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SALE OF PORTION OF CITY-OWNED 
THAMES STREET PROPERTY

Atlantic Bayside Development  I  Jack Rabbitt, LLC



May 4, 2017

Matthew F. Fitzgerald, Purchasing Manager
City of  Portland
Purchasing Office, Room 103
389 Congress Street
Portland, ME  04101 

Re: Sale of  Portion of  City Owned Thames Street Property

Dear Matthew:

Atlantic Bayside Development’s proposal for purchase of  the Thames Street property meets all of  the key proposal goals outlined in the RFP.

1. Private Sector Development: The construction of  165,000 sf  of  mixed use retail, office and residential space and construction of  
structured and surface parking realizes the City’s significant private sector investment goal. Combining the Thames Street lot with the 
Marino property creates a 98,000 sf  development parcel that meets the goals of  the Eastern Waterfront Masterplan for the block west of  
Mountfort Street. This development is in the best long-term interest of  the City. 

2. Parking: Our proposal provides the 150 requested parking spaces to be leased to the City. An additional 361 parking spaces are provided 
in structured and surface parking on site.  Additional parking as needed will be provided on leased and owned spaces off  site. 

3. Future Streets: We recognize the need for Mountfort Street and the New Connector Street for access to development in the Eastern 
Waterfront. Our proposal preserves the option for the City to purchase the Mountfort Street proposed ROW from Marino. Our plan also 
meets the City’s goal for pedestrian mid-block permeability. We are prepared to sell (or trade) to the City the Marino property east of  
Mountfort. This could create added value to the small, unbuildable City parcel and affords the City the opportunity to consolidate the entire 
block east of  an extended Mountfort Street, fully realizing the vision of  the Eastern Waterfront Masterplan. 

This proposal provides the maximum available benefit to the City from the sale of  the Thames lot. Any other proposer will be limited to constructing 
a building no larger than 110,000 s.f. on the Thames parcel alone. Sale to another entity will ensure that Marino’s Fore Street property will be only 
minimally improved and will not realize its full potential value. Its continued presence will also diminish the future value of  adjacent properties. Any 
opportunity to extend Mountfort Street or realize the development goals of  the Eastern Waterfront Masterplan will be lost. 

We look forward to the opportunity to discuss the benefits of  this proposal and are confident that it will prove to be the best value to the City and 
the future of  the Eastern Waterfront.

Sincerely,

James Hanley, CEO

Atlantic Bayside Development, LLC 
50 Portland Pier, Suite 400
Portland, ME  04021
p 207.828.1080   f  207.828.1048   email: jhanley@atlanticnationaltrust.com

Atlantic Bayside Development  I  Jack Rabbitt, LLC
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Proposal RequirementsSECTION

1
1.  PROPOSAL REQUIREMENTS

Proposal Form
Our completed and signed proposal form, including our acknowledgment of  having received Addenda 1 and 2, is provided at the end of  this section.

Introduction
Atlantic Bayside Development, LLC (“Atlantic”) and Jackrabbit, LLC owned by Mike Marino (“Marino”) have entered into a joint development 
agreement.   The partnership will acquire the Thames Street property and combine it with Marino’s property located at 144 Fore Street, creating a 
larger and more developable block on the west side of  the future Mountfort Street Extension.  Over a five year period, Atlantic will develop two mixed 
use (office, residential and retail) buildings with approximately 165,000 square feet, and a 382-space parking garage.  This proposal is in the best 
interest of  the City because it best supports the vision of  the Eastern Waterfront Master Plan (EWMP).

Atlantic will immediately commence the City’s Site Plan Review process with Staff  and the Planning Board for approval of  a 92,000 square foot office 
building on the Thames Street lot.  The Marino property will be modified in the short term, leaving the Veterans’ Administration and SMRT, Inc.; 
demolishing the middle portion of  the existing building, and creating approximately 210 surface parking spaces on site.  The parking will be made 
available to the office users during the day, and then the general public during nights and weekends.  

Over the next five years, Atlantic will submit plans to the City for another 62,000 square foot office building with retail on the first floor, commercial 
office and residential floors above, and a 382-space parking garage.  Ultimately, new two-story residential units over ground-level parking will 
be constructed in the area east of  Mountfort Street. The residences will be fronted by improved open green space along the anticipated Thames 
Street extension, complementing the soon-to-be-built Amythest Lot waterfront park.  The final product will be the multi-use design with inter-block 
connectivity that the city envisions in the EWMP (see drawing #1).

Outline of Proposed Development of Property

a.  Site Concept Plan
 
 The Thames lot will be combined with the existing property owned by Mike Marino at 144 Fore Street (“144 Fore” or “Marino Property”) and 

a portion of  the City-owned Railroad siding (“Railroad Siding”; which we are additionally proposing to purchase) to create a 2.25 +/- acre 
developable parcel running from Fore Street to Thames Street (see site concept plan drawing #2). This large-block development configuration 
conforms to the EWMP vision for the block west of  the proposed Mountfort Street extension.  The proposed development provides 153,000 
+/- square feet of  multi-use space including retail, commercial and residential uses in two adjacent 4-story buildings.  A mid-block walkway, 
paralleling Thames Street in the character of  Wharf  Street farther to the west, will provide desirable pedestrian permeability.  Structured 
and surface parking provide a total of  511 parking spaces.  The development would be undertaken over a period of  four to seven years, 
commencing with the building of  a 92,000 square foot combined office and retail building on the Thames Street parcel as soon as a tenant is 
secured.  Finding a tenant will not be hard given the heightened interest in development of  the City’s eastern waterfront.

1 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 1: Site Concept
View Looking West

Atlantic Bayside Development  I  Jackrabbitt, LLC
Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 2: Site Concept Plan
Phase II Development
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Drawing #1 - View Looking West

Drawing #2 - Phase II Development Site Concept Plan



1.  PROPOSAL REQUIREMENTS (CONT’D

1. Phase I (see drawing #3) 
• 3 floors of  retail and commercial office:  80,000 sf
• 1 floor of  6 residential units: 12,000 sf
• Surface parking 111 cars
• Additional surface parking on combined Marino and City land east of  Mountfort for 99 cars (City land to be leased and improved 

by the developer).

Phase I construction respects existing VA and SMRT leases while demolishing the remainder of  144 Fore Street to provide surface parking. 

2. Phase II: Add Building 2 and structured parking (see drawing #4)
• 3 floors of  retail and commercial office: 53,000 sf
• 1 floor of  4 residential units: 8500sf
• Structured parking:  382 cars
• Surface parking : 129 cars (combined Marino and leased City property)

Proposal RequirementsSECTION
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 3: Site Concept View
Phase I Development
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 4: Site Concept View
Phase II Development
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Drawing #3 - Phase I Development

Drawing #4 - Phase II Development
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 5: Site Concept View
Phase II Development - Alternate 1
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Thames Lot Proposal
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Drawing No. 6: Site Concept View
Phase II Development - Alternate 2
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Drawing #5 - Phase II Alternate 1 (Townhouses)

Drawing #6 - Phase II Alternate 2 (Full Block Development

3. Phase II Alternate 1: Add Residential Townhomes (see drawing #5)
• 11 townhomes on a podium over surface parking (in lieu of  surface parking in Phase II)
• Green space on City Thames lot east of  Mountfort

4. Phase II Alternate 2: Alternate Building 2 (see drawing #6)
• 3 floors of  retail and commercial office space: 88,000 sf
• 1 floor of  6 residential units: 13,000 sf
• All parking to be located in adjacent (understood to be currently planned) structured parking



1.  PROPOSAL REQUIREMENTS (CONT’D)

b. Project Timeline

1. Phase I – Development initiated at real estate closing
• Design and Permitting  - 9 months
• Construction - 14 months 
• Elapsed time to occupancy - 23 months

2. Phase II – Initiated 9 months prior to VA lease expiration: April 2021
• Design and Permitting -  9 months
• Construction - 16 months 
• Occupancy - May 2023 

c. Future Roads and Rights-of-Way
 We recognize the importance of  Mountfort Street and the new connector road to the development of  the adjacent blocks as well as the new 

development at 58 Fore Street. To assist with this City goal, Marino will offer the Mountfort Street proposed right-of-way and his other property 
east of  the proposed Thames Street development for City purchase (see drawing #7).  This will enhance the value of  the adjacent small City 
parcel for future development as well as open the opportunity to consolidate the entire block east of  Mountfort as envisioned in the Eastern 
Waterfront masterplan.

d. Parking

Phase I – Parking Management Plan
Phase I will have 210 surface parking spaces on the Thames Street lot and adjacent property owned by Marino and the City.   This will provide 
a parking ratio of  approximately 2.0 per thousand for the new office, existing VA, and existing SMRT office.   It is envisioned that the City will 
lease the lot east of  Mountfort to Atlantic for market rent until the garage is  constructed.   It should be noted that from a parking shared-use 
standpoint, the majority of  the 210 surface spaces, less those for residential units, will be available for public use during nights and weekends.  
Atlantic would make these parking spaces available to the public on nights and weekends at market rates.  In addition, transient parking for 
multi-day users will be accommodated as actual parking demand will allow.  Some monthly parking will be available during weekdays and will be 
managed based on actual development parking demand.  

The parking lot will be managed with a windshield or license plate credential for office and VA parkers and a pay-and-display system for transient 
parkers. In addition, it is usual to consider on-street parking that will be included with the development.  We estimate that the 16 on-street 
spaces along the Thames Street frontage and 6 or more new spaces made possible along the Hancock Street frontage will provide additional 
flexibility in meeting public parking needs.

To the extent necessary, additional parking during the daytime will be managed through lease agreements with existing surface parking lots 
and parking garages in the area.    

Further, Atlantic owns and controls another parking garage (84 Marginal Way) and surface lot (26 Marginal Way) on the Peninsula.  Atlantic 
could make 54 spaces available to the City at 84 Marginal Way on a 24/7 basis at market rates (see map on adjacent page).    Further, Atlantic 
could make up to 200 spaces available to the general public at 26 Marginal Way on nights, weekends and holidays.   

Proposal RequirementsSECTION

1
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 7: Site Plan
Proposal Property Configuration
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1.  PROPOSAL REQUIREMENTS (CONT’D)

Proposal RequirementsSECTION

1

7 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY

Phase II – Parking Management Plan
Phase II will include a 382 space self-park parking garage.  This garage would provide a parking ratio of  approximately 2.3 spaces per 
thousand for the office users.   Given the mix of  retail, office and residential use, we believe this parking ratio will be adequate.  This adequacy is 
based on parking shared-use principals.  The retail parking demand will likely peak during nights and weekends.  Daytime retail parking demand 
will be captive to the neighborhood.  The parking structure will be managed by a parking operator.  The facility will be serviced by an automated/
gated Parking Access and Revenue Control System (PARCS).  The PARCS will allow for use by the development office, retail and residential users 
as well as general public use primarily on nights and weekends.  In addition, available on-street parking in this Phase will total 34 spaces along 
adjacent sides of  Hancock Street and Thames Streets as described above; and the extension of  Thames and a new street connecting Thames 
and Fore, both of  which are anticipated to be constructed in conjunction with the new 58 Fore Street development..  It is also possible that the 
Mountfort Street extension may provide additional on-street spaces.  This would be dependent on the long-term disposition of  the Hamilton 
Marine Building.  

It is also assumed that there will be additional structured parking in the immediate vicinity by this time that would be able to meet the parking 
demands.  Further, additional parking could be accommodated if  the City amended the height requirements to provide for more levels of  
structured parking.  Atlantic would make all of  these additional parking spaces available to the public on nights and weekends at market rates.  
In addition, a plan will be developed to accommodate neighborhood on-street parking during “snow ban” periods.

Use Parking 
Required

Parking 
Supplied

Comments

Phase I 341 New building + VA Clinic + SMRT

City parking 150

Surface parking on-site 210 Developer + city-leased land

Parking off-site 281 Obtain spaces from available area resources
Total 491 491

Phase I & II 457 Phase I and Phase II new buildings

City parking 150

New parking garage 382

Surface parking on-site 129 Developer + city-leased land

Parking off-site   96 Obtain spaces from available area resources
Total 607 607

Phase I and Phase II Alternate 479 Phase I and Phase II new buildings + new townhomes

City parking 150

New parking garage 382

Surface parking on-site   22 ‘Park under’ townhomes

Surface parking off-site 225 Obtain spaces from available area resources
Total 629 629

Notes:
1. New development parking demand based on city ordinance requirements
2. Developer-controlled off-site parking resource includes 54 spaces available 24/7 and 200 spaces available nights and weekends
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1.  PROPOSAL REQUIREMENTS (CONT’D)

Proposal RequirementsSECTION

1

9 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY

Financial Ability
Atlantic would develop the combined 144 Fore Street and Thames Street property.   Marino would contribute 144 Fore Street free and clear of  any 
debt.  The Atlantic Group would use cash to acquire the land.   As such, the development partnership would have assembled all of  the land  with no 
debt.  Atlantic would provide the additional equity to fund the development.  Further, Atlantic has long standing, substantial banking relationships 
with 3 local banking institutions, all of  whom have expressed interest in being part of  this development.  Atlantic is prepared to meet confidentially 
with City staff  to discuss its financial capacity in further detail.   

Clear Demonstration of Proposer and Development Team’s Ability to Complete Project
Both Marino and Atlantic have significant development experience and a proven track record.   Mike Marino has been a small business owner 
and real estate investor in Portland for over 40 years.  In addition to 144 Fore Street, Mike Marino has developed, owned and managed 
over 40,000 square feet of  retail in the heart of  Freeport’s shopping district.  Atlantic has developed and owned over 1 million square feet 
of  commercial office, retail, and warehouse properties throughout the United States.  In Portland, the Atlantic Group was the catalyst for 
growth in the Marginal Way corridor star ting with the AAA building in 2002.  Atlantic went on to develop 63 Marginal Way (the Gorham Savings 
Bank building) and the InterMed Buildings in 2006 and 2008, respectively (see images adjacent to this page).   As such, Atlantic has a 
demonstrated track record of  success and a commitment to being a member of  the Portland community.

A financial feasibility analysis is available upon request. 

Additional members of  the development team include SMRT Architects and Engineers, PC Construction and Walker Parking.  The team has 
proven experience working together, with SMRT Architects and Engineers having worked with PC Construction for more than 2 decades and 
with Walker for more than 3 decades.

• SMRT Architects and Engineers:  SMRT has been working with Mike Marino on options for development of  this site for many years.  They 
have significant experience with the design of  major projects in Maine including Mercy Hospital Fore River, Fore Street Office Building, the 
Gulf  of  Maine Research Institute, MaineGeneral Medical Center Alfond Center for Health, Long Creek Office Buildings, the redevelopment 
of  Pineland Campus and 4 large correctional facilities for Maine Department of  Corrections.   They are currently working on a $61 million, 
354,000 s.f. office project for L.L. Bean.  SMRT employs a staff  of  more than 100 professionals.

• PC Construction:  PC Construction has built or rehabilitated some of  Greater Portland’s and Southern Maine’s most iconic facilities including 
the Portland Museum of  Art, Canal Plaza Towers, InterMed building, Martin’s Point Portland campus, IDEXX Synergy Center, LL Bean 
campus, Pineland campus and Bath Iron Works outfitting halls.  Their full-service Portland office, which employs more than 50 construction 
professionals, is capable of  undertaking and successfully executing the Thames Street Property project.  Their in-house estimating 
services (including mechanical, electrical and plumbing estimating) will inform this project.

• Walker Parking Consultants:  Founded in 1965, Walker pioneered the field of  parking consulting. They bring to your project the expertise 
of  more than 280 employees from 16 domestic offices and 2 in the United Arab Emirates.  Their expertise in parking design, parking 
consulting and master planning informs this project.  Walker‘s local experience includes the Casco Bay Ferry Terminal garage, the University 
of  Southern Maine garage, Auburn Municipal garage, Unum parking structure, as well as parking consulting and cost estimating for Colby 
College, Eastern Maine Medical Center and Maine Maritime Academy.

A brief  summary of  our team’s relevant experience is provided in the Appendix.
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84 M A R G I N A L  WAY  CO R E  A N D  S H E L L
B AYS I D E  V I L L AG E  S T U D E N T  H O U S I N G 
Located in Portland’s Bayside district, this development included a � ve-story 
student housing complex and the construction of the City’s largest o�  ce 
building in two decades. 

PROJECT FEATURES 

• A new ten-story 107,000-square-foot building consisting of a six-story core and shell 
o�  ce building above a four-story, 533-space parking garage with three passenger 
elevators

• O�  ce building superstructure is structural steel with composite slabs-on-deck, pre-
manufactured panelized façade and EPDM roof

• O�  ce building contains full sprinkler system and rooftop HVAC system 

• A new � ve-story building consisting of a ground-level parking garage below four 
stories of student apartments

• 48,000-square-foot ground level consists of structural steel and concrete deck 
parking garage for 102 vehicles, 4,000 square feet of retail space, tenant’s lobby, 
mechanical room and storage for 95 bicycles

• The 100, 4-bedroom wood-framed student apartments are designed in a V-shape 
format creating an 11,000-square-foot elevated courtyard between building wings

• Each apartment contains a kitchen/dining area, living room, four bedrooms with 
closets and two bathrooms

LOCATION
Portland, ME

VALUE

$22.2 million
$20 million

DELIVERY METHOD

Design-Build

START DATE
April 2007
June 2007

COMPLETION DATES

October 2008
August 2008

OWNERS

Atlantic Bayside Trust, LLC
Ed Marsh
207.828.1080

Bayside Village Student Housing
Bill Pearse
207.236.4067

ARCHITECTS

84 Marginal Way
Harriman Associates
Judy Johnson
207.772.0053

Bayside Village Student Housing
CWS Architects
Ben Walter
207.774.4441

KEY PC PERSONNEL
Dan Noblet
Project Manager
Tim Street
Senior Superintendent
Mike LaPointe
Project Superintendent
Dan Haskell
Senior Safety Specialist

Atlantic Bayside Development  I  Jackrabbitt, LLC
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Selection CriteriaSECTION

2
2.  SELECTION CRITERIA

Community Integration as Guided by the Eastern Waterfront Master Plan (25 points)
The EWMP envisioned the consolidation of  the City, Marino and Farley (now Cohen) properties to create two development blocks separated by an 
extension of  Mountfort Street. Our proposal largely accomplishes this goal for the block west of  Mountfort and leaves open the future opportunity 
to consolidate properties to the east if  parties are willing.  We would entertain selling to the City the Marino portion of  the Mountfort ROW and the 
Marino property east of  Mountfort (see drawing #7). This would fulfill the goal of  the EWMP for two developable parcels as recommended by the 
EWMP Committee. This is noted and illustrated on Drawing 3 of  the EWMP (see appendix). “The committee recommends this multi-pronged and 
integrated approach to development.” Developing the City only parcel as outlined in the current RFP was deemed by the committee on Drawing 4 
(see appendix) to be a “fallback option.”  Our proposal is the only proposal that can further this vision of the EWMP. All other proposals 
will negate the extension of Mountfort Street and divide the area into disparate unrelated parcels for the foreseeable future. Only 
110,000 sf  can be developed on the Thames parcel alone, as compared to 165,000 s.f. total buildout in our proposal. Additionally it severely limits 
the potential for the small City-owned parcel to the east (see drawing #8). Drawing #9 illustrates the potential to realize the EWMP, made possible 
by the sale/swap of  the Marino property to the City.

This proposal further complies with the “Statement of  Principles for Redevelopment of  the Eastern Waterfront” adopted 6/11/01 as follows:

Character and Impact of Development - Our proposal meets these objectives by: 
• Providing additional structured parking close by the island ferry terminal.

• Creating contemporary architecture that is compatible with the adjacent historic Old Port and more recent new construction in the 
India Street neighborhood. The architecture will create an aesthetic bridge between these neighborhoods and the future 58 Fore St 
development (see drawing #1). 

• Providing for a new Mountfort Street and establishing a new pedestrian mid-block connection to the east and west.

• Preserving View corridors on both Hancock Street and Mountfort Street. 

• Designing the building to sustainable principles and minimizing impact on the adjacent community. 

• Enhancing the visual experience from the Eastern Waterfront trail by eliminating an unsightly parking lot and screening the mid-block 
structured parking from view. 

Mixed Use – Our proposal meets these objectives by:
• Creating a mixed-use development that will activate a vital urban area with retail and restaurant uses at street level on Thames Street 

and Hancock Street. Commercial office space will provide active daytime use and evening activity will be enlivened by the residential 
use and adjacent hotel patrons.

• Increasing public use of  the waterfront by the proximity of  office work force and new residences.

Economically Responsible Development - Our proposal meets these objectives by:
• Providing enhanced economic return to the City by increasing tax valuations of  the subject property as well as surrounding properties.

• Benefitting residents of  Portland through improved parking and contribution of  tax revenue. 

• Improving first impressions of  the area for tourists arriving by ferry and cruise ships thereby promoting increased tourism. 

1 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 8: Site Concept Plan
Competitor Development
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Thames Lot Proposal
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Drawing No. 9: Site Concept Plan
Phase II - Alternative 2 Development
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Drawing No. 1: Site Concept
View Looking West

Drawing #8 - Competitor Development

Drawing #9 - Phase II Alternate 2 Development

Drawing #1 - View Looking West



2.  SELECTION CRITERIA (CONT’D)

Public Benefit to the City (25 points)
The Atlantic proposal is the only plan that can accomplish the Eastern Waterfrtont Master Plan.  Specifically, the Atlantic proposal combines the 
Marino property and the Thames Street Property into one large development block with future connectivity for Mountfort Street.  This development 
also envisions a 382 stall parking garage shielded from surrounding view by new buildings.  The new development will be a catalyst for future growth 
on the Hamilton Marine property and the 58 Fore Street project.  

In the alternative, a sale of  the Thames Street property to a third party would leave Marino no alternative but to renovate 144 Fore Street and 
collect a reasonable rate of  return on its existing structure.  Stated otherwise, if  Marino loses the RFP, his highest and best use is to continue to 
own and operate the existing real estate.   This will leave the Eastern Waterfront a jumbled mix of  individual parcels without a cohesive development 
plan (see drawing #7).   

a.  Net New Jobs to the City: 
Atlantic is aware of  several large companies located outside of  the City of  Portland that would be attracted to this high visibility waterfront 
location. Given the current lack of  availability of  large plate commercial office space in Greater Portland, there will be no problem with attracting 
net new jobs to the city. Phase 1 of  the project will accommodate approximately 200 new office workers. It is reasonable to assume that a 
significant portion of  new tenants will be relocating from outside the City. We believe that 100 net new jobs is achievable in Phase 1 alone.

b.  Future Mountfort Street Extension and New Connector Road Rights of  Way:  
See Section 3.c. – Future Roads and Rights-of-Way.

Property Sale Price (20 Points)
Atlantic is prepared to pay $3.1 million for the Thames Street property.  Atlantic is prepared to fund an escrow account with $3.1 million in 
cash and close with the city within 3 days of  the award of  the RFP with no contingencies.

Additional Financial Benefits to the City (15 points)

a. Net Property Tax Revenue:  
 The proposed development will include a total of  165,000 +/- square feet and a 382 space parking garage with potential for 11 new 

townhomes.  The combined cost will range from $50,000 to $75 million, generating approximately between $1 million and $1.5 million 
a year in property taxes.   Further, this is the only proposal that is consistent with the Eastern Waterfront Master Plan, which all parties 
agree is the highest and best use of  the Eastern Waterfront, and thus will provide for the optimal long term commercial development for 
the City.

In addition, the combination of  the Marino and Thames Street lot ensures the viability of  the City’s lot east of  Mountfort.  As noted above, 
if  the Thames Street property is sold to another developer, then Marino’s highest and best use is to renovate his existing structure.  This 
would preclude combining Marino’s property and the City land east of  Mountfort Street, which essentially makes the City’s land useless 
for future development.  For this reason the City is being somewhat short sighted in selling only its land west of  Mountfort.  

b. Parking: 
See parking plan in Tab 1 Proposal Requirements Section 3.d. Parking.
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Atlantic Bayside Development, LLC
Thames Lot Proposal
City of Portland RFP# 6917

Drawing No. 7: Site Plan
Proposal Property Configuration
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2.  SELECTION CRITERIA (CONT’D)

Proposers Proven Capacity and Relevant Experience
As previously highlighted, both Marino and Atlantic have significant development experience and a proven track record.   Mike Marino 
has been a small business owner and real estate investor in Portland for over 40 years.  In addition to 144 Fore Street, Mike Marino has 
developed owned and managed over 40,000 square feet of  retail in the heart of  Freeport’s shopping district.  Atlantic has developed 
and owned over 1 million square feet of  commercial office, retail, and warehouse properties throughout the United States, including many 
Portland properties.  
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DrawingsSECTION

3
3.  DRAWINGS

This section includes the following drawings referenced in Tabs 1 and 2 of  our submission:

Drawing #1 - View Looking West
Drawing #2 - Phase II Development Site Concept Plan
Drawing #3 - Phase I Development
Drawing #4 - Phase II Development
Drawing #5 - Phase II Alternate 1 (Townhouses)
Drawing #6 - Phase II Alternate 2 (Full Block Development)
Drawing #7 - Proposal Property Configuration
Drawing #8 - Competitor Development
Drawing #9 - Phase II Alternate 2 Development

1 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY
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Drawing No. 1: Site Concept
View Looking West
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Drawing No. 2: Site Concept Plan
Phase II Development
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Drawing No. 3: Site Concept View
Phase I Development
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Drawing No. 4: Site Concept View
Phase II Development
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Drawing No. 5: Site Concept View
Phase II Development - Alternate 1
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Drawing No. 6: Site Concept View
Phase II Development - Alternate 2
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Drawing No. 7: Site Plan
Proposal Property Configuration
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Drawing No. 8: Site Concept Plan
Competitor Development
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Drawing No. 9: Site Concept Plan
Phase II - Alternative 2 Development
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4.  APPENDIX

This section includes the following information referenced in Tabs 1 and 2 of  our proposal:

1. Eastern Waterfront Master Plan Drawing 3 (attached)
2. Eastern Waterfront Master Plan Drawing 4 (attached)
3. Location of  Developer-Owned Off-Site Parking (attached)
4. Development Team Qualifications (following)

Development Team Qualifications
As highlighted in Tabs 1 and 2, we have assembled a team with a proven track record of  complex development, design and construction 
experience in Greater Portland and Southern Maine.  A brief  summary of  our team’s relevant experience follows:  

Atlantic Bayside Development, LLC
• 84 Marginal Way (with PC Construction)
• AAA Building
• Gorham Savings Bank

Jackrabbit, LLC (Freeport Retail Properties)
• Sea Birds - Lobster Cooker
• American Eagle Outfitters
• Banana Republic
• Gap Outlet

SMRT Architects and Engineers
• Pineland Campus Redevelopment (with PC Construction)
• MaineGeneral Medical Center Alfond Center for Health 
• Mercy Hospital Fore River
• Gulf  of  Maine Research Institute

Walker Parking Consultants
• Casco Bay Ferry Terminal (with SMRT)
• University of  Southern Maine Garage
• Auburn Municipal Garage

PC Construction
• 84 Marginal Way
• 667 Congress Street
• Martin’s Point Health Care Medical Office Building (with SMRT)
• IDEXX Laboratories

1 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY
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3 SALE OF PORTION OF CITY OWNED THAMES STREET PROPERTY

Pineland Campus Redevelopment
New Gloucester, ME 

SMRT worked with The October Corporation, CB Richard Ellis - The Boulos 
Company and Pizzagalli Construction toward the rebirth of  the Pineland Campus. 
The core campus, consisting of  nine brick Colonial-Revival style buildings, was 
constructed in the early 1900’s as a state mental health treatment facility. Over 
subsequent years, the physical plant was expanded to eventually include several 
hundred acres of  land and 19 inhabited buildings. 

SMRT performed facility assessments, including life safety analyses, of  all 19 
buildings. SMRT is responsible for architectural design for the rehabilitation of  
18 buildings and architectural and  structural design for the single new building. 
Pownal Hall, one of  the original dormitory structures, now houses educational and 
business tenants. The Conference Center, formerly the Administration Building, 
serves as a meeting and gathering place for campus tenants and outside groups.

MaineGeneral Medical Center Alfond Center for Health
Augusta, ME

With the goal of  re-shaping and improving healthcare delivery, SMRT led 
the design team for this 192-bed regional replacement hospital. The 
640,000 s.f. inpatient facility was designed and built using integrated 
project delivery (IPD), a first for hospitals in the Northeast. Three major 
initiatives -- evidence-based, lean and sustainable design -- guided 
development and informed the building’s program and layout, supporting 
efficiencies in energy consumption, staff  utilization and the environment 
of  care. The facility achieved LEED Silver certification.
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Mercy Fore River Replacement Hospital
Portland, ME

Positioning the hospital for future consolidation of  all patient services, 
SMRT partnered with FCFH to design Phase I of  Mercy’s new Fore River 
Campus. Programming included outpatient diagnostic and treatment 
services, short-stay inpatient surgical beds and a women’s unit. Site 
design integrated expansive surrounding vistas and gardens. The 
team incorporated “lean” and efficient practices, stretching Mercy’s 
resources and enabling their mission to provide compassionate care 
for all. SMRT continues to work with Mercy to complete their vision for 
a fully consolidated campus.

Gulf of Maine Research Institute
Portland, ME

An international research and education center, the GMRI advances 
the “dynamic fusion” of  fishery scientists, marine biological 
technology researchers and science educators. Designing for 
maximum flexibility and cost efficiency, SMRT developed a lab module 
that facilitates scientific collaboration and equipment sharing among 
tenants, protects proprietary space needs and employs a repeatable 
structural grid and efficient mechanical/plumbing layout. GMRI’s 
exterior design reflects the industrial heritage of  a working waterfront, 
while an interior public interface space features live and interactive 
digital educational exhibits.
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84 Marginal Way Core & Shell / Bayside Village Student 
Housing - Portland, ME 

Located in Portland’s Bayside district, this development included a five-story 
student housing complex and the construction of  the City’s largest office building 
in two decades. 

• A new ten-story 107,000-square-foot building consisting of  a six-story 
core and shell office building above a four-story, 533-space parking garage 
with three passenger elevators

• A new five-story building consisting of  a ground-level parking garage below 
four stories of  student apartments

• 48,000-square-foot ground level consists of  structural steel and concrete 
deck parking garage for 102 vehicles, 4,000 square feet of  retail space, 
tenant’s lobby, mechanical room and storage for 95 bicycles

667 Congress Street Mixed-Use Building
Portland, ME

Construction management services for this eight-story, 
142,000-square-foot multi-use building on a tight site in downtown 
Portland.

• 139 apartments

• Sub-grade and ground floor parking

• Steel and concrete structure with masonry and metal-panel 
siding 

• Ground floor retail space including a deli with grill

• Fitness center

• Administrative office space
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IDEXX Laboratories Synergy Center
Westbrook, ME

An additional 108,000 square feet of  new corporate office space 
constitutes Phase II of  this global pet pharmaceutical company’s 
campus expansion initiative, for a total footprint of  780,000 square 
feet.

The new public façade echoes the same palette of  white masonry, 
expansive glass and sleek metals that currently define the company’s 
image. Each elevation is individually responsive to its solar orientation 
using light shelves and screening devices to optimize available sunlight 
for warmth and day lighting.

Martin’s Point Health Care Medical Office Building
Portland, ME

Construction of  a 42,000-square-foot, state-of-the-art primary 
care medical center situated on Martin’s Point just 75 feet from the 
ocean.

• Two lower levels for parking with 218 spaces and an 
additional 194 surface parking spaces

• Campus modifications to water, drainage, sewer, teledata 
infrastructure, parking and site finishes

• Use of  BIM for siting and footprint options

• Approval from the Historic Preservation Board of  Portland 
and the Maine Historic Preservation Commission for the 
building
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University of Southern Maine Garage
Portland, ME 

Features:
• 1,144 parking spaces on 4-levels

• Built to serve students, faculty and staff  of  the University

• Precast concrete structural system

• Structural/functional design, consulting

• PARCS and signage consulting

Casco Bay Ferry Terminal Garage
Portland, ME

Features:

• 408 parking spaces on 4 levels

• Designed to serve passengers traveling to the Calendar Islands 
in Casco Bay

• Over 800,000 passengers, their freight, vehicles and mail are 
transported annually

• Precast, 2-bay structure with a Fire Boat Crew Room on ground 
level

• Pile foundation

• Brick veneer exterior facing
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Auburn Mechanics Row Municipal Garage
Auburn, ME

Features:

• 448 parking spaces on 4-levels

• Garage serves downtown employees, customers, businesses 
and visitors

• Floors are well lit and accessible

• Stairways are located on either end of  each parking floor as 
well as one elevator with full glass for interior and exterior 
viewing

• Permit parkers are divided into colored zones with each 
permit
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