed stormwater quality treatment plan utilizes the ‘Manmade Pervious Surface’ 
approach listed in the Maine Best Management Practices (BMPs) to meet the stormwater quality 
standards required under the general standards as outlined in the adopted MeDEP Chapter 500 
Stormwater Management Technical Manual.  The manmade pervious surface (throughout the 
boatyard site) is intended to provide water quality treatment for close to 100 percent of the 
proposed development area. The applicant has also studied the guidelines set forth in the 
Brightwork BMP Manual for Maine’s Boatyards and Marinas with regard to typical boatyard 
processes and potential sources of contamination and will conduct boatyard activities in 
accordance with these guidelines as they current do at their Portland Yacht Services site. 
 
USGS, aerial photographs, and related maps are appended to this report in Appendix A. 
 
The applicant has prepared this report to show the proposed Stormwater Management Plan meets 
the City’s General Stormwater Standards.   
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2.0 EXISTING SITE CONDITIONS 

The site consists of approximately 22.5 acres of land that is composed of four primary areas 
described as follows: 

 
1. Inland Parcel (Map 59A, Lot 2):  Consists of a triangular shaped 3.96 acre area owned by 

Northern Utilities, Inc. (dba Unitil) and occupied by both Unitil and NGL Propane.  This 
area is centrally located within the development site and is accessed from a single entrance 
off Commercial Street, opposite the Beach Street intersection.  This area will continue to 
function as an LP gas distribution facility into the future under a long-term lease agreement.  
This area is also a Transportation Worker Identification Credential (TWIC) secured area that 
is, and will remain, fenced around its perimeter. 
 

2. Portland Terminal Parcel (Map 59A, Lots 1, 2, 4, 7, 8, 11 and 12):  This area is 
irregularly shaped and contains frontage along Commercial Street along with the site’s 
westerly frontage.  The site area is approximately 9.8 acres.  Active rail tracks occupy the 
westerly side and those tracks are basically used for deliveries to the Unitil terminal.  
Remnant tracks remain east of the Unitil driveway, although they are not in use and will be 
removed as part of the project.  Most of the Portland Terminal site is currently undeveloped 
land.  It is noted that the northwest area of this parcel was also the headwater of the original 
Cumberland and Oxford Canal, generally opposite the end of what is now Clark Street.  It is 
for this reason the project’s name has been crafted as Canal Landing New Yard. 
 

3. The Shoreline Parcel (Map 59A, Lots 5, 6, 9 and 10):  This 4.17 acre area is irregularly 
shaped and contains approximately 1,075 LF of waterfront.  The property is generally 
unoccupied although there is an existing gangway that provides access to a remnant pier line 
and dilapidated pilings are located throughout the frontage. 
 

4. The Option Parcel (Map 59A, portion of Lot 3):  This area consists of approximately 4 
acres of Portland Terminal Land to the far west side of the land under consideration.  This 
land includes the active tracks closer to Commercial Street as well as dilapidated pier 
remains along the shorefront.  This area also contains a remnant concrete foundation floor 
slab that previously served as the foundation for a clay storage silo for the paper mills. 

 
In general, the NGL Propane site is operated under a long term lease and is unaffected by the 
proposed boat yard operations.  The gas site contains four buildings and ancillary infrastructure 
related to the ongoing LP Gas distribution and storage operations.  Within the fenced operations 
area there are five existing LP Gas storage tanks ranging in size from 30,000 gallons to 60,000 
gallons.  These tanks are anticipated to remain in the future. 
 
Although much of the shorefront is currently undeveloped, it continues to contain several 
important features.  Namely, there is an existing 8” transmission line extending from the inland 
site across the shoreline site and under the Fore River to the City of South Portland.  The 
proposed development activities will be designed to maintain adequate horizontal and vertical 
clearances from this active line.  In addition there is an active Combined Sewer Overflow (CSO) 
line extending from the Commercial Street frontage to the shoreline, generally along the easterly 
side of the site. 
 
Owen Haskell, Inc. has completed a topographic survey of the property.  The site is relatively flat 
with the highest points along the Commercial Street frontage, sloping to the middle of the site.  
Site elevations along Commercial Street trend down from west to east from elevation 18’ 
(NGVD 1929) to elevation 15’ at the easterly end of the Commercial Street frontage.  The site’s 
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low areas are near elevation 9’-10’ while most of the waterfront top of bank is near elevation 12’.  
The High Annual Tide Line (HAT) for the Fore River is elevation 7.4’ and mean low water is 
approximately elevation -4.0’.  Owen Haskell, Inc. has also completed bathymetric survey data 
collection and found water depths within 50’ of the low water line to be 10’ to 30’.  The Federal 
Channel is also represented on the project’s drawings and it is generally located 60’ to 120’ off 
the shorefront.  No activities are proposed beyond the Federal Channel line.  The site’s 
topography and known environmental conditions preclude most traditional stormwater 
management measures since there is inadequate vertical elevation to allow for collection and 
conveyance of stormwater runoff other than from surficial measures.  For these reasons, the 
manmade pervious surface approach is considered the most practical choice for meeting the 
projects stormwater management needs. 
 
Generally speaking, the site’s runoff either infiltrates into the ground or drains directly to the 
Fore River via overland flow.  There are no drainage systems on site, although there is a closed 
storm drainage system within Commercial Street.  The Commercial Street drainage system 
ultimately ties into the 42” interceptor sewer.  The existing 24” combined sewer overflow line 
may be activated during peak rainfall events, at which time combined flows are discharged 
directly into the river.  The City’s strategies for long term elimination of CSO activity includes 
installation of storage conduits along Commercial Street. 
 
Due to the site’s historic industrial condition much of the surface consists of sand and gravel fill, 
asphalt or otherwise sparsely vegetated ground surface. 
 
The site has undergone extensive review related to the environmental conditions associated with 
the previous site uses.  As part of previous soil investigation at the site, over 250 subsurface 
explorations including 120 soil borings, 25 test pits, and 107 core penetrometer tests have been 
completed.  The site’s soil layers are generally characterized as follows: 

 
• 10 to 15 feet of sand and gravel fill, there is little to no organic surface layer throughout the 

site. 

• 5 to 10 feet of silt and sand. 

• 10 to 40 feet of gray clay identified as the Presumpscot formation. 

• 30 to 40 feet of dense silty marine sands. 

• An undetermined thickness of dense silty sand and gravel identified as glacial till overlaying 
bedrock. 

 
Observed soils conditions at the ground surface include fill material containing coal, coal ash, 
clinker, brick, degraded asphalt, and hardened tar comingled with scarified sand and gravel.  
Eroded soils conditions have been observed along the shoreline in and behind the existing granite 
revetment wall and remnant pier areas.  The project’s site development activities include 
restoration and rehabilitation of these areas. 
 
According to various investigation data, depth to groundwater varies from 3 to 7 feet and this 
likely varies with tidal conditions in the Fore River.  Generally speaking, the groundwater flows 
from the northwest to the southeast across the site. 
 
Figures 8, 9, and 10 appended to the report provide the USDA medium intensity soils, sand and 
gravel aquifers, and surficial geology for the site.  
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3.0 PROPOSED PROJECT 

The applicant proposes to redevelop the property in a manner consistent with the WPDZ 
Standards as well as VRAP requirements.  The development program includes the following 
components: 

 
ONSITE 
 
The development involves a cooperative effort between the existing property owners and the 
applicant to complete remedial actions on the site to address recognized environmental 
conditions.  These actions may include excavation and removal, capping or other remedies. 
 
In addition to the remedial activities, the development program includes phased development of 
boat maintenance facilities and future ancillary marine related uses.  Phase 1 and future Master 
Plan development activities are summarized as follows: 

 
Phase 1 – Will Include: 
 
• Site clearing, stabilization and general clean-up. 

• Construction of a 19,200 SF building for storage and boat maintenance operations.   

• Construction of two concrete boat ramps along shorefront.  One at the east end of the site and 
the second towards the west. 

• Establishment of yard areas and surfaces for heavy equipment travel lift trucks, and boat 
storage repair.  (Repair and maintenance often takes place outside, particularly if the vessel is 
large and does not fit into a building.  Boats that are out of the water for the winter season all 
need to have work done on them to prepare them for re-launching.) 

• Installation of utilities for initial building use as well as future phase activities. 

• Rehabilitation of former pier pilings for use as part of a new dock system along the 
waterfront.  Custom Floating docks are proposed to tie into the existing system of pilings and 
dolphins located along the waterfront. 

• A 20’ x 36’ wood framed single story structure is proposed as an office space for a yacht 
brokerage operation.  The building and display of vessels are proposed along the Commercial 
Street frontage.   

• Landscape preservation and tree planting. 

• The location of a 1,500 ton dry dock. 

• A travel lift basin to be constructed of sheet piling within the westerly shoreline.  The travel 
lift basin will allow larger vessels to be removed from the water for repairs and maintenance. 

• Shore front stabilization including revetment repairs and riprap stabilization. 
 

OFFSITE 
 
Site access is proposed via Commercial Street as well as from the Fore River.  A primary site 
entrance is proposed at the site’s far easterly frontage.  This entrance will be shared with the 
MDOT for their occasional access to a maintenance building.  This primary access is proposed 
during Phase 1 development. 
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The Erosion Control Plan contained in the application outlines the erosion control measures 
which will be required for the project (Basic Stormwater Standards). 

 
4.0 REFERENCES 

• Brightwork -  A Best Management Practice Manual for Maine’s Boatyards and Marinas, 
December 2005 

• Erosion and Sediment  Maine Erosion and Sediment Control BMPs”, published by the 
MeDEP in 2003 http://www.maine.gov/dep/blwg/docstand/escbmps/index.htm 

• City of Portland –Code of ordinances, Section 32 Rev. 9-17-09 

• Portland Stormwater Management –Section 5 Adopted 7-19-10.  

• Stormwater Management for Maine Volume III – BMP Technical Design Manual 

• Chapter 500 DEP Rules, revision October 2010. 
 

5.0 MODELING SOFTWARE 

• Microsoft Excel 2007, Microsoft Corporation – used for spreadsheet computations. 
 
6.0 PRESENTATION OF ANALYSIS 

The stormwater analysis has been performed for the project to determine the requirements of the 
City of Portland, Section 5 and adopted MeDEP Chapter 500 Stormwater Rules and to show a 
plan which will generally meet the requirements with the exceptions noted herein.  
 

7.0 ASSUMPTIONS  

• That detention will not be required to reduce the peak flow rate or meet the flooding 
standards.  A waiver of the flooding standards is requested. 

• That the native soils/gravels will have infiltrative properties that meet the requirements of the 
Maine DEP BMP proposed.  Note: A waiver is being sought for infiltration testing. 

 
8.0 STORMWATER MANAGEMENT OBJECTIVES  

The goal of the Stormwater Management Plan is to design, operate, and maintain the 
development to avoid downstream erosion or significant water quality impairment. 
 
This goal will be achieved by: 
 
• Designing the project to meet the Portland Stormwater Management Standards adopted 

7/19/10 and General Stormwater Standards of MeDEP (revised October 2010). 

• Designing water quality measures to provide long-term removal of non-point contaminants. 

• Implementing a plan to control erosion, sedimentation, or fugitive dust emissions during 
construction. 

• Implementing operational processes to avoid toxic pollutants from boat yard activities, both 
organic chemicals and heavy metals, from entering ground and adjacent water bodies.  

• Maintenance of the Stormwater Management System in accordance with the Stormwater 
O&M Manual (provided as a separate document) and MeDEP Brightwork Manual. 

 

http://www.maine.gov/dep/blwg/docstand/escbmps/index.htm
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The plan has been designed in accordance with the City of Portland Stormwater Rules. 
 

9.0 STORMWATER MANAGEMENT QUALITY SUMMARY  

Approach 

To meet the General Standards, our office reviewed the list of options of MeDEP’s accepted Best 
Management Practice (BMP) options to provide water quality treatment including grassed 
underdrained filter, bio-filter, proprietary devices and infiltration trenches for this site.  
Following this review and incorporating knowledge of the site and the goals of the client, it was 
realized that developing a method for providing stormwater quality treatment that utilizes the 
proposed crushed stone surface (desirable to applicant for boatyard use and related activities) and 
infiltrating the runoff into the underlying soils would be preferable both functionally and 
economically.  According to the MeDEP BMPs this is known as a “Manmade Pervious Surface” 
approach to stormwater quality treatment. 

A pervious pavement consists of a permeable surface material and subbase materials that allow 
penetration of runoff in to the underlying soils.  The system must be designed to store and 
infiltrate the water quality volume (1.0” of impervious area and 0.4” pervious area) with the 
remainder (larger storm events) discharged through an ‘over-flow’ device. The effectiveness of 
the system depends heavily on long term inspection and maintenance. 
 
Following a review of the design criteria for a “Manmade Pervious Surface”, it was determined 
that the selection of at least a 3” thick crushed stone surface across the entire ‘prepared surface’ 
area designated on the site plan is appropriate.  This layer of stone will act as a reservoir for the 
1” storm event.  The material will be placed over geotextile fabric and infiltration into the 
existing underlying gravel will meet the requirements of this BMP.  Runoff from larger storm 
events may flow to a grassed depression with over-flow structures conveying flow via pipe to the 
existing 24” CSO line that traverses the site or be distributed to portions of the site designated for 
future development where longer term absorption may occur.  Internal drains within the building 
and storage tanks/collection systems beneath the concrete washdown aprons (at the travel lift 
basin and boat ramps) will minimize the potential for petroleum, etc. to enter the stone areas.   

 
Our office has laid out a plan which utilizes the “Manmade Pervious Surface” BMP to provide 
water quality treatment as described in Chapter 7.7 of the MeDEP Volume III BMPs Technical 
Design Manual meeting the minimum treatment standards as required by the General Standards.  
Drawings C-3.1 and C-9.0 provide extents and details of the manmade pervious surface 
proposed.  This pervious surface is represented by the ‘prepared surface for boatyard’ on the site.  
 
A water quality summary chart of the project is shown on the Stormwater Management Strategy 
Plan C-9.0.  The basis of design of treatment method is as follows:  
 
Compliance with BMP Design Criteria: 

 
Traffic Volumes:  

Traffic volumes will be low across the area.  Some heavy vehicles including tractor trailer trucks 
and the travel lift will maneuver across the crushed stone surface.  However, the majority of the 
surface will be utilized for boat storage. The applicant proposes to manage the crushed stone 
surface by routing raking and grading to minimize the buildup of fine particles that might impact 
the materials absorptive capacity.  Removal and replacement of this gravel layer may be required 
over time. 
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Grading: 

Grades across the crushed stone area will range from 1 - 2%, thus meeting the <5% slope 
recommendation. 
 
Sediment Loading: 

The crushed stone area is not expected to receive high volumes of sediments.  Over time any 
buildup of fines that impact the stone surface absorption capacity will be removed and replaced. 
 
Reservoir Course: 

The reservoir course will consist of clean double washed 3/4” stone free of debris.  The depth of 
the reservoir course was determined as follows: 
 
Crushed Stone Surface = 220,440 SF 
Tension Fabric Building =   19,200 SF 
Brokerage Building =               720 SF 
TOTAL  = 240,360 SF 
 
Based on 1” of runoff across this “impervious area” yields a water quality volume of 20,030 CF. 
 
Dividing the water quality volume (20,030 CF) by the crushed stone area (220,440 SF) yields a 
depth of 1.09 inches. 
 
Assuming a void space of 40% within the stone layer (1.09”/0.4) yields a required crushed stone 
thickness of 2.7 inches.  As such a minimum depth of 3 inches for the stone layer will be needed 
in the section.   
 
Pretreatment Layer 
 
A pretreatment layer will be achieved by providing an 8-12” subbase gravel layer (MDOT Type 
D) beneath the crushed stone. 
 
Separation to Groundwater: 

Based on the test pit data included in previous subsurface explorations, the groundwater table 
throughout the site is six to nine feet below existing grade. 
 
Infiltration Testing: 

The applicant is seeking a waiver from the infiltration testing requirement.  The applicant has 
observed the existing site after heavy rain events and observed ponding for only a couple of 
hours.  The existing site has a surface gravel/sand layer and it is expected that the proposed stone 
surface will not negatively impact the infiltration properties below. 
 
Flooding Standard: 

Due to the direct discharge to the Fore River, a waiver from the flooding standard is being 
requested.  All overflow pipes and structures will be sized to adequately convey the 25yr storm 
event. 
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Storm events larger than the 1 inch storm will be directed via sheet flow to one of the following: 
 
• The northerly edge of the site will be conveyed to the inlets that connect to the existing storm 

drain system on the south side of Commercial St. 

• The westerly side of the site will be uniformly distributed toward the area identified for 
future development on the site. 

• The southerly and easterly portions of the site will be collected in a vegetated 
swale/depression with two 4’ diameter concrete overflow structure with a trash rack as a 
cover.  The overflow structures convey the large storm events to the 24” combined sewer 
overflow line that traverses the site and discharges to the Fore River.  An emergency 
spillway with direct discharge to the river is also proposed for storms that exceed the 25 year 
storm event. 

 
10.0 CHAPTER 500 TREATMENT PERCENT COMPLIANCE 

The proposed redevelopment project creates 5.87 acres of improved surface area and 1.45 acres 
of pervious area for a total disturbed area of about 7.32 acres. 
 
Of the 5.87 acres of improved surface area, the proposed stormwater management plan provides 
treatment for 5.61 acres or 95.5 percent.  The total disturbed area as part of this redevelopment is 
approximately 7.32 acres.  Of the 7.32 acres, the proposed stormwater management plan provides 
treatment for 5.70 acres or 77.8 percent.  However, the proposed manmade pervious surface also 
treats the majority of the NGL-NE lease area of approximately 2.26 acres.  Hence, the strategies 
proposed herein meets the minimum requirements stated in the General Standards. 
 

11.0 BOATYARD ACTIVITY PLANNING  

A major issue associated with boatyard and marine related use is the proximity to the shorefront.  
Any pollutants that are generated on the site may eventually reach the water.  As such, the 
applicant will implement thoughtful planning and processes to avoid toxic pollutants including 
organic chemicals and heavy metals from spills. 
 
Activities such as hull prep, sandblasting, painting, washing, engine repairs and maintenance will 
be performed in accordance with the guidelines set forth in the Brightworks manual.  Storage, 
handling and disposal of waste material from these activities will also be carried out in 
accordance with the manual and utilize local waste companies who specialize in this 
environment.  A plan will also be in place to manage spills if and when they occur.  This plan 
will identify potential spill sources, hazardous materials stored, prevention measures (including 
training, security, etc.), spill emergency procedures (including health and safety measures, 
notification information, spill containment, etc.), emergency phone numbers, location of spill 
containment and control materials and a drainage plan.  The applicant is a current boatyard 
operator and is very familiar with the guidelines and requirements set forth in the Brightwork 
Manual.  They have successfully complied with these requirements for many years and they are 
confident that similar operations will be maintained at the proposed site. 

 
12.0 EROSION CONTROL 

An Erosion Control Narrative, Plan, and Details have been prepared for the project and 
accompany this submission. 
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13.0 OPERATIONS AND MAINTENANCE 

An Operations & Maintenance Manual has been prepared and accompanies this application. 
 

14.0 PERMIT REQUIREMENTS 

City of Portland review and permitting of the Stormwater Management Plan is required and will 
be completed with the review of the Site Plan Application submitted to the City of Portland 
Planning Authority.   
 

15.0 APPENDICES 

Appendix A – Inspection and Maintenance Manual for Stormwater Management and Related 
Stormwater Activities  
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I. INTRODUCTION 

Relatively complex stormwater management facilities are commonly installed in development 
projects including, commercial facilities, and many other developments.  The complexity and 
goals of these systems vary with the nature of the receiving water, as well as the type of 
development.  Runoff from developed areas of the project, including rooftops, paved or lawn 
areas, typically contain materials that can impact the receiving waters.  Source control and the 
installation of swales and infiltrative surfaces often combined with pretreatment measures or 
followed by other best management practices, can significantly reduce the non-point pollution 
discharge from the developed area.  These measures are particularly important to projects in the 
watersheds of sensitive water bodies, or projects with potential impacts to groundwater.   
 
The effectiveness of water quality management provisions and other components of the 
stormwater management system are dependent on their design, upkeep, and maintenance to 
assure they meet their intended function over an extended period of years.  It is critical that the 
stormwater management facilities are regularly inspected, and that maintenance is performed on 
an as-needed basis.  It must also be recognized that the effectiveness of these facilities, and their 
maintenance requirements, are related to the stormwater drainage facilities that collect and 
transport the flow to the swales and pervious/infiltrative surfaces.  Thus, maintenance should be 
directed to the total system, not just the primary stormwater management facility.   
 
The purpose of this document is to define, 
in detail, the inspection and maintenance 
requirements deemed necessary to assure 
that the stormwater management facilities 
function as intended when they were 
designed.  Subsequent sections identify 
individual maintenance items, give a brief 
commentary of the function and need for 
the item, a description of the work 
required, and a suggested frequency of 
accomplishment.  While the suggested 
programs and schedules must be adapted 
to specific projects, the material 
presented should provide guidance for a successful long-term program for operation and 
maintenance.  A supplemental section provides guidance for construction monitoring of the 
facilities during their installation and more detailed checklists (Attachment D).  Certain facilities, 
specifically the groundwater recharge and infiltration beds are not intended to be placed in 
service until the tributary catchment area has the permanent cover in place and any contributing 
turf areas have achieved a 90% catch of vegetation (i.e. established). 
 
A. GUIDELINES OVERVIEW 

A summary of the individual components of stormwater management facilities has been 
prepared.  The format used in the summary is as follows: 

Preface: A general description of what function/benefit the element is intended to 
provide.  This is a short summary and not intended to provide the design basis, which can 
be found in other sources.   

Inspection:  This section provides the inspection requirements for the individual 
component. 
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Maintenance:  The section provides general information on the routine maintenance 
requirements of this element. 

 
Frequency:  This section outlines the best judgment of the designer on the system to the 
frequency of maintenance. 

 
Comments:  This section provides any particular comment on the site-specific features of 
this element.  This is a summary only.  The owner/operator should review the design 
drawings and documents carefully to understand the particular elements of the project.  
The end of this section should allow the owner/operator to make notes on the specific 
program.  This may include the selected maintenance procedure, cross-references to 
applicable design drawings, etc. 

 
A list of the individual inspection/maintenance elements is provided in the table of 
contents.  The guidelines are proposed for initial use with adjustments made as 
appropriate based upon specific project experience. 

 
II. PROJECT OVERVIEW 

Key permits issued (or applied for) on the project include: 

• City of Portland Planning Board Level III Site Plan Approval and Shoreland Zoning 
Approval 

• City of Portland Building Permit(s) 

• MeDEP Natural Resource Protection Act (NRPA) 

• City of Portland Delegated Review of the Site Location of Development Act (SLDA) 

• MeDEP Voluntary Response Action Program (VRAP) 

• U.S. ACOE Water Quality Certification/Federal Channel Review 

• State of Maine Submerged Lands Lease 

• Harbor Commissioner’s Review 

The permit applications pending for the project include the design information for the stormwater 
system. 
 
A copy of the permits and Stormwater Management Report should be appended to this manual as 
Attachment B.  The Owner/Operator of the stormwater management system should review these 
permits for a general description and background of the project, as well as any specific permit 
conditions or requirements of the project. 
 
The applicant has retained DeLuca-Hoffman Associates, Inc. for civil engineering for the Canal 
Landing New Yard Project in Portland, Maine.  DeLuca-Hoffman Associates, Inc. has prepared 
the design for the stormwater management facilities and may be contacted at: 

DeLuca-Hoffman Associates, Inc. 
778 Main Street, Suite 8 
South Portland, Maine  04106 
(207) 775-1121 
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It is recommended the preparer of the plan be contacted with any particular questions on the 
design intent or similar issues. 
 
The applicable plans/design documents which apply to the project are: 

 
1. Civil Site Plans/Permit Applications Prepared by DeLuca-Hoffman Associates, Inc. 

2. The Erosion Control/Sedimentation Control Plan for the project. 

3. The Stormwater Management Plan for the project. 

A copy of these documents should be retained with the manual. 
 
The proposed design will include deep sump catch basins, manmade pervious/infiltrative 
surfaces, grassed swales, overflow, collection, conveyance, and discharge systems. 
 

III. STANDARD INSPECTION/MAINTENANCE DESCRIPTIONS 

The following narratives describe the inspection/maintenance provisions for the Stormwater 
Management area.  These O&M procedures will complement scheduled sweeping of the 
pavement areas anticipated to occur at least twice per year.  Proper O&M is necessary to make 
sure the system will provide its intended purpose of conveying runoff, removing a substantial 
amount of the suspended solids, and other contaminants in the stormwater runoff. 

A. CONTROL STRUCTURES 

Preface:  The proposed grassed swale that wraps around the easterly edge of the site 
collects overflow runoff from the infiltrative surface during major storm events, and 
discharges to the 24” CSO line via one of two outlet control overflow structures.  The 
outlet control structures are designed with a StormRax trash rack as the only outlet 
measure. 

The control structure is to be inspected by removing the trash rack covers and inspection 
channels.  Debris should be removed whenever observed and reported to key 
maintenance personnel since any debris would indicate lack of proper system O&M in 
the collection and conveyance system.  Entry may require CONFINED SPACE ENTRY 
procedures and appropriately trained personnel.   

Inspection:  The outlet control structures must be inspected to assure it maintains its 
intended hydraulic characteristics.  The inspection would note any debris or sediment 
which may accumulate in the structure and in the outlet pipes.  It is noted that it does not 
take much debris or silt to alter the hydraulic characteristics of the discharge.  The inlet 
should be inspected to assure it is not blocked or restricted or there is sediment to the 
extent that its flow characteristics may be altered.   
 
Maintenance:  Maintenance of the control structure will consist primarily of removing 
debris which may accumulate.   
 
Frequency:  The control structure should be inspected semi-annually, and after a high 
intensity rainfall event (in excess of 3 inches in a 24-hour period). 
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Maintenance/Inspection Responsibility: 
 
Inspection Personnel:  The Maintenance Personnel of New Yard, LLC will perform the 
scheduled maintenance/inspection. 
 
Dates of inspections, maintenance performed, and any observed problems should be 
noted in the logs/records maintained by New Yard, LLC. 
 
Outside Contract Services:  The outlet structure should be opened/inspected by the 
Maintenance Personnel of New Yard, LLC on a quarterly basis.  The logs and records of 
inspections and maintenance of the control structures should also be reviewed by the 
contract agent if New Yard, LLC elects to retain an outside agent for assistance in 
operation and maintenance of the system. 
 

B. STORMWATER INLETS 

Preface:  The success of any stormwater facility relies on the ability to intercept 
stormwater runoff at the design locations.  Stormwater inlets include the few overflow 
catch basins proposed toward the north of the site and the basins within the concrete 
washdown areas along the shorefront.  This section is directed at maintenance of the 
actual inlet point.  A later section addresses more substantive maintenance of the 
structures and conveyance facilities. 
 
Inspection:  The inspection of inlet points will need to be coordinated with other 
maintenance items, these include: 

 Roadway/parking lot maintenance areas 
 Building maintenance areas 
 Grounds maintenance 

 
The key elements of the inspection are to assure the inlet entry point is clear of debris 
and will allow the intended water entry. 
 
Maintenance:  The key maintenance is the removal of any blockage which restricts the 
entry of stormwater to the inlet.  The removed material should be taken out of the area of 
the inlet and placed where it will not reenter the runoff collection system.  Snow should 
be removed from inlets in parking lots/roadway areas.  Grass clippings and leaves should 
be bagged and removed particularly near the yard inlets near the building. 

Frequency:  All inlets should be inspected on a monthly basis, and after/during 
significant storm events.  A windshield survey is suitable for most inlets but off road 
inlets and pond structures require more rigorous inspection by walking the parcel. 

Maintenance/Inspection Responsibility: 

Maintenance Personnel:  The maintenance personnel will perform the normal 
maintenance/inspections of the inlets and culvert crossings. 
 
Comments:  Maintenance of inlets is critical on this project. 
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POORLY STABILIZED INLET ALLOWS ENTRANCE OF DEBRIS AND 
REDUCED CAPACITY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
STABILIZED INLETS REDUCE DEBRIS ACCUMULATION 
AND MAINTAIN DESIGN CAPACITY 

 
C. TRIBUTARY DRAINAGE SYSTEM 

Preface:  Overflow stormwater from portions of the project will be directed through a 
conveyance system which  transports the flow to 24” CSO line that crosses the site.  This 
conveyance system will be principally overland flow discharging to piped drain systems.  
Most of the sediment (minimal amounts anticipated) is carried by the drainage system is 
intended to be trapped in the catch basin sumps or grassed swale.  Maintenance of this 
system can play a major role in the long-term maintenance costs and the effectiveness of 
the site. 
 
Inspection:  The tributary drainage system should be periodically inspected to assure that 
it is operating as intended, and that its carrying capacity has not been diminished by 
accumulations of debris and sediment or other hydraulic impediments.  On piped systems 
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the inlets must be inspected to ensure the rims are set at the proper elevation to optimize 
flow entry and are not clogged with leaves or other debris.  The inlet basins are normally 
equipped with sumps which will remove large sediment particles from the flow stream 
with hooded outlets. 
 
The level of sediment in the sumps should be checked to assure their effectiveness.  
Pipelines connecting the inlets should be checked to determine if siltation is occurring.  
This will be most critical on drain lines laid at minimal slopes.  This can usually be 
accomplished by a light and mirror procedure.   

 
In some projects most of the stormwater is carried in open swales, channels, or ditches.  
These conveyance channels may be rip rapped or vegetated, depending on the gradient 
and expected flow velocities.  These facilities must be inspected to insure debris or 
sedimentation does not reduce their carrying capacity.  Excess vegetative growth must 
also be noted.  The surface protection for the channels, either stone or vegetation, must 
be inspected to insure its integrity.  Any areas subject to erosion should be noted. 

 
Maintenance:  Maintenance of the storm drainage system must assure that it continues to 
serve its design function on a long-term basis, and that its operation does not transport 
excessive sedimentation to any downstream detention pond, or the receiving waters.  
Elevations on the rim of catch basins should be adjusted as needed to assure optimal 
water entry.  Depending on the frost susceptibility of the soil, the rims may become 
elevated over time causing flow to circumvent the inlet.  When the filter bag in an inlet 
restricts capacity and is coated with silt or other deleterious materials, the bag should be 
removed and Catch basin cleaning would normally be accomplished with vacuum trucks 
contracted as a maintenance service for the retail center.  The removed material must be 
disposed of at an approved site for such materials. 
 
If sediment in the pipeline exceeds 20% of the diameter of the pipe, it should be 
removed.  This may be accomplished by hydraulic flushing, or by mechanical means.  If 
hydraulic flushing is used the downstream conditions should be analyzed.  In general a 
sump or sediment trap should be used where it can be flushed into the detention pond, 
since it will reduce pond volume and hasten the time when it must be cleaned. 
 
Frequency:  The piped drainage system should be inspected on an annual basis.  
Adjustment of inlet rim elevations should be on an as needed basis.  Cleaning catch basin 
sumps and pipelines will depend on the rate of accumulation.   
 
Maintenance/Inspection Responsibility: 

Maintenance Personnel:  New Yard, LLC Maintenance Personnel. 

Special Services:  The owner may elect to contract with an independent agent for 
cleaning of replacement of sorbent booms, catch basins, sumps, and pipelines.  Remedial 
source control measures may be performed by the owner or an outside service depending 
upon the nature of the particular situation. 
 
Comments:  Maintenance of inlets is critical on this project. 
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A WELL STABILIZED VEGETATED SWALE SHOWS LITTLE SIGNS OF 
EROSIVE VELOCITIES OR FLOWS.  THIS SWALE ALSO FUNCTIONS AS A 
POND SPILLWAY 
 

D. VEGETATED SWALES 

Preface:  Vegetated swales are often used to convey stormwater.  Swales can be intended 
to be: 

1. Mowed and maintained 
2. Reverted to wetlands 
3. Naturalized 
 
Inspection:  Swales should be inspected for erosion and sedimentation. 
 
Maintenance:  Eroded or silted channels need to be repaired when discovered.  If erosion 
is a problem, the swale design should be examined.  Likewise, if situation is a continuing 
problem, the upgradient conditions should be assumed. 

Frequency:  It is recommended vegetated swales be inspected quarterly until vegetation 
is established and a year after installation.  Thereafter, if no problems have been noticed, 
the frequency can be reduced to once per year. 

Design Guidelines:  The vegetated swale should consider channel cover at the time of 
concentration as well as several years after construction. 

Design computations should state the assumed channel of vegetation and provide the 
basis for the Manning’s or other roughness coefficient and for design. 

Applicability:  Canal Landing New Yard has a swale along the easterly edge of the 
property collecting overflow from the previous surface. 
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VEGETATED SWALE WITH HAY BALE CHECK DAM TO REDUCE 
VELOCITIES UNDER CONSTRUCTION  
 
 
 

 
A WELL STABILIZED VEGETATED SWALE SHOWS LITTLE SIGNS OF 
EROSIVE VELOCITIES OR FLOWS.  THIS SWALE ALSO FUNCTIONS AS A 
POND SPILLWAY 
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E. INFILTRATION SYSTEMS 

Preface:  Infiltration systems required careful design and need to consider protection of 
the underlying groundwater. 

 
The basic function of an infiltration system is to treat surface runoff by causing to be 
pass through unsaturated soil.  Surface runoff is collected in a ¾” stone reservoir course 
designed to store the water until it can infiltrate into the soil beneath.  Sediment and 
organic matter, if allowed to pass on to the infiltration area, reduce holding capacity by 
filling voids in the stone and impede infiltration by blocking soil pores at the infiltrative 
surface.  It is occasionally acceptable to use uncovered stone infiltration areas but only 
when runoff water is normally free of sediment or organic matter. 

 
Inspection:  An infiltration area shall be equipped with a minimum 4-inch-diameter PVC 
pipe riser with cap (flush with the top of the infiltration area) to allow for observation of 
the infiltration area and a determination of its performance (water buildup). 

 
Maintenance:   
 
• Inspect infiltration areas annually for erosion.  Repair damaged area if erosion is 

occurring. 

• Inspect infiltration areas routinely for clogging and sediment buildup. 

• Minimize placement of heavy objects or traffic on stone areas. 

• Inspect the overflow channel for erosion and blockage. 
 

The permit may have specific monitoring and reporting criteria which need to be 
reported to specific agencies. 

 
  This project does employ infiltration for stormwater from the roof. 

 
F. BOAT YARD SURFACE 

To protect the infiltrative/pervious surface, it is recommended the prepared boatyard 
surface be re-graded at mid winter and spring (or as needed). 
 
Maintenance:  The maintenance crew may from time to time need to remove the stone 
surface and remove accumulated sediment in specific areas. 
 

G. LITTER 

Litter should be removed as a matter of course by workers and a part of the grounds 
maintenance contract. 
 

H. SUMMARY CHECKLIST 

The above described inspection and maintenance items have been summarized on a 
checklist attached hereto as Attachment C. 
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IV. PROGRAM ADMINISTRATION 

A. GENERAL 

A reliable administrative structure must be established to assure implementation of the 
maintenance programs described in the foregoing section.  Key factors that must be 
considered in establishing a responsive administrative structure include: 

 
1. Administrative body must be responsible for long-term operation and maintenance of 

the facilities. 
  
2. Administrative body must have the financial resources to accomplish the inspection 

and maintenance program over the life of the facility. 
  
3. The administrative body must have a responsible administrator to manage the 

inspection and maintenance programs. 
  
4. The administrative body must have the staff to accomplish the inspection and 

maintenance programs, or must have authority to contract for the required services. 
  
5. The administrative body must have a management information system sufficient to 

file, retain, and retrieve all inspection and maintenance records associated with the 
inspection and maintenance programs. 

 
If any of the above criteria cannot be met by the entity assigned inspection and 
maintenance responsibilities, it is likely that the system will fail to meet its water quality 
objectives at some point during its life.  While each of the above criteria may be met by a 
variety of formats, it is critical to clearly establish the assigned administrative body in a 
responsible and sustainable manner. 

 
B. RECORD KEEPING 

Records of all inspections and maintenance work accomplished must be kept and 
maintained to document facility operations.  These records should be filed and retained 
for a minimum 5-year time span.  The filing system should be capable of ready retrieval 
of data for periodic reviews by appropriate regulatory bodies.  Where possible, copies of 
such records should also be filed with the designated primary regulatory agency for their 
review for compliance with permit conditions.  Typical inspection and maintenance 
record forms are attached hereto as Attachment B. 

 
C. CONTRACT SERVICES 

In some instances or at specific times, the Maintenance Personnel may not have the staff 
to conduct the required inspection and/or maintenance programs as outlined in this 
document.  In such cases the work should be accomplished on a contractual basis with a 
firm or organization that has the staff and equipment to accomplish the required work. 

 
The service contract for inspection and maintenance should be formal, well written legal 
document which clearly defines the services to be provided, the contractual conditions 
that will apply, and detailed payment schedules.  Liability insurance should be required 
in all contracts. 
 
 



 

 
ATTACHMENT A 

 
 

Sample Inspection Logs 
 



 

CANAL LANDING NEW YARD 
PORTLAND, ME 

 
INFILTRATIVE/PERVIOUS 

BOATYARD SURFACE 
ANNUAL INSPECTION & MAINTENANCE LOG 

 
FACILITY: YEAR: 
LOCATION: CONTRACTOR: 
FUNCTION: INSPECTOR: 
DATE OF INSPECTION:  
ITEM IDENTIFICATION DESCRIPTION OF CONDITIONS MAINTENANCE 

ACCOMPLISHED 
DATE OF MAINTENANCE 

    

    

    

GENERAL COMMENTS: 
 

 
 



 

 
ATTACHMENT B 

 
 

Permits for Project 
 

(To be Added at a Subsequent Time) 
 



 

ATTACHMENT C 
 
 

Summary Checklist 
Inspection and Maintenance 

 



 

Stormwater Management System 
Maintenance Program 

Summary Checklist 
  Frequency 
 

Item 
 

Commentary 
 

Monthly 
 

Quarterly 
Semi-

Annual 
 

Annual 
Long 
Term 

Control Structure Inspect outlet control to assure it maintains its 
hydraulic characteristics. 
Inspect inlets for blockage. 

  
X 

   

Stormwater Inlets in 
Series 

Stormwater inlets allow flow entry from a surface 
swale to a piped system.  Entry may or may not be 
equipped with a bar rack.  Inspect entry for debris 
accumulation.  Remove debris to allow unimpeded 
entry.  Lawn clippings and leaves should be removed 
from yard areas. 

 
 

X 

  X 
Clearing 

 

Tributary Drainage Inspect to assure that the carrying capacity has not 
been diminished by debris, sediment or other 
hydraulic impediments.   

    
X 

 

Vegetated Swales Swales should be inspected for erosion and 
sedimentation 

 X 
(until 

vegetation 
established) 

 X  

Infiltration Systems Observation of the infiltration area and a 
determination of its performance 

   X  

Boat Yard Surface 
 

Observe area for clogging and repair surface as 
needed including regrading/shaping of surface. 

X     

Litter Litter should be removed daily. 
 

     

 



 

 

ATTACHMENT J 
 

Erosion & Sedimentation Control Report 
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A. INTRODUCTION 

New Yard, LLC proposes to construct, own, and operate a new boat maintenance and repair yard 
within approximately 22 acres of land located prominently along the West Commercial Street 
waterfront.  The project represents an ideal reuse of a former highly industrialized property that 
over the years has fallen into non-use except for some ongoing LP and Natural Gas storage and 
distribution facilities.  The property maintained a prominent role in the City’s Waterfront District 
for well over a century and a half as the Portland Gas Light Company and Maine Central Railroad 
operated active business interests up until at least the 1970’s.  In more recent times, the site has 
been undeveloped except for the ongoing LP/Natural Gas operations. 

 
The proposed project includes multiple buildings to be constructed over two or more phases along 
with new shorefront uses including one or more boat ramps, docks, new or reconstructed piers and 
a travel lift basin.  The applicant’s plans include up to three buildings constructed to support the 
boat maintenance and repair operations.  Additional future buildings are also contemplated to 
support marine related operations including retail/warehouse space, yacht brokerage/sales, marine 
product processing and the potential of large vessel berthing.  The applicant is currently seeking 
Phase I approval for the construction of a single building, related yard improvements, boat ramps, 
and surface stabilization. 

 
The project includes site development activities involving earthwork, grading, shorefront 
stabilization, pier rehabilitation, boat ramps, building construction, utilities and overall site 
stabilization.  This work will be completed cooperatively with the landowners, and in accordance 
with site remedial activities to be accomplished by existing landowners under the State’s Voluntary 
Response Action Program (VRAP). 
 
This section of the permit application presents the Erosion Sediment Control Plan designed for the 
project.  The erosion control plans will be contained in the contract documents for implementation by 
the Contractor who is awarded the bid for the project.  Similarly, the applicant’s own work force will 
also comply with these requirements.  The construction of the project will be phased.  This project is 
coordinated with the MeDEP erosion control requirements.  The Contract documents will require 
that turbid discharges from the site do not occur (measured by NTU with non-turbid runoff defined 
by representative samples with turbidity below 280 NTU at any discharge location), fugitive dust 
emissions will be controlled, the requirements of this erosion control plan, and all permit 
requirements will be fulfilled.  Winter construction will be required.  Specific erosion controls 
stipulated by the plan and this report are minimum requirements.   

 
B. EXISTING CONDITIONS 

The site consists of approximately 22.5 acres of land that is composed of four primary areas 
described as follows: 

 
1. Inland Parcel (Map 59A, Lot 2):  Consists of a triangular shaped 3.96-acre area owned by 

Northern Utilities, Inc. (dba Unitil) and occupied by both Unitil and NGL Propane.  This area 
is centrally located within the development site and is accessed from a single entrance off 
Commercial Street, opposite the Beach Street intersection.  This area will continue to function 
as an LP gas distribution facility into the future under a long-term lease agreement.  This area 
is also a Transportation Worker Identification Credential (TWIC) secured area that is, and will 
remain, fenced around its perimeter. 
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2. Portland Terminal Parcel (Map 59A, Lots 1, 2, 4, 7, 8, 11 and 12):  This area is irregularly 
shaped and contains frontage along Commercial Street along with the site’s westerly frontage.  
The site area is approximately 9.8 acres.  Active rail tracks occupy the westerly side and those 
tracks are basically used for deliveries to the Unitil terminal.  Remnant tracks remain east of 
the Unitil driveway, although they are not in use and will be removed as part of the project.  
Most of the Portland Terminal site is currently undeveloped land.  It is noted that the northwest 
area of this parcel was also the headwater of the original Cumberland and Oxford Canal, 
generally opposite the end of what is now Clark Street.  It is for this reason the project’s name 
has been crafted as Canal Landing New Yard. 
 

3. The Shoreline Parcel (Map 59A, Lots 5, 6, 9 and 10):  This 4.17-acre area is irregularly 
shaped and contains approximately 1,075 LF of waterfront.  The property is generally 
unoccupied although there is an existing gangway that provides access to a remnant pier line 
and dilapidated pilings are located throughout the frontage. 
 

4. The Option Parcel (Map 59A, portion of Lot 3):  This area consists of approximately 4 acres 
of Portland Terminal Land to the far west side of the land under consideration.  This land 
includes the active tracks closer to Commercial Street as well as dilapidated pier remains along 
the shorefront.  This area also contains a remnant concrete foundation floor slab that previously 
served as the foundation for a clay storage silo for the paper mills. 

 
In general, the NGL Propane site is operated under a long-term lease and is unaffected by the 
proposed boat yard operations.  The gas site contains four structures and ancillary infrastructure 
related to the ongoing LP Gas distribution and storage operations.  Within the fenced operations 
area there are five existing LP Gas storage tanks ranging in size from 30,000 gallons to 60,000 
gallons.  These tanks are anticipated to remain in the future. 
 
Owen Haskell, Inc. has completed a topographic survey of the property.  The site is relatively flat 
with the highest points along the Commercial Street frontage, sloping to the middle of the site.  Site 
elevations along Commercial Street trend down from west to east from elevation 18’ (NGVD 
1929) to elevation 15’.  The site’s low areas are near elevation 9’-10’ while most of the waterfront 
top of bank is near elevation 12’.  The High Annual Tide Line (HAT) for the Fore River is 
elevation 7.4’ and mean low water is approximately elevation -4.0’.  Owen Haskell, Inc. has also 
completed bathymetric survey data collection and found water depths within 50’ of the low water 
line to be 10’ to 30’.  The Federal Channel is also represented on the project’s preliminary 
drawings and it is generally located 60’ to 120’ off the shorefront.  No activities are proposed 
beyond the Federal Channel line. 
 
Generally speaking, the site’s runoff infiltrates into the ground or drains directly to the Fore River 
via overland flow.  There are no drainage systems on site, although there is a closed storm drainage 
system within Commercial Street.  The Commercial Street drainage system ultimately ties into the 
42” interceptor sewer. 
 
Due to the site’s historic industrial condition much of the surface consists of sand and gravel fill, 
asphalt or otherwise sparsely vegetated ground surface. 
 
The site has undergone extensive review related to the environmental conditions associated with 
the previous site uses.  As part of previous soil investigation at the site, over 250 subsurface 
explorations including 120 soil borings, 25 test pits, and 107 core penetrometer tests have been 
completed.  The site’s soil layers are generally characterized as follows: 

 



 

JN3091  Erosion & Sedimentation Control Report 
October 2012 3 Canal Landing New Yard - Portland, Maine 

• 10 to 15 feet of sand and gravel fill – there is little to no organic surface layer throughout the 
site. 

• 5 to 10 feet of silt and sand. 

• 10 to 40 feet of gray clay identified as the Presumpscot formation. 

• 30 to 40 feet of dense silty marine sands. 

• An undetermined thickness of dense silty sand and gravel identified as glacial till overlaying 
bedrock. 

 
Observed soils conditions at the ground surface include fill material containing coal, coal ash, 
clinker, brick, degraded asphalt, and hardened tar comingled with scarified sand and gravel.  
Eroded soils conditions have been observed along the shoreline in and behind the existing granite 
revetment wall and remnant pier areas.  The project’s site development activities include 
restoration, rehabilitation, and stabilization of these areas. 
 
According to various investigation data, depth to groundwater varies from 3 to 7 feet and this likely 
varies with tidal conditions in the Fore River.  Generally speaking, the groundwater flows from the 
northwest to the southeast across the site. 

 
C. PROPOSED PROJECT 

The applicant proposes to redevelop the property in a manner consistent with the WPDZ Standards 
as well as VRAP requirements.  The development program includes the following components: 

 
ONSITE 
 
The development involves a cooperative effort between the existing property owners and the 
applicant to complete remedial actions on the site to address recognized environmental conditions.  
These actions may include excavation and removal, capping or other remedies.  Northern Utilities/ 
Unitil, with their participation in the VRAP program, has received a No Action Assurance letter 
from the MeDEP, as evidence of the MeDEP’s acceptance of the plans. 

 
In addition to the remedial activities, the development program includes phased development of 
boat maintenance facilities and future ancillary marine related uses.  Phase 1 and future Master 
Plan development activities are summarized as follows: 

 
Phase 1 – Will Include: 
 
• Site clearing, stabilization and general clean up. 

• Construction of a 19,200 SF building for storage and boat maintenance operations.   

• Construction of two concrete boat ramps along shorefront.  One at the east end of the site and 
the second towards the west. 

• Establishment of yard areas and surfaces for heavy equipment including travel lift, trucks, and 
boat repair.  (Repair and maintenance often takes place outside, particularly if the vessel is 
large and does not fit into a building.)  Boats that are out of the water for the winter season all 
need to have work done on them to prepare them for re-launching.) 

• Installation of utilities for initial building use as well as future phase activities. 
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• Shore front improvements including revetment repairs and ground surface stabilization with 
riprap and stabilized fill. 

• Rehabilitation of former pier pilings for use as part of a new dock system along the waterfront.  
Custom Floating docks are proposed to tie into the existing system of pilings and dolphins 
located along the waterfront. 

• A 20’ x 36’ wood framed single story structure is proposed as an office space for a yacht 
brokerage operation.  The building and display of vessels are proposed along the Commercial 
Street frontage.   

• The location of a 1,500 ton dry dock. 

• A travel lift basin to be constructed of sheet piling within the westerly shoreline.  The travel lift 
basin will allow larger vessels to be removed from the water for repairs and maintenance. 

• Remedial activities performed by Contractors under the direction of Northern Utilities/Unitil. 
 
OFFSITE 
 
Site access is proposed via Commercial Street as well as from the Fore River.  A primary site 
entrance is proposed at the site’s far easterly frontage.  This entrance will be shared with the 
MDOT for their occasional access to a maintenance building.  This primary access is proposed 
during Phase 1 development. 
 

D. OVERVIEW OF SOIL EROSION AND SEDIMENTATION CONCERNS 

 
The primary emphasis of the Erosion and Sedimentation Control Plan to be implemented for this 
project is as follows: 

• Temporary Measures: Planning the project to have erosion resistant measures in place by 
implementing measures intended to prevent erosion from occurring.   

• Phasing Sequencing:  The plan includes measures to intercept and convey runoff to temporary 
sediment sumps as the construction of the project occurs.  The use of small temporary 
collection sumps with a clean sand filter above an underdrained discharge is recommended to 
supplement the principal sumps to help reduce turbidity.  Turbidity should be controlled to 
fewer than 280 NTU’s in any discharge through the use of settling basins, filters, Dirtbags™, 
or chemical coagulants. 

• Use of Type 1 Settling:  Installing sediment sumps and swales early in the construction 
sequence to provide secondary relief for erosion control measures within the site until late in 
the project when the sedimentation areas need to be removed for final restoration.  

• Restabilization:  Stabilization of areas denuded to underlying parent material must occur 
within stipulated time frame to minimize the period of soil exposure and stabilization of 
drainage paths to avoid rill and gully erosion. 

• Interim Entrapment:  The use of on-site measures to capture sediment (hay bales/silt fence, 
etc.) before it is conveyed to sediment sumps. 

• Long Term Site Protection:  The implementation of long-term measures for erosion/sediment 
and pollutant treatment through the construction of permanent water quality measures. 
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• Special Winter Construction Measures:  These will be required for work between 
September 15 and April 15. 

 
E. DESCRIPTION AND LOCATION OF LIMITS OF ALL PROPOSED EARTH 

MOVEMENTS 

The construction of the project will disturb about 7.3 acres of land.  The limit of disturbance is 
generally coincident with the limit of grading.   
 
The earth moving will include trenching for underground utilities, earthwork to reshape the site and 
construct trenches along the easterly edge, earthwork to prepare and shape the prepared boatyard 
surface, and excavation attendant with the buildings and excavation and borrow for the project 
improvements.  Some additional work is required pursuant to the MeDEP VRAP to be addressed 
by Unitil and their assigns.  Activities related to pile removal/replacement will occur below the 
mean low water mark and these activities may result in a temporary reduction in water quality due 
to suspended solids/sediments and are considered an unavoidable impact. 
 

F. CRITICAL AREAS 

Critical resource areas include the Fore River and associated shoreline stabilization.  No special species 
habitats have been identified.  It is noted that stormwater system consisting of a infiltration through the 
proposed prepared boatyard stone surface shall not be activated until the tributary areas have been 
stabilized. 

 
G. EROSION/SEDIMENTATION CONTROL DEVICES 

As part of the site development, the Contractor will be obligated to implement the following erosion 
and sediment control devices.  These devices shall be installed as indicated on the plans or as described 
within this report.  For further reference on these devices, see the Maine Department of Environmental 
Protection Erosion and Sediment Control BMPS Manual (March, 2003). 
 
1. Siltation barrier shall be installed down slope of any disturbed areas to trap runoff borne 

sediments until the site is revegetated.  The silt barrier shall be installed per the detail provided 
in the plan set and inspected immediately after each rainfall and at least daily during prolonged 
rainfall.  The Contractor shall make repairs immediately if there are any signs of erosion or 
sedimentation below the barrier line.  If such erosion is observed, the Contractor shall take 
proactive action to identify the cause of the erosion and take action to avoid its reoccurrence.  
Typically, this requires that stabilization measures be undertaken.  Proper placement of stakes 
and keying the bottom of the silt barrier fabric into the ground is critical to the barrier’s 
effectiveness.  If there are signs of undercutting at the center or the edges, or impounding of 
large volumes of water behind the barrier, the barrier shall be replaced with a stone check dam 
and measures taken to avoid the concentration of flows not directed to the silt barrier. 

2. Silt barrier is shown by three types, depending upon the timing and intent, as follows: 
 

SCHEDULE OF SILT BARRIER REQUIREMENTS 

Silt 
Barrier 

Type/Purpose Time of Installation 

Condition 
1 

To trap sediment along the grading 
edge where the new contours nearly 
parallel existing contours. 
 

At initial site preparation, prior to other 
work. 



 

JN3091  Erosion & Sedimentation Control Report 
October 2012 6 Canal Landing New Yard - Portland, Maine 

SCHEDULE OF SILT BARRIER REQUIREMENTS 

Silt 
Barrier 

Type/Purpose Time of Installation 

Condition 
2 

To trap sediment from the work area; 
install in short sections parallel to 
existing contour; typically occurs where 
proposed and existing contours form a 
“V” shape. 

At initial site preparation, prior to other 
work.  On occasion, this needs to be 
deferred until the area for the silt barrier 
installation can be reached. 

Condition 
3 

To trap sediment along the base of 
proposed contours, typically in cut 
areas. 

During construction after new grade is 
shaped.  Time between work in area and 
shaping new grade to allow silt barrier to 
be installed shall be minimized. 

 
Conditions 2 and 3 silt barrier may be used between project phases.  In the event of frozen 
ground where silt barrier cannot be installed, a wood waste berm may be used as a substitute. 

3. Straw or hay mulch including hydroseeding is intended to provide cover for denuded or seeded 
areas until revegetation is established.  Mulching should be occurring several times per week 
when the site construction activity is high and at sufficient intervals to reduce the period of 
exposure of bare soils to the time limits set forth in this plan.  Mulch placed on slopes of less 
than 10 percent shall be anchored by applying water; mulch placed on slopes steeper than 10 
percent shall be covered with fabric netting as immediately after mulching as practicable and 
anchored with staples in accordance with the manufacturer’s recommendations.  Proposed 
drainage channels, which are to be revegetated, shall receive Curlex blankets by American 
Green selected for the slope, velocity, and whether the measure is temporary or intended to be 
in place for a sustained period.  Mulch application rates are provided in Appendix A of this 
section.  Hay mulch shall be available on site at all times in order to provide immediate 
temporary stabilization when necessary.  Where necessary, a windrow of crushed stone and/or 
gravel shall be placed at the top of the slope and directed to a temporary stone channel or pipe 
sluice to convey runoff down slopes.  A dissipation device such as stone or a plunge pool 
should be installed at the base of the slope and sluice outlet to dissipate the energy of the water 
from the sluice or channel. 

4. Temporary sediment sumps will provide sedimentation control for stormwater runoff from 
disturbed areas during construction until stabilization has been achieved.  The sediment sumps 
need to include a sand filter above an underdrain or a chemical coagulant to remove fine-
grained sediment.  Appropriate measures to reduce sediment suspended in discharges to less 
than 280 NTU’s will be required. 

5. Riprap slopes, ditch linings, stone check dams, hay bale barriers, and culvert outlet aprons are 
intended to stabilize and protect denuded soil surfaces or dissipate the energy and erosive 
forces from concentrated flows.  Installation details and stone sizes are provided in the 
construction plan set on the erosion control detail sheets. 

6. A construction entrance will be constructed at all access points onto the site to prevent tracking 
of soil onto adjacent local roads and streets.  Routine pavement sweeping will be necessary 
during construction and as part of regular operations. 

7. Stone sediment traps or a premanufactured SiltSack™ and a sediment bag will be installed at 
catch basin inlets to prevent silt from entering the storm drain system.  Installation details are 
provided in the plan set on the erosion control detail sheets. 
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8. Dirtbags™ will be required to be on site and available for construction dewatering.  The 
Contractor will be required to provide four Dirtbags™ with one prepared for operation prior to 
commencing any trenching operations.  Dirtbags™ will need to be installed above filter sand 
and crushed stone in accordance with the details shown on the plan set will need to be 
installed. 

9. Loam and seed is intended to serve as the primary permanent revegetative measure for all 
denuded areas not provided with other erosion control measures, such as riprap or manmade 
pervious surface.  Application rates are provided in Appendix A of this section for temporary 
and permanent seeding.  It is anticipated there will be a limited area of grass establishment 
beyond what currently exists based on the project’s needs for boat storage. 

10. Stone check dams will be installed in areas noted on the plan or as warranted, based upon 
observations during construction of the site. 

11. Silt logs are an option for stone check dams and may be substituted provided the devices are 
well anchored. 

12. Sorbent booms are intended to capture oils and the asphalt sheen from paved surfaces and shall 
be installed in all catch basins adjacent to paved drives prior to pavement being installed. 

13. DirtGlue™ is an acceptable means of temporary stabilization and is intended to form a “crust” 
on the surface that is resistant to erosion.  However, applications where DirtGlue™ is used 
must be protected from traffic that would crack the “crust” and the DirtGlue™ has temperature 
limitations that restrict the periods of use.  Use of this material shall conform to the 
requirements of Appendix D. 

H. TEMPORARY EROSION/SEDIMENTATION CONTROL MEASURES  

The following are planned as temporary erosion/sedimentation control measures during 
construction: 

1. Crushed stone-stabilized construction entrances shall be placed at any construction access 
points from adjacent streets or the existing parking lot.  The locations of the construction 
entrances shown on the drawings should be considered illustrative and will need to be adjusted 
as appropriate and located at any area where there is the potential for tracking of mud and 
debris onto existing roads or streets.  Stone stabilized construction entrances will require the 
stone to be removed and replaced, as it becomes covered or filled with mud and material 
tracked by vehicles exiting the site. 

2. Condition 1 and 2 silt barrier shall be installed along the downgradient side of the proposed 
improvement areas.  The silt barrier will remain in place and properly maintained until the site 
is acceptably re-vegetated.  Condition 3 silt barrier is to be used along the contour of 
significant fill slopes as illustrated on the erosion control plan site drawings.  Silt barrier needs 
to be checked to insure the bottom is properly keyed in and inspected after significant rains.  
Wood chips or Erosion Control Mix is often used on the construction side of the silt barrier to 
provide an extra margin of safety and security for the silt barrier.  This practice is encouraged, 
provided the chips are removed when the barrier is removed. 

3. Dirtbags™ shall be used in accordance with the details in the plan set.  The purpose of the 
Dirtbags™ is to receive any water pumped from excavations during construction.  A Dirtbag™ 
shall be installed and prepared for operation prior to any trenching on site.  When Dirtbags™ 
are observed to be at 50% capacity, they shall be cleaned or replaced.  Stone and filter sand 
under the Dirtbag™ shall be removed and replaced concurrently with the replacement of the 
Dirtbag™. 
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4. Temporary stockpiles of common excavation will be protected as follows: 

a) Temporary stockpiles shall not be located at least 50 feet upgradient of the perimeter silt 
barrier. 

 b) Inactive stockpiles shall be stabilized within 5 days by either temporarily seeding the 
stockpile with a hydroseed method containing an emulsified mulch tackifier or by covering 
the stockpile with mulch.  If necessary, mesh shall be installed to prevent wind from 
removing the mulch. 

5. All denuded areas except gravel areas shall receive mulch, erosion control mesh fabric, or 
other approved temporary erosion sediment measure within 7 days of initial disturbance of soil 
or before a predicted rain event of >1/2” unless permanent measures are installed. 

6. All soils disturbed between September 15 and April 15 will be covered with mulch within 5 
days of disturbance, prior to any predicted storm event of the equivalent of ½” of rainfall in a 
24-hour period, or prior to any work shutdown lasting more than 35 hours (including weekends 
and holidays).  The mulch rate shall be double the normal rate. 

For work that is conducted between September 15 and April 15 of any calendar year, all 
denuded areas will be covered with hay mulch, applied at twice the normal application rate, 
and (in areas over 10% grade) anchored with a fabric netting.  The time period for applying 
mulch shall be limited to 5 days for all areas, or immediately in advance of a predicted rainfall 
event. 

7. Stone check dams, silt logs, or hay bale barriers will be installed at any evident concentrated 
flow discharge points during construction and earthwork operations. 

8. Silt fencing with a maximum stake spacing of 6 feet should be used, unless the fence is 
supported by wire fence reinforcement of minimum 14 gauge and with a maximum mesh 
spacing of 6 inches, in which case stakes may be spaced a maximum of 10 feet apart.  The 
bottom of the fence should be properly anchored a minimum of 6” per the plan detail and 
backfilled.  Any silt fence identified by the owner or reviewing agencies as not being properly 
installed during construction shall be immediately repaired in accordance with the installation 
details. 

9. Storm drain catch basin inlet protection shall be provided through the use of stone sediment 
barriers or a premanufactured SiltSack™.  Stone sediment barrier installation details are 
provided in the plan set.  The barriers or SiltSacks™ shall be inspected after each rainfall and 
repairs made as necessary, including the removal of sediment.  Sediment shall be removed and 
the barrier or SiltSack™ restored to its original dimensions when the sediment has 
accumulated to one-half the design depth of the barrier.  Sediment shall be removed from 
SiltSacks™ as necessary.  Inlet protection shall be removed when the tributary drainage area 
has been stabilized. 

10. All slopes steeper than 4:1 shall receive erosion control mesh. 

11. Slopes steeper than 3:1 shall receive reinforced turf. 

12. Condition 3 silt barriers shall be installed as construction progresses. 

13. Areas of visible erosion and the temporary sediment sumps shall be stabilized with crushed 
stone.  The size of the stone shall be determined by the contractor’s designated representative 
in consultation with the Owner. 
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14. All catch basins, which receive runoff from current or paved areas being constructed as part of 
this project, shall have a sorbent boom installed prior to placing the basin in operation 
installing binder pavement, or overlays.  These sorbent booms shall be checked weekly for the 
three weeks following paving and replaced as necessary with the booms disposed of in 
accordance with local and State regulations. 

15. Any flow from the site that is concentrated must be directed to a sump with sand filter and 
underdrained discharge. 

16. Concentrated runoff shall be diverted away from slopes of over 10 percent unless the slope is 
armored with stone. 

17. Underground utilities must be installed in compliance with the following standards and other 
requirements of this erosion control plan: 

 
• No more than 500 linear feet of trench may be opened at one time; 

• Excavated materials shall be placed on the uphill side of trenches; 

• Dewatering of the trench shall be pumped through a Dirtbag™ and appropriate sediment 
control facilities to avoid a turbid discharge; and 

• Stabilization shall occur as soon as practicable. 
 
18. Rice straw wattles shall be used to control localized erosion. 

19. Maintenance of the erosion control, sedimentation facilities, and control of fugitive dust must 
occur until the site is stabilized with permanent erosion control measures.   

 
I. STANDARDS FOR STABILIZING SITES FOR THE WINTER 

The construction of the project may require winter construction.  The project is anticipated to 
require about 6 months to construct.  For permitted winter construction, the erosion control 
measures are substantially more stringent due to the cold temperatures and lack of weather 
conditions which aid in drying the subgrade soils through evaporation. 
 
If construction activities involving earth disturbance continue past September 15 or begin before 
April 15, the following must be incorporated with the erosion control plan and implementation: 
 
1. Enlarged access points must be stabilized to provide for snow stockpiling. 

2. Limits of disturbance shall be reduced to the extent practicable. 

3. A snow management plan including adequate storage and control of snowmelt, requiring 
cleared snow to be stored downgradient of all areas of disturbance shall be prepared by the 
contractor and submitted to the Owner for review and approval. 

4. Snow shall not be stored in sediment basins or to preclude drainage structures from operating 
as intended. 

5. A minimum 25-foot buffer maintained from perimeter controls such as silt fence shall be 
maintained on the “work area side” to allow for snow clearing and maintenance. 

6. Drainage systems intended to operate during the winter shall be catalogued, shown on a plan, 
and inspected after each snow removal period to make sure the drainage structures are open 
and free of snow and ice dams. 

7. To ensure cover of disturbed soil in advance of a melt event, areas of disturbed soil must be 
stabilized at the end of each work day, with the following exceptions: 
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• If no precipitation within 24 hours is forecast and work will resume in the same disturbed 
area within 24 hours, daily stabilization is not necessary. 

• Disturbed areas that collect and retain runoff, such as house foundations or open utility 
trenches.  

 
8. Standard for the timely stabilization of ditches and channels:  The Contractor shall construct 

and stabilize all stone-lined ditches and channels on the site by September 15.  The contractor 
shall construct and stabilize all grass-lined ditches and channels on the site by September 1.  If 
the Contractor fails to stabilize a ditch or channel to be grass-lined by September 1, then the 
Contractor shall take one of the following actions to stabilize the ditch for late fall and winter. 

i. Install a sod lining in the ditch.  The contractor shall line the ditch with properly installed 
sod by September 15.  Proper installation includes the applicant pinning the sod onto the 
soil with wire pins, rolling the sod to guarantee contact between the sod and underlying 
soil, watering the sod to promote root growth into the disturbed soil, and anchoring the sod 
with jute or plastic mesh to prevent the sod strips from sloughing during flow conditions. 

 
ii. Install a stone lining in the ditch.  The contractor shall line the ditch with stone riprap by 

September 15.  The contractor shall hire a registered professional engineer to determine the 
stone size and lining thickness needed to withstand the anticipated flow velocities and flow 
depths within the ditch.  If necessary, the Contractor shall regrade the ditch prior to placing 
the stone lining so as to prevent the stone lining from reducing the ditch’s cross-sectional 
area. 

9. Standard for the timely stabilization of disturbed slopes:  The Contractor shall construct and 
stabilize stone-covered slopes by September 15.  The Contractor shall seed and mulch all 
slopes to be vegetated by September 1.  The Department will consider any area having a grade 
greater than 15% (10H:1V) to be a slope.  If the Contractor fails to stabilize any slope to be 
vegetated by September 1, then the Contractor shall take one of the following actions to 
stabilize the slope for late fall and winter. 

i. Stabilize the soil with temporary vegetation and erosion control mesh.  By September 15, 
the Contractor shall seed the disturbed slope with winter rye at a seeding rate of 3 pounds 
per 1,000 square feet and apply erosion control mats over the mulched slope.  The 
contractor shall monitor growth of the rye over the next 30 days.  If the rye fails to grow at 
least three inches or fails to cover at least 75% of the disturbed slope by September 15, 
then the Contractor shall cover the slope with a layer of wood waste compost as described 
in item iii of this standard or with stone rip rap as described in item iv of this standard. 

 
ii. Stabilize the slope with sod.  The Contractor shall stabilize the disturbed slope with 

properly installed sod by September 15.  Proper installation includes the Contractor 
pinning the sod onto the slope with wire pins, rolling the sod to guarantee contact between 
the sod and underlying soil, and watering the sod to promote root growth into the disturbed 
soil.  The Contractor shall not use late-season sod installation to stabilize slopes having a 
grade greater than 33% (3H:1V) or having groundwater seeps on the slope face. 

 
iii. Stabilize the slope with wood waste compost.  The Contractor shall place a six-inch layer 

of wood waste compost on the slope by September 15.  Prior to placing the wood waste 
compost, the Contractor shall remove any snow accumulation on the disturbed slope.  The 
contractor shall not use wood waste compost to stabilize slopes having grades greater than 
50% (2H:1V) or having groundwater seeps on the slope face. 
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iv. Stabilize the slope with stone rip rap.  The Contractor shall place a layer of stone riprap on 
the slope by September 15.  The Contractor shall hire a registered professional engineer to 
determine the stone size needed for stability and to design a filter layer for underneath the 
riprap. 

 
10. Standard for the timely stabilization of disturbed soil:  By September 1, the Contractor shall 

seed and mulch all disturbed soils on areas having a slope less than 15%.  If the Contractor 
fails to stabilize these soils by this date, then the Contractor shall take one of the following 
actions to stabilize the soil for late fall and winter. 

i. Stabilize the soil with temporary vegetation.  By September 15, the Contractor shall seed 
the disturbed soil with winter rye at a seeding rate of 3 pounds per 1,000 square feet, 
lightly mulch the seeded soil with hay or straw at 75 pounds per 1,000 square feet, and 
anchor the mulch with plastic netting.  The Contractor shall monitor the growth of the rye 
over the next 30 days.  If the rye fails to grow at least three inches or fails to cover at least 
75% of the disturbed soil before September 15, then the Contractor shall mulch the area for 
over-winter protection as described in item iii of this standard. 

 
ii. Stabilize the soil with sod.  The Contractor shall stabilize the disturbed soil with properly 

installed sod by September 15.  Proper installation includes the Contractor pinning the sod 
onto the soil with wire pins, rolling the sod to guarantee contact between the sod and 
underlying soil, and watering the sod to promote root growth into the disturbed soil. 
 

iii. Stabilize the soil with mulch.  By September 15, the Contractor shall mulch the disturbed 
soil by spreading hay or straw at a rate of at least 150 pounds per 1,000 square feet on the 
area so that no soil is visible through the mulch.  Prior to applying the mulch, the 
Contractor shall remove any snow accumulation on the disturbed area.  Immediately after 
applying the mulch, the Contractor shall anchor the mulch with plastic netting to prevent 
wind from moving the mulch off the disturbed soil. 
 

iv. Stabilize all stockpiles with mulch within 24 hours. 
 

J. SPECIAL MEASURES FOR SUMMER CONSTRUCTION 

The summer period is generally optimum for construction in Maine, but it is also the period when 
intense short duration storms are most common, making denuded areas very susceptible to erosion, 
when dust control needs to be the most stringent, and when the potential to establish vegetation is 
often restricted by moisture deficit.  During these periods, the Contractor must: 
 
1. Implement a program to apply dust control measures on a daily basis except those days where 

the precipitation exceeds 0.25 inch.  This program shall extend to and include adjacent streets 
used by construction vehicles. 

 
2. Spray any mulches with water after anchoring to dampen the soil and encourage early growth.  

Spraying may be required several times.  Temporary seed may be required until the late 
summer seeding season. 

 
3. Mulch, cover, and moisten stockpiles of fine-grained materials, which are susceptible to 

erosion.  In the summer months, the potential for wind erosion is of concern, as well as erosion 
from the intense, short-duration storms, which are more prevalent in the summer months. 
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4. Take additional steps needed to control fugitive dust emissions to minimize reductions in 
visibility and the airborne disbursement of fine-grained soils.  This is particularly important 
along the adjacent streets. 

 
These measures may also be required in the spring and fall during the drier periods of these 
seasons. 

 
K. SEDIMENTATION SUMPS 

The sediment sumps shall be sized in accordance with the plan and specifications.  The bottom of 
the sumps is intended to be used for infiltration. 
 
Discharge must be through a sand filter over an underdrained outlet to aid in the control of 
turbidity levels in the discharge.  An emergency bypass shall be included and shall be constructed 
of 6” of stone overlaying filter fabric and discharge to undisturbed turf. 

 
L. PERMANENT EROSION CONTROL MEASURES 

The following permanent erosion control measures have been designed as part of the 
Erosion/Sedimentation Control Plan: 
 
1. The drainage conveyance systems have been designed to intercept and convey the 25-year 

storm.  In the case of open channels or swales, this includes the design of measures to resist 
scour of the channel. 

 
2. All areas disturbed during construction, but not subject to other restoration (paving, riprap, 

etc.), will be loamed, limed, fertilized, mulched, and seeded.  Fabric netting, anchored with 
staples, shall be placed over the mulch in areas where the finish grade slope is greater than 10 
percent.  Native topsoil shall be stockpiled and temporarily stabilized with seed and mulch and 
reused for final restoration when it is of sufficient quality. 

  
3. Catch basins shall be provided with sediment sumps for all outlet pipes that are 12” in diameter 

or greater.   
 

4. Permanent seeding shall be conducted only in April through May and in late summer until 
September 15. 

 
5. Rip rap stabilization of shoreline. 

 
M. TIMING AND SEQUENCE OF EROSION/SEDIMENTATION CONTROL MEASURES 

The site is quite stable and is principally a semi-vegetated gravel surface.  These conditions will 
reduce the extent of erosion controls needed compared to projects with fine-grained soils.  
However, the project will be phased and the Contractor must control fugitive dust emissions, 
respect and not impede the neighboring land uses, and control sediment laden runoff to 280 NTU 
or less.  For all grading activities, the Contractor shall exercise extreme caution not to overexpose 
the site by limiting the disturbed area and shall stabilize any steep slopes within 24 hours if final 
slope grading and stabilization will not be completed within 7 days.  Any final slopes shall have the 
specified erosion control measures installed within 7 days of final stabilization.  
 
The following construction sequence shall be required, (unless otherwise authorized in writing by 
the Owner’s project manager or authorized permit agent). 
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The description of the work is: 
 
Phase 1:  The Contractor will need to perform the following work: 
 
• Mark the Phase 1 work limits. 

• Install safety fence and security signs around the perimeter of the site. 

• Establish and install construction entrance with gates. 

• Install silt fence or barriers along the perimeter and other designated areas requiring Condition 
1 silt barrier. 

• Install silt sacks and inlet protection at existing structures on Commercial St and the Unitil 
Property. 

• Initialize removal of items slated for demolition and removals. 

• Establish Dirtbag™ area and pump system for dewatering activities as necessary. 

• Construct a diversion swale to direct as much of the site to the temporary sedimentation swales 
as possible including the installation of culverts and rip rap where the diversion swale passes 
under the construction access drives. 

• Commence earthwork activity to shape prepared boatyard surface. 

• Construct 720 SF Brokerage Building and connect associated utilities. 

• Erect Tension Fabric Building and connect associated utilities. 

• Construct boat ramps. 

• Construct Travel Lift Basin.  (To be coordinated with Unitil VRAP efforts.) 

• Install Drydock and floating dock system including pile restoration and replacement. 

• Trench across site to connect utilities to shorefront elements. 

• Install landscaping around the perimeter site. 

• Place boatyard prepared stone infiltration surface. 
 

N. CONTRACTING PROCEDURE 

The onsite components of the project will be constructed by a General Contractor under contract to 
the applicant.  The Contractor shall submit a schedule for the completion of the work, which will 
satisfy the following criteria: 
 
1. The construction sequence of Section M should generally be completed in the specified order; 

however, several separate items may be constructed simultaneously.  Work must also be 
scheduled or phased to prevent the duration of areas exposed or susceptible to erosion as 
specified below.  The intent of this sequence is to provide for erosion control and to have 
structural measures such as silt barriers and construction entrances in place before large areas 
of land are denuded. 
 

2. The work shall be conducted in sections which will: 

a) Limit the amount of exposed area to those areas in which work is expected to be 
undertaken during the preceding 30 days. 
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b) Revegetate disturbed areas as rapidly as possible.  All areas shall be permanently stabilized 
within 7 days of final grading and temporarily stabilized within 7 days of initial 
disturbance or before a predicted storm event of over ½” of rain. 

c) Incorporate planned inlets and drainage system as early as possible into the construction 
phase.  The ditches shall be immediately lined or revegetated as soon as their installation is 
complete. 

 
3. Once final grade has been established, the Contractor may choose to dormant seed the 

disturbed areas prior to placement of mulch and placement of fabric netting anchored with 
staples. 

a) If dormant seeding is used for the site, all disturbed areas shall receive 6” of loam and seed 
at an application rate of 5#/1,000 s.f. 

 All areas seeded during the winter months will be inspected in the spring for adequate 
catch.  All areas insufficiently vegetated (less than 75 percent catch) shall be revegetated 
by replacing loam, seed, and mulch. 

b) If dormant seeding is not used for the site, all disturbed areas shall be revegetated in the 
spring. 

 
4. The area of denuded, non-stabilized construction shall be limited to the minimum area 

practicable.  An area shall be considered to be denuded until the subbase gravel is installed in 
parking areas, or the areas of future loam and seed have been loamed, seeded, and mulched.  
The mulch rate shall be twice the rate specified in the seeding plan.  [For example, 115#/1,000 
s.f. x 2 = 230#/s.f.] 
 

5. Within the exposed work area, temporary sedimentation sumps shall be provided in any 
concentrated flow area with a sand filter or chemical coagulation.  Additional information is 
provided in prior sections of this narrative and on the Erosion Control Details of the plan set.  
Along the sedimentation sumps, barriers shall be provided at sufficient intervals to permit 
runoff to be accumulated to a minimum depth of 12” before overflowing. 

 
6. The schedule shall be subject to the approval of the Owner. 

 
7. The Contractor must maintain an accurate set of record drawings indicating the date when an 

area is first denuded, the date of temporary stabilization, and the date of final stabilization.   
 

8. The Contractor must install any added measures which may be necessary to control 
erosion/sedimentation and fugitive dust emissions from the site, with adjustments made 
dependent upon forecasted and actual site and weather conditions. 
 

9. The Contractor shall note that no area within 50 feet of a slope with a vertical drop of more 
than 3’ in 50 feet shall remain denuded for a period of over 5 days before it is temporarily 
stabilized.  Temporary stabilization shall be the installation of mulching.  All other areas shall 
be stabilized within 7 days or before a predicted rain event.  For construction between 
September 15 and April 15 of any calendar year, all areas shall be temporarily stabilized at the 
earlier time frames specified above. 
 

10. The Stormwater Pollution Prevention Plan (SWPPP) is defined to consist of the Erosion 
Control Report, the Stormwater Management Plan, and the Stormwater O&M Plan.  The 
SWPPP shall be maintained at a secure locked location at the contractor’s field trailer from 
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commencement of the project.  These documents shall be moved to a designated locked 
location inside the building(s) at the period when the contractor’s trailers are removed and 
maintained until the Notice of Termination has been filed by the Owner.   

A notice and point of contact with cell phone number shall be posted at the trailer to permit 
access to the records during normal work hours and in case of emergency at other times.  All 
additions and construction records shall be copied via e-mail to the following addresses: 
 
rwoodman@delucahoffman.com 
phin@portlandyacht.com 
 
The Owner reserves the right to add additional personnel to this list at the pre-construction 
conference or at reasonable intervals during the project. 

 
11. The Owner will provide a copy of the NOI acceptance letter to the Contractor.  This letter shall 

be maintained at the site with the SWPPP. 
 

12. Any revisions to the SWPPP must be authorized in writing by the Preparer of the Plan 
(DeLuca-Hoffman Associates, Inc.)  The Preparer of the Plan shall be permitted reasonable 
time to review and notify the city and other agencies of said changes.  Revisions to the SWPPP 
will be required: 

 
a. Whenever the current provisions prove to be ineffective in minimizing pollutants in 

stormwater discharges from the site; 
 
b. Whenever there is a change in design, construction, or operation at the construction site that 

has or could have an effect on the discharge of pollutants; and 
 
c. To address issues or deficiencies identified during an inspection by the qualified 

representative, the Department, or other regulatory authority. 
 

13. Should the Owner notify the contractor that the activity on the site is in violation of the 
SWPPP, the Contractor shall at its sole cost correct the deficiencies and file a photographic log 
with a list of corrective actions with the Owner within 7 days of notification by the Owner.   

 
14. The project is currently undergoing Environmental Study.  The results of this study will be 

provided as part of the VRAP plan and as an appendix to the SWPPP plan prior to the 
preconstruction conference, and shall be incorporated by reference when appended. 

 
15. The Contractor shall engage a qualified representative to monitor the work.  This 

representative shall be approved by the Owner prior to the individual being engaged on the 
project.  This inspection shall be a part of the Contractor’s Quality Control Plan for the project 
by the Contractor.  The representative’s qualifications and duties that he shall perform are as 
follows: 

 
a. Licensed Professional Engineer or Certified Professional in Erosion Control` 
 
b. Covered by Workman’s Compensation Insurance 
 
c. Experienced in this type of work, the specific erosion controls applicable to this project 

with a resume approved by the engineer 
 

mailto:rwoodman@delucahoffman.com
mailto:phin@portlandyacht.com
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d. Compensated on a unit rate basis with no incentives for reduced costs or subject to any 
type of compensation for passing inspections 

 
e. Approved by the Owner and the preparer of this plan 

 
The qualified representatives shall conduct site inspections in accordance with the following 
timetable: 

 
a. Where soil disturbance activities are on-going, the qualified representative shall conduct 

a site inspection at least once every seven (7) calendar days. 
 
b. Where soil disturbance activities have been temporarily suspended (e.g. winter 

shutdown) and temporary stabilization measures have been applied to all disturbed areas, 
the qualified representative shall conduct a site inspection at least once every thirty (30) 
calendar days.  The owner or operator shall notify the City’s stormwater contact person 
or, in areas under the jurisdiction of a regulated traditional land use control MS4, the 
MS4 (provided the MS4 is not the owner or operator of the construction activity) in 
writing prior to reducing the frequency of inspections. 

 
c. Where soil disturbance activities have been shut down with partial project completion, 

the qualified representative can stop conducting inspections if all areas disturbed as of 
the project shutdown date have achieved final stabilization and all post-construction 
stormwater management practices required for the completed portion of the project have 
been constructed in conformance with the SWPPP and are operational.  The owner or 
operator shall notify the City’s stormwater contact person in writing prior to the 
shutdown.  If soil disturbance activities are not resumed within 2 years from the date of 
shutdown, the Contractor shall have the qualified representative perform a final 
inspection and certify that all disturbed areas have achieved final stabilization, and all 
temporary, structural erosion and sediment control measures have been removed, and 
that all post-construction stormwater management practices have been constructed in 
conformance with the SWPPP by signing the “Final Stabilization” and “Post-
Construction Stormwater Management Practice” certification statements on the Notice of 
Termination.  The owner or operator shall then submit the completed Notice of 
Termination form to the City of Portland. 

 
At a minimum, the qualified representative shall inspect all erosion and sediment control 
practices to ensure integrity and effectiveness, all post-construction stormwater management 
practices under construction to ensure that they are constructed in conformance with the 
SWPPP, all areas of disturbance that have not achieved final stabilization, all points of 
discharge to natural surface water bodies located within, or immediately adjacent to, the 
property boundaries of the construction site, and all points of discharge from the construction 
site. 

 
The qualified representative shall prepare an inspection report subsequent to each and every 
inspection.  At a minimum, the inspection report shall include and/or address the following: 

 
a. Date and time of inspection; 
 
b. Name and title of person(s) performing inspection; 
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c. A description of the weather which shall be consistent with the National Weather Service 
Forecast Office, Portland-Gray, ME and soil conditions (e.g. dry, wet, saturated) at the 
time of the inspection; 

 
d. A description of the condition of the runoff at all points of discharge from the 

construction site and sampling to determine the turbidity in NTU’s.  This shall include 
identification of any discharges of sediment from the construction site.  Include 
discharges from conveyance systems (i.e. pipes, culverts, ditches, etc.) and overland 
flow; 

 
e. A description of the condition of all natural surface water bodies located within, or 

immediately adjacent to, the property boundaries of the construction site which received 
runoff from disturbed areas.  This shall include identification of any discharge of 
sediment to the surface water body; 

 
f. Identification of all erosion and sediment control practices that need repair or 

maintenance; 
 
g. Identification of all erosion and sediment control practices that were not installed 

properly or are not functioning as designed and need to be reinstalled or replaced; 
 
h. Description and sketch of areas that are disturbed at the time of the inspection and areas 

that have been stabilized (temporary and/or final) since the last inspection; 
 
i. Current phase of construction of all post-construction stormwater management practices 

and identification of all construction that is not in conformance with the SWPPP and 
technical standards; 

 
j. Corrective action(s) that must be taken to install, repair, replace or maintain erosion and 

sediment control practices; and to correct deficiencies identified with the construction of 
the post-construction stormwater management practice(s); and 

 
k. Digital photographs, with date stamp, that clearly show the condition of all practices that 

have been identified as needing corrective actions.  The qualified representative shall 
attach paper color copies of the digital photographs to the inspection report being 
maintained onsite within seven (7) calendar days of the date of the inspection.  The 
qualified representative shall also take digital photographs, with date stamp, that clearly 
show the condition of the practice(s) after the corrective action has been completed.  The 
qualified representative shall attach paper color copies of the digital photographs to the 
inspection report that documents the completion of the corrective action work within 
seven (7) calendar days of that inspection. 

 
Within one business day of the completion of an inspection, the qualified representative shall 
notify the owner the appropriate contractor or subcontractor of any corrective actions that need 
to be taken.  The contractor or subcontractor shall begin implementing the corrective actions 
within one business day of this notification and shall complete the corrective actions in a 
reasonable time frame, at its sole cost. 

 
All inspection reports shall be signed by the qualified representative.  The inspection reports 
shall be maintained on site with the SWPPP and distributed via email at the time of filing. 
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16. The Owner reserves the right to have quality assurance monitoring of the work.  The 
Contractor shall, at its sole cost, cooperate with the Owner and their quality assurance 
monitoring of the work including maintaining an accurate schedule for performing the work.  
The Owner will notify the contractor if any particular elements of the work should be 
uncovered or available for observation by the Quality Assurance Monitor selected by the 
Owner.  The Owner reserves the right to conduct the quality assurance monitoring during 
working hours at any time during the project. 

 
O. PROVISIONS FOR MAINTENANCE OF THE EROSION/SEDIMENTATION CONTROL 

FEATURES 

The project will be contracted to a General Contractor.  The project is subject to the requirements 
of the local permits, and a state regulated Construction General Permit and Site Location of 
Development Permit (administered by the City of Portland). 
 
This project requires the Contractor to prepare a list and designate by name, address and telephone 
number all individuals who will be responsible for implementation, inspection, and maintenance of 
all erosion control measures identified within this section and as contained in the Erosion and 
Sedimentation Control Plan of the contract drawings.  Specific responsibilities of the qualified 
representative(s) will include: 
 
1. Execution of the Contractor/Subcontractor Certification contained in Appendix B by any and 

all parties responsible for erosion control measures on the site as required by the permit 
authorities. 

2. Assuring and certifying the Owner’s construction sequence is in conformance with the 
specified schedule of this section.  A weekly certification stating compliance, any deviations, 
and corrective measures necessary to comply with the erosion control requirements of this 
section shall be prepared and signed by the qualified representative(s). 

3. In addition to the weekly certifications, the representative(s) shall maintain written reports 
recording construction activities on site which include: 

• Dates when major grading activities occur in a particular areas. 
• Dates when major construction activities cease in a particular area, either temporarily or 

permanently. 
• Dates when an area is stabilized. 

4. Inspection of this project work site on a weekly basis and after each significant rainfall event 
(0.5 inch or more within any consecutive 24-hour period) during construction until permanent 
erosion control measures have been properly installed and the site has been stabilized.  
Inspection of the project work site shall include: 

• Identification of proper erosion control measure installation in accordance with the erosion 
control detail sheet or as specified in this section. 

• Determine whether each erosion control measure is properly operating.  If not, identify 
damage to the control device and determine remedial measures. 

• Identify areas which appear vulnerable to erosion and determine additional erosion control 
measures which should be used to improve conditions. 

• Inspect areas of recent seeding to determine percent catch of grass.  A minimum catch of 
90 percent is required prior to removal of erosion control measures. 
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• All erosion controls shall be removed within 30 days of permanent stabilization except for 
mulch and netting not detrimental to the project.  Removals shall include but not be limited 
to all silt fence or barrier, hay bales, inlet protection, and stone check dams. 

• Accumulated silt/sediment should be removed when the depth of sediment reaches 50 
percent of the barrier height.  Accumulated silt/sediment should be removed from behind 
silt fencing when the depth of the sediment reaches 6 inches. 

• Silt sacks should be removed and replaced at least every three months and at any time 
where the weekly inspection reveals that siltation has significantly retarded the rate of flow 
through the silt sack. 

• Discharges should be measured during storm events to document the turbidity of 
stormwater discharge is <280 NTU. 

5. If inspection of the site indicates a change should be made to the erosion control plan, to either 
improve effectiveness or correct a site-specific deficiency, the representative shall immediately 
implement the corrective measure and notify the Owner of the change. 

6. Arranging for an on-site meeting prior to commencing winter construction to assure that all 
special winter construction measures will be implemented and to review the specific 
requirements of this plan for winter construction. 

All certifications, inspection forms, and written reports prepared by the qualified representative(s) 
shall be filed with the Owner, and the Permit File contained on the project site.  All written 
certifications, inspection forms, and written reports must be filed within one (1) week of the 
inspection date. 
 
The Contractor has sole responsibility for complying with the erosion/sediment control 
report, including control of fugitive dust, and shall be responsible for any monetary penalties 
resulting from failure to comply with these standards. 
 
Once construction has been completed, long-term maintenance of the stormwater management 
system will be the responsibility of the applicant.  Inspection and Maintenance items with a list of 
maintenance requirements and frequency are described in a separate document.  In the event of 
defective workmanship or any failure by the contractor and its subcontractors to adhere to the 
Standards set forth in these documents, the Contractor shall be responsible to correct, at its sole 
cost, any latent defects together with reimbursement of Owner for any expenses borne by the 
Owner up to the time of said correction.  This provision shall remain in effect beyond any stated or 
implied warranty period. 

 
P. PRECONSTRUCTION CONFERENCE 

Prior to any construction at the site, representatives of the Contractor, the Owner, the City of 
Portland, and the site design engineer and any personnel identified in the permit conditions shall 
meet to discuss the scheduling of the site construction and the designation of the responsible parties 
for implementing the plan.  The Contractor shall be responsible for scheduling the meeting.  Prior to 
the meeting, the Contractor will prepare a detailed schedule and a marked-up site plan indicating 
areas and components of the work and key dates showing date of disturbance and completion of the 
work.  The Contractor shall conduct a meeting with employees and sub-contractors to review the 
erosion control plan, the construction techniques which will be employed to implement the plan, and 
provide a list of attendees and items discussed at the meeting to the Owner.  Three copies of the 
schedule, the Contractor’s meeting minutes, and marked-up site plan shall be provided to the Owner. 
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Q. APPENDICES 

Appendix A –  Seeding Plan 

Appendix B – Sample Erosion Control Compliance Certification and Inspection Forms 

Appendix C– DirtGlue™ Application and Use Requirements 

 
R. PLAN REFERENCES 

Drawings C-6.1 to C-6.4 Erosion/Sediment Control Plans and Details  
 

 
 



 

 

APPENDIX A 
 
 

Seeding Plan 
 
 



 

 

PERMANENT SEEDING PLAN (SEED MIX “A”) 
 
 

Project:    Canal Landing New Yard      
 
Site Location:   Portland, ME         
 
    X  Permanent Seeding   Temporary Seeding 
 
1. Area to be Seeded:  Approximately    TBD    acre(s) or            /M. Sq. Ft. 

2. Instructions on Preparation of Soil:  Prepare a good seed bed for planting method used (do not 
over compact). 

3. Apply Lime as Follows:  __________  #/acres or    138#     /M Sq. Ft. or per soil test 

4. Fertilize:     pounds of    -   N-P-K/ac.  
 

  20  pounds of 10-20-20 N-P-K/M Sq. Ft. or per soil test 

5. Method of Applying Lime and Fertilizer:  Spread and work into the soil before seeding. 

6. Seed with the following mixture: 
 
Blue Stem 
Rye 
Switch Grass 
Aster 
Goldenrod 
Milkweek 

 
7. Mulching Instructions:  Apply at the rate of     tons per acre or 230   pounds per M. Sq. Ft. 

 
8. Application: 

 
Type Unit# Tons, Etc. 

Total Lime 138 #/1,000 s.f. 
Total Fertilizer 20 #/1,000 s.f. 
Total Seed 1 #/1,000 s.f. 
Total Mulch 230 #/1,000 s.f. 
Total Other 0 0 

 
9. Remarks: 
 

 Seeding dates April 15 to May 31 and August 1 until September 1.  Permanent seeding should be 
made prior to September 1 or as a dormant seeding after the first killing frost and before the first 
snowfall.  If seeding cannot be done within these seeding dates, temporary seeding and mulching 
shall be used to protect the site.  Permanent seeding shall be delayed until the next recommended 
seeding period. 

  
Fertilizer requirements shall be subject to actual test results of the topsoil used for the project.  The 
Contractor shall be responsible for providing topsoil test results for pH and recommended fertilizer 
application rates to the Owner. 



 

 

  
Seed mixture shall be fresh, clean, new crop seed.  Seed may be mixed by an appropriate method on 
the site or may be mixed by the dealer.  If the seed is mixed on the site, each variety shall be 
delivered in the original containers bearing the dealer’s guaranteed analysis.  If seed is mixed by the 
dealer, the Seeding Contractor shall furnish to the Owner the dealer’s guaranteed statement of the 
composition of the mixture and the percentage of purity and germination of each variety. 

 
 Seed shall be purchased from a recognized distributor and shall test to a minimum percentage of 95% 

for purity and 85% for germination. 
 
 All loam shall have compost or peat admixtures to raise the organic content to 6%. 
 



 

 

 
PERMANENT SEEDING PLAN (SEED MIX “B”) 

 
 

Project:    Canal Landing New Yard      
 
Site Location:   Portland, ME         
 
    X  Permanent Seeding   Temporary Seeding 
 
7. Area to be Seeded:  Approximately    TBD    acre(s) or            /M. Sq. Ft.  

8. Instructions on Preparation of Soil:  Prepare a good seed bed for planting method used (do not 
over compact). 

9. Apply Lime as Follows:  __________  #/acres or    138#     /M Sq. Ft. or per soil test 

10. Fertilize:     pounds of    -   N-P-K/ac.  
 

  20  pounds of 10-20-20 N-P-K/M Sq. Ft. or per soil test 

11. Method of Applying Lime and Fertilizer:  Spread and work into the soil before seeding. 

12. Seed with the following mixture: 
 
35% Tall Fescue 
30% Creeping Red Fescue 
20% Perennial Ryegrass 
15% Annual Ryegrass 

 
10. Mulching Instructions:  Apply at the rate of     tons per acre or 230   pounds per M. Sq. Ft. 

 
11. Application: 

 
Type Unit# Tons, Etc. 

Total Lime 138 #/1,000 s.f. 
Total Fertilizer 20 #/1,000 s.f. 
Total Seed 7 #/1,000 s.f. 
Total Mulch 230 #/1,000 s.f. 
Total Other 0 0 

 
12. Remarks: 
 

 Seeding dates April 15 to May 31 and August 1 until September 1.  Permanent seeding should be 
made prior to September 1 or as a dormant seeding after the first killing frost and before the first 
snowfall.  If seeding cannot be done within these seeding dates, temporary seeding and mulching 
shall be used to protect the site.  Permanent seeding shall be delayed until the next recommended 
seeding period. 

  
Fertilizer requirements shall be subject to actual test results of the topsoil used for the project.  The 
Contractor shall be responsible for providing topsoil test results for pH and recommended fertilizer 
application rates to the Owner. 

  



 

 

Seed mixture shall be fresh, clean, new crop seed.  Seed may be mixed by an appropriate method on 
the site or may be mixed by the dealer.  If the seed is mixed on the site, each variety shall be 
delivered in the original containers bearing the dealer’s guaranteed analysis.  If seed is mixed by the 
dealer, the Seeding Contractor shall furnish to the Owner the dealer’s guaranteed statement of the 
composition of the mixture and the percentage of purity and germination of each variety. 

 
 Seed shall be purchased from a recognized distributor and shall test to a minimum percentage of 95% 

for purity and 85% for germination. 
 
 All loam shall have compost or peat admixtures to raise the organic content to 6%. 

 



 

 

TEMPORARY SEEDING PLAN (EROSION CONTROL MIX) 
 
 

Project:   Canal Landing New Yard        
 
Site Location:   Portland, ME         
 
    X  Permanent Seeding     X  Temporary Seeding 
 
1. Area to be Seeded:  Approximately    0.5  acre(s) or            /M. Sq. Ft.   

2. Instructions on Preparation of Soil:  Prepare a good seed bed for planting method used. 

3. Apply Lime as Follows:  __________  #/acres or    138#     /M Sq. Ft. or per soil test 

4. Fertilize:     pounds of    -   N-P-K/ac.  
 

  20  pounds of 10-10-10 N-P-K/M Sq. Ft. or per soil test 

5. Method of Applying Lime and Fertilizer:  Spread and work into the soil before seeding. 

6. Seed with the following mixture: 
 

 Annual Rye-grass 50% 
 Timothy  25% 
 Winter Rye  25% 
 

7. Mulching Instructions:  Apply at the rate of     tons per acre or 230   pounds per M. Sq. Ft. 
 

8. Application: 
 

Type Unit# Tons, Etc. 
Total Lime 138 #/1,000 s.f. 
Total Fertilizer 20 #/1,000 s.f. 
Total Seed 1 #/1,000 s.f. 
Total Mulch 230 #/1,000 s.f. 
Total Other   

 
9. Remarks: 

For areas with slopes >10% and fall and winter erosion control areas, mulch netting shall be used per 
manufacturer’s specifications. 

 
R Permanent seeding should be made prior to September 1 or as a dormant seeding after the first 
killing frost and before the first snowfall.  If seeding cannot be done within these seeding dates, 
temporary seeding and mulching shall be used to protect the site.  Permanent seeding shall be 
delayed until the next recommended seeding period. 

  
Fertilizer requirements shall be subject to actual test results of the topsoil used for the project.  The 
Contractor shall be responsible for providing topsoil test results for pH and recommended fertilizer 
application rates to the Owner. 
 
Seed mixture shall be fresh, clean, new crop seed.  Seed may be mixed by an appropriate method on 
the site or may be mixed by the dealer.  If the seed is mixed on the site, each variety shall be 



 

 

delivered in the original containers bearing the dealer’s guaranteed analysis.  If seed is mixed by the 
dealer, the Seeding Contractor shall furnish to the Owner the dealer’s guaranteed statement of the 
composition of the mixture and the percentage of purity and germination of each variety. 

 
 Seed shall be purchased from a recognized distributor and shall test to a minimum percentage of 95% 

for purity and 85% for germination. 
 
 All loam shall have compost or peat admixtures to raise the organic content to 6%. 
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Sample Erosion Control Compliance  
Certification and Inspection Forms 

 
 



 

 

MAINE CONSTRUCTION GENERAL PERMIT 

CONTRACTOR/SUBCONTRACTOR CERTIFICATION 
 

PROJECT INFORMATION 

Project Name:  Canal Landing New Yard 

Address:  Portland, Maine 

 

CONTRACTOR/SUBCONTRACTOR INFORMATION 

Firm Name: 

Address: 

Telephone: 

Type of Firm: 
 

CERTIFICATION STATEMENT 

“I certify under penalty of law that I understand the terms and conditions of the Maine Construction 
General Permit (MCGP) permit that authorizes the stormwater discharges associated with construction 
activity from the project site identified as part of this certification.” 

 

      
Signature     

      
Typed Name     

      
Title      

      
Date      
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MAINE CONSTRUCTION GENERAL PERMIT 
 

INSPECTION REPORT 

 
PROJECT INFORMATION 

Project Name:  Canal Landing New Yard 

Address:  Portland, Maine 

 
INSPECTOR INFORMATION 

Representative Name:              

Firm:                

Title:                

Qualifications:               

Weather and Soil Conditions:            
 

INSPECTION SUMMARY 

Date of Inspection:              

Major Observations:              

              

              

              

 
1. Attach the following to the Report: 

 
a. A description of the condition of the runoff at all points of discharge from the construction site 

and sampling to determine the NTU.  This shall include identification of any discharges of 
sediment from the construction site.  Include discharges from conveyance systems (i.e. pipes, 
culverts, ditches, etc.) and overland flow; 

 
b. A description of the condition of all natural surface water bodies located within, or immediately 

adjacent to, the property boundaries of the construction site which received runoff from 
disturbed areas.  This shall include identification of any discharge of sediment to the surface 
water body; 

 
c. Identification of all erosion and sediment control practices that need repair or maintenance. 
 
d. Identification of all erosion and sediment control practices that were not installed properly or 

are not functioning as designed and need to be reinstalled or replaced; 
 
e. Description and sketch of areas that are disturbed at the time of the inspection and areas that 

have been stabilized (temporary and/or final) since the last inspection; 
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f. Current phase of construction of all post-construction stormwater management practices and 
identification of all construction that is not in conformance with the SWPP and technical 
standards; 

 
g. Corrective action(s) that must be taken to install, repair, replace or maintain erosion and 

sediment control practices; and to correct deficiencies identified with the construction of the 
post-construction stormwater management practice(s); and 

 
h. Digital photographs, with date stamp, that clearly show the condition of all practices that have 

been identified as needing corrective actions.  The qualified representative shall attach paper 
color copies of the digital photographs to the inspection report being maintained onsite within 
seven (7) calendar days of the date of the inspection.  The qualified representative shall also 
take digital photographs, with date stamp, that clearly show the condition of the practice(s) after 
the corrective action has been completed.  The qualified representative shall attach paper color 
copies of the digital photographs to the inspection report that documents the completion of the 
corrective action work within seven (7) calendar days of that inspection. 

 
2. Within one business day of the completion of an inspection, the qualified representative shall notify 

the owner the appropriate contractor or subcontractor of any corrective actions that need to be taken.  
The contractor or subcontractor shall begin implementing the corrective actions within one business 
day of this notification and shall complete the corrective actions in a reasonable time frame. 

 
3. All inspection reports shall be signed by the qualified representative.  The inspection reports shall be 

maintained on site with the SWPP and distributed via email at the time of filing. 
 

THE FACILITY IS IN COMPLIANCE WITH THE STORMWATER POLLUTION PREVENTION 
PLAN WITH THE FOLLOWING EXCEPTIONS: 

              

              

              

              

 

ACTIONS NECESSARY TO BRING FACILITY INTO COMPLIANCE: 

              

              

 

REQUIRED MODIFICATIONS TO STORMWATER POLLUTION PREVENTION PLAN (MUST BE 
SUBMITTED WITHIN 2 DAYS OF INSPECTION TO OWNER FOR APPROVAL): 
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CERTIFICATION STATEMENT: 

“I certify under penalty of law that this document and all Appendices were prepared under my direction 
or supervision in accordance with a system designed to assure that qualified personnel properly gathered 
and evaluated the information submitted.  Based on my inquiry of the person or persons who manage the 
systems, or those persons directly responsible for gathering the information, the information submitted is, 
to the best of my knowledge and belief, true, accurate, and complete.  I am aware that there are 
significant penalties for submitting false information, including the possibility of find and imprisonment 
for knowing violations.” 

 

      
Signature     

       
Typed Name     

      
Title      

      
Date      
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DirtGlue™ Application and Use Requirements 
 



 

 

DIRTGLUE™ 
APPLICATION INSTRUCTIONS FOR DUST CONTROL 

 
METHODOLOGY 
 
A. Heavy Duty Driving Surface 
 
Application Rates (per surface area) 
 
DirtGlue™ polymer emulsion: 2,400 gallons 
Water:    3,600 -14,400 gallons 
 
Application Process 
 
1. Loosen the existing soil using a scarifying attachment mounted on a grader (or similar piece of 

equipment) or a tractor with an agriculture disk attachment.  If additional soil is required, it should 
be applied and mixed into the existing soil at this time.  It is important to loosen the soil to ensure 
penetration of the DirtGlue™/water mixture into the soil. 

 
2. Apply DirtGlue™/water mixture to soil using a water truck equipped with a gravity feed drip bar, 

spray bar, or automated distributor truck.  Multiple passes will be necessary to get the desired 
amount of DirtGlue™ polymer emulsion for the specific application.  Multiple passes will also 
ensure gradual, thorough saturation of the soil. 

 
3. Thoroughly blend the DirtGlue™/water mixture into the soil with a rototiller, “S” harrow, or 

similar attachment.  The soil must be evenly mixed and saturated with the DirtGlue™/water 
mixture to a depth of four (4”) inches. 

 
4. Grade the soil to finish grade with a grader, a small dozer or other suitable equipment. 
 
5. Compact the soil with a vibratory roller.  The final compaction should be greater than asphalt 

(Strive for 100% compaction, but always in excess of 95%). 
 
6. Immediately after compacting, apply a topcoat of DirtGlue™ polymer emulsion to seal the road 

surface.  In order to ensure a longer life and superior performance of the application, an additional 
coat should be applied between twenty four to forty eight hours after completion and then annually 
as an ongoing maintenance procedure.  This topcoat should be applied at a rate of 250 gallons per 
surface acre. 

 
B. Temporary Light Duty Driving Surface 
 
This type of application will provide acceptable performance when used by cars and light trucks.  It is not 
intended for constant use by heavy-duty trucks and/or tracked construction equipment.  Areas that will be 
used by this type of equipment should be treated as a heavy-duty application as noted above. 
 
Application Rates (per surface acre) 
 
DirtGlue™ polymer emulsion:  1,200 gallons 
Water:     3,600-6000 gallons 
 



 

 

Application Process: 
 
7. Loosen the existing soil for a depth of two (2”) inches using a scarifying attachment mounted on a 

grader (or similar piece of equipment) or a tractor with a rototiller or agriculture disk attachment.  
If additional soil is required, it should be applied and mixed into the existing soil at this time.  It is 
important to loosen the soil to ensure penetration of the DirtGlue™/water mixture into the soil. 
 

8. Apply DirtGlue™/water mixture to soil using a water truck equipped with gravity feed drip bar, 
spray bar, or automated distributor truck.  Multiple passes will be necessary to get the desired 
amount of DirtGlue™ polymer emulsion for the specific application.  Multiple passes will also 
ensure gradual, thorough saturation of the soil.  Do not apply the DirtGlue™/water mixture so 
heavy as to create run-off. 

 
9. Grade the soil to finish grade with a grader, a small dozer or other suitable equipment. 

 
10. Compact with a vibratory roller.  The final compaction should be greater than asphalt (Strive for 

100% compaction, but always in excess of 95%). 
 

11. Immediately after compacting, apply a topcoat of DirtGlue™ polymer emulsion to seal the road 
surface.  In order to ensure a longer life and superior performance of the application, an additional 
coat should be applied between twenty four to forty eight hours after completion and then again 
annually as an ongoing maintenance procedure. 

 
C. Dust & Erosion Control (Non-driving Areas) 
 
This type of application is intended for pedestrian use only.  Vehicular use will break through the skin 
and adversely affect the performance of the application.  Areas that will require any vehicular use should 
be treated as a light-duty application as noted above or retreated as traffic damage occurs. 
 
Application Rates (per surface acre) 
 
DirtGlue™ polymer emulsion:  300 gallons (windblown dust control) 
     600 gallons (bank stabilization, erosion/silt, run-off control) 
Water:     2,000-6,000 gallons 
 
Application Process 
 
1. Apply DirtGlue™/water mixture to existing soil using a water truck equipped with a gravity feed 

spray bar or tank and pump (i.e. hydro seeder). 
 

2. Add DirtGlue™ to water rather than water to DirtGlue™ or place a fill hose at bottom of tank, 
underneath surface of liquid to prevent foaming. 

 
3. When applying DirtGlue™/water mixture, dispense large droplets.  Avoid any fine mist.  The 

intent is to apply a sheet of liquid onto the soil. 
 

4. It is important to determine the moisture content of the soil prior to starting an application.  The 
moisture content will have an effect on the dilution ratio of the DirtGlue™/water mixture.  Your 
DirtGlue™ representative will assist you in determining the correct dilution ratio for the conditions 
on your site. 

 



 

 

5. Temperature and, to a lesser extent, humidity have a significant effect on curing/drying time.  
Testing has shown that applications should be done only when the air temperature will be above 
50° F for at least 72 hours following the application.  Soil temperature must be above 40° F for 
several days. 

 
6. The DirtGlue™ application must be protected from the rain until the curing process has formed a 

skin on the surface.  Uncured DirtGlue™ is water soluble.  If the application is exposed to rain 
before it has the opportunity to cure, the rainwater will dilute the polymer and wash it out of the 
soil.  If this happens, the application will not be as strong. 

 



 

 

CONDITIONS FOR USE OF DIRTGLUE™  
(REGISTERED TRADEMARK OF DIRTGLUE™ ENTERPRISES)  

APPROVED MATERIALS LIST 
 

Applicant:  DirtGlue™ Enterprises 
 

General Conditions 
 

1. DirtGlue™ Enterprises shall ensure that every applicator of DirtGlue™™ is provided a copy of 
these conditions. 
 

2. These Conditions do not override the need for any applicator to obtain permits (including DEP 
permits) or approvals that may be required (e.g., use associated with activities in or near regulated 
wetlands, surface waters, or other regulated natural resources). 

 
3. DirtGlue™ shall only be used as stated in these conditions and shall not be mixed with any other 

chemicals, including petroleum products. 
 

4. No application shall be conducted when the National Weather Service forecasts greater than 25% 
probability of precipitation in the application area to occur within 24 hours, or the temperature will 
drop below 35° F anytime within 24 hours after the application. 

 
5. Applications shall not be conducted when the ground is saturated (due to precipitation or wetting) 

as defined by visible pools of water at or in the vicinity of the application, in order to prevent 
movement of DirtGlue™ beyond the shoulder of the road. 

 
6. DirtGlue™ must not be applied or handled in a manner that could result in spillage or application 

within 100 feet of a wetland regulated by New York State, or 50 feet of all other water bodies and 
bridges. 

 
7. Any spill which could enter the waters of the state shall be reported to the DEC Spills Hotline 

within two hours (1-800-457-7362).  Any required response (including any needed cleanup) in 
addition to that being conducted shall then be determined by the DEC regional office. 

 
8. The time of application shall be chosen to take meteorological conditions into account, to avoid 

significant potential airborne or odor impacts. 
 

9. Prior to application, DirtGlue™ Material Safety Data Sheet shall be provided to applicators and 
others who would come in proximity or contact with the material. 
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2. TECHNICAL AND FINANCIAL CAPACITY 

 
2.1 TITLE, RIGHT AND INTEREST 

The applicant currently has a Purchase and Sale Agreement with Portland Terminal Company 
to purchase property as evidenced by the agreement contained in Attachment A to this section.  
The applicant also has a Lease Option Agreement with Northern Utilities, Inc. (dba Unitil) for a 
period of 50 years as evidenced by the documents contained in Attachment B to this section. 
 
2.2 TECHNICAL CAPACITY 

The applicant has assembled a highly qualified team of professionals to plan, permit, and 
develop construction documents for the project.  The Team is working under the direction of Mr. 
Phineas Sprague, Jr. as Project Developer and Mr. Robert Flight, Representative of the Owner. 
 
The Team services will be provided by the following companies and their respective team 
leaders. 
 
2.3 CONSULTANT TEAM 

Civil Engineer Stephen R. Bushey, P.E. 
DeLuca-Hoffman Associates, Inc.  
778 Main Street, Suite 8 
South Portland, ME  04106 
(207) 775-1121 – Work (207) 879-0896 – Fax  
(207) 756-9359 – Cell 
sbushey@delucahoffman.com  

Surveyor John Swan 
Owen Haskell, Inc. 
390 US Route 1, Unit 10 
Falmouth, ME  04105 
(207) 774-0424 – Work (207) 774-0511 – Fax  
jswan@owenhaskell.com  

Architect Ryan Senatore 
Ryan Senatore Architecture 
67 Gray Road 
Gorham, ME  04038 
(207) 650-6414– Work  
ryan@senatorearchitecture.com  

Attorney Peter Plumb 
Murray Plumb & Murray 
75 Pearl Street 
Portland, ME  04104 
(207) 773-5651 – Work  (207) 773-8023 – Fax  
pplumb@mpmlaw.com  

mailto:sbushey@delucahoffman.com
mailto:jswan@owenhaskell.com
mailto:ryan@senatorearchitecture.com
mailto:pplumb@mpmlaw.com
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Landscape Architect Shelley Brunelle 

Mohr & Seredin Landscape Architects 
18 Pleasant Street 
Portland, ME  04101 
(207) 871-0003 – Work  (207) 871-1419 – Fax  
sbrunelle@mohrseredin.com  

Geotechnical Tim Boyce 
S. W. Cole Engineering 
286 Portland Road 
Gray, ME  04039 
(207) 657-2866 – Work  (207)657-2840 
TBoyce@SWCole.com  
 

Environmental Rip Patten, P.E. 
Credere Associates, LLC 
776 Main Street 
Westbrook, ME  04092 
(207) 828-1272 – Work  (207) 887-1051 – Fax  
rpatten@crederellc.com  

Structural Engineering Roger Gagnon 
Gagnon Engineering 
10 Solomon Drive 
Gorham, ME  04038 
(207) 839-8085 – Work  
roger@gagnonengineering.com  

Traffic Engineering Thomas Gorrill 
Gorrill-Palmer Consulting Engineers, Inc. 
15 Shaker Road 
Gray, ME  04039 
(207) 657-6910 – Work  (207) 657-6912 – Fax 
tgorrill@gorrillpalmer.com  

 
2.4 EXPERIENCE OF PROJECT TEAM 

The team of consultants retained by developer has expertise and experience in the design of 
similar commercial projects.  Resumes of key personnel for development team can be provided 
upon request.   
 
The applicant also has significant experience in the development and management of large 
commercial projects having managed Portland Yacht Services at 58 Fore Street for many years. 
 
2.5 FINANCIAL CAPACITY 

The applicant has the means at its disposal for financing the proposed Canal Landing New Yard 
project as evidenced by the accompanying letter from Norway Savings Bank contained in 
Attachment C.   
 

mailto:sbrunelle@mohrseredin.com
mailto:TBoyce@SWCole.com
mailto:rpatten@crederellc.com
mailto:roger@gagnonengineering.com
mailto:tgorrill@gorrillpalmer.com
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2.6 CONSTRUCTION COST ESTIMATE 

A breakdown of the preliminary project cost for Phase 1 includes the following: 
 
 Phase I Site work $300,000 to $500,000 includes demolition 

 Structures <$1 million 
 
These values are considered preliminary and approximate and are subject to change as 
building design and project layout is refined. 
 
2.7 ATTACHMENTS 

Attachment A – Purchase and Sale Agreement with Portland Terminal Company 

Attachment B – Lease Option Agreement with Northern Utilities, Inc. 

Attachment C – Letter from Norway Savings Bank 
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Purchase and Sale Agreement with 
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ATTACHMENT B 
 

Lease Option Agreement with 
Northern Utilities, Inc. 

































































































































































































 

 
 
 
 
 
 
 
 
 
 

ATTACHMENT C 
 

Letter from Norway Savings Bank 
 

 





JN3091   Final Site Plan Application 
October 2012 3-1 Canal Landing New Yard 
   Portland, Maine 

3. CONFORMITY WITH APPLICABLE DESIGN STANDARDS 

 
The following statements are made in accordance with the City of Portland Code of Ordinances, 
Chapter 14 Land Use, Article V Section 14-526. 
 
3.1 OVERVIEW 

This project conforms to all the applicable design standards of Section 14-526 as demonstrated 
in the following narrative.   
 
(a) Transportation Standards 
 

1. Impact on Surrounding Street Systems: 
 
The development will fit in with the existing street system, as it will use improved access 
locations off Commercial Street.  Based on the limited intensity of use, the project is 
expected to have an insignificant impact on traffic in the neighborhood, particularly 
if/when the traffic signal is installed at the Beach Street intersection by the City. 

 
2. Access and Circulation: 

 
a. Site Access and Circulation. 

 
(i) The development provides access via Commercial Street.  Gate controlled 

access will be provided at east end of the property and ample turning movement 
is provided at each street entrance.  Internal circulation has been reviewed and 
designed to accommodate the typical use of semitrailers and boat trailers.  
 

(ii) Access and egress have been designed to avoid conflicts with existing turning 
movements and traffic flows. 
 

(iii) The site does not feature drive up services as mentioned in this requirement. 
 

b. Loading and Servicing. 
 
(i) The site layout has been configured to accommodate the typical movements of 

large boat delivery vehicles and access to the boat ramps. 
 

c. Sidewalks. 
 

(i) The applicant is requesting a waiver to provide a sidewalk along the property 
frontage. 
 
In accordance with Sec 14-506 of the City Code, the applicant is requesting a 
waiver of the provisions pertaining to the construction of curb and sidewalk based 
on the following conditions which exist for the boatyard site.   
 



JN3091   Final Site Plan Application 
October 2012 3-2 Canal Landing New Yard 
   Portland, Maine 

Of the six waiver criteria pertaining to sidewalks, the following two exist: 
 
1. There is no sidewalk in existence or expected within 1,000 feet and the 

construction of sidewalks does not contribute to the development of a 
pedestrian oriented infrastructure. 
 

2. A safe alternative walking route is reasonably and safely available, for 
example, by way of a sidewalk on the other side of the street that is lightly 
traveled.  Although Commercial Street is heavily traveled, there is a sidewalk 
extending the full length of the site frontage on the north side of Commercial 
Street. 

 
With respect to the five criteria pertaining to curbing, the following two exist: 
 
1. The costs to construct the curbing, including any applicable street opening 

fees and repairs, is expected to be in excess of 5% of the overall Phase 1 
project costs. 
 

2. Runoff from the development site or within the street does not require curbing 
for stormwater management. 

 
3. Access and Circulation: 

 
a. The development contains no residential uses therefore Public Transit access is not 

applicable. 
 

b. A new Transit stop is not proposed. 
 

c. A new transit stop is not proposed. 
 

d. Waiver:  The applicant requests a waiver of the transit facility requirement. 
 

4. Parking: 
 

a. Location and Required Number of Vehicle Parking Spaces: 
 
(i) The applicant is providing parking for their employees within the boat parking 

area around the site.  The applicant is seeking flexibility to move vehicular 
parking around the site to meet variable vessel parking demand therefore no 
specific vehicular spaces are identified on the initial phase plans. 
 

(ii) The applicant has not prepared a TDM strategy, as it is not applicable to the 
intended uses. 

 
(iii) The applicant proposes the amount of parking which is appropriate for the 

anticipated uses of this site. 
 
(iv) Parking spaces and aisles have been designed to meet the dimensional 

requirements of the Technical Manual. 
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(v) Vehicle and vessel parking areas have been designed to withstand site 
conditions. 

 
b. Location and Required Number of Bicycle Parking Spaces: 

 
(i) The applicant is requesting a waiver of the bicycle parking requirements based 

on the site use. 
 

c. Motorcycles and Scooter Parking: 
 
(i) The applicant is requesting a waiver of the motorcycle/scooter parking 

requirements based on the site use. 
 

d. Snow Storage: 
 
(i) Snow storage management will employ two strategies; 
 

1. On-site snow storage around the perimeter of the site. 
 

2. Snow removal and offsite storage.  Generally speaking the nature of the 
proposed site use precludes the need for significant snow removal. 
 

5. Transportation Demand Management (TDM): 
 

a. A TDM plan is not required for the project. 
 

(b) Environmental Quality Standards 
 

1. Preservation of Significant Natural Features: 
 
a. The existing site retains no prominent significant natural features therefore no issue 

related to the preservation of these features applies. 
 

b. The applicant is not requesting a waiver from this standard. 
 

2. Landscaping and Landscaping Preservation: 
 

a. Landscape Preservation. 
 
(i) The site’s existing tree population is limited however there are a moderate 

amount of trees meeting preservation thresholds under the Shoreland Zoning 
vegetation management provisions.  The applicant is proposing to preserve and 
plant new trees to offset the loss of some trees which need to be cleared to allow 
for boatyard operations. 
 

(ii) Not applicable 
 

(iii) Not applicable 
 

(iv) The applicant will request a waiver from this standard. 
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b. Site Landscaping. 
 

(i) Landscaped Buffers: 
 

(a) There are no service or loading areas observable from nearby sidewalks or 
residential properties. 
 

(b) The development is not subject to zoning setbacks or buffering requirements. 
 

(c) Not applicable.  
 

(ii) Parking Lot Landscaping: 
 
a) thru d) The applicant will be requesting a waiver of the parking lot 

landscaping standards based on site use. 
 

3. Water Quality, Stormwater Management and Erosion Control: 
 

a. Stormwater: 
 

(i) The site’s runoff conditions are primarily self contained and runoff sheets to the 
Fore River; therefore, issues related to offsite or downstream flooding are not 
applicable. 
 

(ii) All stormwater runoff is proposed to discharge to the Fore River. 
The project will not adversely impact adjacent lots or the City street system. 

 
(iii) All stormwater runoff is proposed to discharge to the Fore River. 

The project will not adversely impact adjacent lots or the City street system. 
 

(iv) All stormwater runoff is proposed to discharge to the Fore River. 
The project will not adversely impact adjacent lots or the City street system. 

 
b. The Stormwater Management Plan will meet the requirements and goals stated in 

Section 5 of the Technical Manual. 
 

c. The project is not located in a watershed of an urban impaired stream as listed by 
the MeDEP. 

 
d. N/A 

 
e. The project is serviced by both a public wastewater system and public water supply 

systems.  Activities associated with the site’s VRAP are intended to address 
recognized environmental conditions and improve ground water quality.  The project 
will not pose a risk of groundwater contamination. 

 
f. The project will be connected to the public sanitary sewer system which is 

adequately sized for the project flows. 
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(c) Public Infrastructure and Community Safety Standards. 
 

1. Consistency with City Master Plans: 
 
a. The project has been designed to be consistent with the City’s Zoning Ordinance and 

off-site infrastructure. 
 

b. The applicant will coordinate with utility representatives for the continuation of 
easements related to utility infrastructure crossing the site. 
 

2. Public Safety and Fire Prevention: 
 
a. The site has been designed to promote safe and inviting customer access.  

Controlled access into the interior parking spaces has been designed into the site 
plan through the use of emergency ready gates.  Certain aspects of the site including 
the LP Gas distribution area will continue to be a TWIC controlled access. 
 

b. No changes to emergency access conditions within the surrounding streets is 
proposed. 
 

c. Fire hydrants are located within the adjacent street system.  Additional fire hydrants 
are proposed within the site. 
 

3. Availability and Adequate Capacity of Public Utilities: 
 
a. The applicant will secure letters from all applicable utilities stating their ability to 

serve this project.  The project will require new utility service infrastructure to serve 
the new buildings. 
 

b. All on site electrical lines will be underground. 
 

c. All new utility infrastructures will meet the provisions of the Technical Manual. 
 

d. The project will require a new service connection to the sewer system that crosses 
the site. 

 
e. The sanitary sewer collection system will be designed to meet all applicable sections 

of the Technical Manual. 
 

f. Not applicable. 
 

(d) Site Design Standards. 
 

1. Massing, Ventilation and Wind Impact: 
 
a. The bulk, location and height of the proposed building will have been designed to not 

result in adverse impacts to abutting properties.  The elevations depicting building 
massing are enclosed in the site plan package. 
 

b. HVAC venting is proposed to be directed to the building roof and directed away from 
public spaces. 
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2. Shadows: 
 
a. The development is located in the WPDZ Zone and this standard is not applicable. 

 
3. Snow and Ice Loading: 

 
a. The proposed buildings will be designed and located such that accumulated snow 

and ice will not fall onto adjacent properties or public ways. 
 

4. View Corridors: 
 
a. The project site is located outside the Downtown Vision View Corridor Protection 

Plan. 
 

5. Historic Resources: 
 
a. The development is not located in a historic district, historic landscape district or City 

designated landmark. 
 

b. The development is not located adjacent to or within 100 ft. of a designated 
landmark, historic district, or historic landscape district. 
 

c. There are no known archaeological resources on the site except for the location of 
the former Cumberland and Oxford Canal.  There are no known aspects of the Canal 
visible at the site.  The applicant will seek guidance from Planning Staff as to any 
additional investigation that may be warranted for this element of the site. 

 
6. Exterior Lighting: 

 
a. Site Lighting. 

 
(i) Exterior lighting will be designed to meet the requirements of Section 12 of the 

Technical Manual. 
 

7. Noise and Vibration: 
 
The project noise levels will be designed to meet the permitted levels as outlined in the 
WPDZ Zone.  All HVAC and mechanical equipment is proposed to be mounted on the 
roof, or otherwise ground mounted and concealed from nearby properties. 
 

8. Signage and Wayfinding: 
 

a. All street and wayfinding signage shall meet the requirements of the Manual on 
Uniform Traffic Devices (MUTCD) and Division 22 of the City Code. 

 
(i) The project is not located in a historic district or subject to Article IX. 

 
(ii) Proposed commercial signage is still being designed and subject to a condition of 

approval. 
 

(iii) All street and wayfinding signage shall meet the requirements of the Manual on 
Uniform Traffic Devices (MUTCD) and Division 22 of the City Code. 
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9. Zoning Related Design Standards: 

 
a. The project is within the WPDZ and zoning related design standards are not 

applicable. 
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4. CONTACT WITH STATE AND LOCAL AGENCIES 

 
4.1 OVERVIEW 

DeLuca-Hoffman Associates, Inc. has contacted the following agencies regarding the presence 
of significant wildlife habitat, historic or archeological resources on the properties: 
 

• Maine Historic Preservation Office 

• Maine Natural Areas Program 

• Maine Department of Inland Fisheries and Wildlife 

• U.S. Fish and Wildlife Services 
 
DeLuca-Hoffman Associates, Inc.’s letters to, and the responses received from, each agency 
are contained in Attachment A to this section.  Generally, there are no significant wildlife 
habitats on the property.  The Maine Historic Preservation Office (MHPO) has provided 
background regarding the site’s historic uses.  Additional discussion will take place with MHPO 
as part of the MeDEP Natural Resources Protection Act (NRPA) process and the team expects 
to work closely with the landowners, City representatives and MHPO regarding the property’s 
historic features. 
 
4.2 ATTACHMENTS 

Attachment A – Correspondence with State and Local Agencies 
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Correspondence with State and Local Agencies  



 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 LANDSCAPE PLANNING 

   

 
 
April 5, 2012 
 
 
Mr. Earle Shettleworth, Jr. 
Maine Historic Preservation Commission 
55 Capitol Street 
State House Station 65 
Augusta, Maine 04333 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Mr. Shettleworth: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 
Our office is interested in determining if there are any areas within the site with historical, architectural, 
or archeological significance as defined by the Natural Preservation Act of 1966. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 
SRB/smk 
 
Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-HPC-Shettleworth.doc 
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 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 LANDSCAPE PLANNING 

   

 
April 5, 2012 
 
 
Ms. Lisa St. Hilaire, Assistant Ecologist 
Maine Natural Areas Program 
17 Elkins lane 
93 State House Station 
Augusta, Maine 04333 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Ms. St. Hilaire: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 

We are requesting your review to determine if your Department has information concerning possible rare, 
endangered, or registered critical areas which may be impacted by the project.  DeLuca-Hoffman 
Associates, Inc. is aware of the fee structure used by the Natural Heritage Program and asks that you 
invoice our office with your response. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 
SRB/smk 
 
Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-Conserv-St.Hilaire.doc 
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April 5, 2012 
 
 
Mr. Steve Walker 
Department of Inland Fisheries & Wildlife 
State House Station 41 
284 State Street 
Augusta, Maine 04333 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Mr. Walker: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 

Our office is contacting you to determine if your Department has information regarding possible location 
of any special or significant wildlife or fisheries habitats which might be impacted at the site.  Your 
prompt reply to this inquiry is appreciated. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 
SRB/smk 
 
Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-IFW-Walker.doc 









 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 LANDSCAPE PLANNING 

   

 
 
April 5, 2012 
 
 
Mr. Mark McCollough 
Endangered Species Specialist 
U. S. Fish and Wildlife Service 
1168 Main Street 
Old Town, Maine 04468 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Mr. McCollough: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 

Our office is contacting you to determine if your Department has information regarding possible location 
of any special or significant wildlife or fisheries habitats which might be impacted at the site.  Your 
prompt reply to this inquiry is appreciated. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 
SRB/smk 
 
Enclosures 
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