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ECONOMIC DEVELOPMENT COMMITTEE 

  
DATE:  July 19, 2017 (Wednesday)  
TIME:  5:30 – 7:30 p.m.  
LOCATION:  

  

Room 24 
Portland City Hall  

 
A G E N D A 

   
 
1. Review and accept Minutes of previous meeting held on June 6, 2017. 
 
2. Review, discuss, and provide staff direction and public comment related to city staff 

recommendations to sell City-owned Bayside former Public Works properties. 
a) See enclosed memo from Greg Mitchell. 

 
3. Executive Sessions:  Pursuant to 1 M.R.S.A. 405(6)(C), the Committee will go into executive 

session  for staff to receive guidance to proceed with real estate negotiations for the following:  
a) Possible sale of City-owned Bayside former Public Works properties 

See enclosed confidential memo from Greg Mitchell. 
b) Possible 94 Free Street commercial lease and Spring Street Parking Garage Revenue Sharing 

Agreement. Verbal update provided at meeting. 
c) Possible sale of portion of City-owned Thames Street property. Verbal update provided at 
meeting. 

 
Next Committee Meeting:  July 25, 2017 
 

Councilor David Brenerman, Chair  
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Minutes 

Economic Development Committee 

June 6, 2017 
 
 
 

A meeting of the Economic Development Committee (EDC) of the Portland City 

Council was held on Tuesday, June 6, 2017 at 5:30 p.m. in Room 209 of Portland City 

Hall.  Present from the Committee was its Chair Councilor David Brenerman and member 

Councilor Spencer Thibodeau; Committee member Councilor Pious Ali could not be present.  

Also present from the City Council was Councilor Nicholas Mavodones (arriving as noted 

herein) and Mayor Ethan Strimling.  Present from the City staff were Public Facilities 

Manager Kathy Alves, Associate Corporation Counsel Michael Goldman, Economic 

Development Director Greg Mitchell, Senior Executive Assistant Lori Paulette, and Special 

Assistant to the Mayor Jason Shedlock. 

Item #1:  Review and accept Minutes of previous meeting held on May 23, 2017. 

On motion made and seconded, the Committee voted unanimously (2-0) to accept the 

Minutes as presented. 

Item #2:  Review and vote to recommend to the City Council proposed Purchase 

and Sale Agreement for sale of a small strip of unneeded City-owned Franklin Street right-

of-way to an abutter. 

 Under direction of this Committee, Mr. Mitchell said that staff has negotiated the 

proposed Purchase and Sale Agreement with NewHeight Group for $12,000, the only bidder on 

this strip of land, which Request for Bids was issued to the direct two abutters.  The EDC is 

familiar with this item, as it has taken it up on March 7, March 29, and May 23rd.  This strip has 

deed restrictions for its use as an access to lot 28-C-18.  NewHeight would continue to provide 

access to lot 28-C-18 by moving the access to under their proposed development.  With this strip 
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added to abutting property NewHeight has under contract to purchase, it can face its proposed 

residential development on Franklin Street.  Mr. Mitchell noted that the property is being sold as 

is, and NewHeight would be responsible for survey work and providing the City with 

environmental indemnity. 

Chair Brenerman asked if there was any public comment. 

 Steven Scharf of Salem Street said the City should move forward with this sale. 

 There being no further public comment, the public comment session was closed. 

 Councilor Thibodeau said that he would like to go into executive session to discuss 

property negotiations, and Chair Brenerman noted that this can be done with the other executive 

sessions at the end of the Agenda. 

 Item #3:  Continue discussions regarding Mayor Strimling’s proposed Amendments 

to Portland Tax Increment Financing Policy to include responsible contracting 

Requirements.  No public comment will be taken. 

 Mayor Strimling appreciated the Committee’s questions raised when it first took up this 

item.  He went through his Memo in the packet with 19 questions raised and responses (copy 

attached).  He noted that this was not intended to stop all TIFs, but to ensure the greatest public 

good is achieved when spending public monies.  He noted that there is precedence for this in the 

CommTel TIF approved by the Council 10/1/2001 for jobs.  It was noted that CommTel TIF 

representatives had contacted the City that CommTel was not moving forward with the project 

and was down-sizing, and, therefore, staff did not send it to MDECD for final approval; 

therefore, this TIF was never activated. 

 Councilor Thibodeau asked if there were similar requirements in other past Credit 

Enhancement Agreements (CEAs), and Mr. Mitchell indicated he would need to go through all 
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the past CEAs.  He also noted that since he has been with the City, as of 12/2008, there have 

been no such requirements in the CEAs. 

 Mayor Strimling said that he looked forward to receiving all past CEAs from the 

Economic Development Department.  He also noted that the Portland Development 

Corporation’s (PDC) Business Assistance Program (BAP) for Job Creation has a jobs 

requirement as well, 1 full-time job created for every $10,000 in grant funds provided for a low 

to moderate income Portland citizen.  This is a CDBG funded program and is tied to Federal 

regulations. 

 (Councilor Nicholas Mavodones joined the meeting at this time.) 

 Mayor Strimling then noted that the proposed amendments are for the TIF Policy only 

and not for other City projects/developments, as directed by the Council Order for this 

Committee to review proposed TIF Policy Amendments.  

 Regarding having a Registered Apprentice Program defined, the Mayor reviewed the 

definition as provided by MDOL and the USDOL, the latter noting that not all Registered 

Apprenticeship Programs are union-based. 

 Mayor Strimling said that Affordable Housing (AH) TIFs being exempt is not necessary 

because they already have to meet Davis-Bacon or state prevailing wage rates.  He did note, 

however, that AH TIFs would have issues with the clawback provision. 

 Regarding the 2.5% bonus provision, Mayor Strimling said that it was intended to 

encourage companies to go above and beyond the requirements, noting that San Francisco has a 

1% bonus rate on public projects, but not on TIFs.  Councilor Thibodeau said that he would need 

further guidance on how to do this here. 
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Regarding the proposed clawback, Mayor Strimling said it would be tied to CEA 

reimbursement, adding that the CommTel CEA also had such provisions. 

 Regarding the company meeting the hiring and wage expectations and what information 

will be made public, Mayor Strimling said that City staff has been contacted and he will provide 

additional information when available. 

 Regarding better definition of  “in good faith” and what principles would be used for a 

Councilor to rescind a TIF, Mayor Strimling cited Baltimore’s Local Hire Law, noting that rather 

rescind a TIF, to tie reimbursements to the CEA.  Again these proposed TIF Policy Amendments 

are just for those TIF projects with CEAs. 

 To determine the financial impact on a company to meet these requirements, Mayor 

Strimling noted that each business is different, and that each business would have to decide if a 

TIF CEA makes financial sense for it. 

 The question of how many Maine companies either have an apprenticeship program or 

are connected to one, Mayor Strimling said that MDOL has indicated about 60 companies (not 

including affiliated organizations) have a registered apprenticeship program. 

 Regarding subcontractors that have worked on past TIF projects and would they have met 

these requirements, Mayor Strimling said that he has contacted City staff and will provide 

additional information when available. 

 Regarding contractors and do they have their own workforce, or do they “hire up” for 

each job, Mayor Strimling indicated both. 

 Regarding “prevailing wage” requirement helping to prevent companies from 

misclassifying employees, Mayor Strimling said that this requirement would safeguard workers 

from being misclassified by enabling the City to examine certified payroll. 
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 Councilor Mavodones questioned certifying payroll and asked how this would be done by 

the City, i.e., new software required.  Mayor Strimling suggested that the CDBG program staff 

has experience with this, noting, on average, the City does one TIF CEA a year so it should be 

manageable. 

 Mayor Strimling then noted his memo also includes definitions for “Portland resident”, 

noting that Boston’s definition seems most appropriate for Portland; and the definition for 

“minorities” would come from the City’s Equal Employment Opportunity Program. 

 The Mayor closed by noting that requiring “prevailing wage” does not discourage new 

hires. 

 Chair Brenerman noted that the BAP program has its job requirements because it uses 

Federal Funds, and Mr. Mitchell agreed.  He also noted that the BAP added its own regulation to 

hire a Portland resident; that is not a Federal requirement. 

 Councilor Thibodeau asked the Mayor if he will be revising his initial proposed 

amendments, and the Mayor indicated he would be with this Committee’s guidance. 

 Chair Brenerman said that he did not know of any other TIFs that had the kind of 

requirements that CommTel had, noting that the UNUM TIF did not. 

 Chair Brenerman said that the next part of this discussion includes Q&A with a panel 

which includes:  Julie Chase with SMCC (workforce training); John Gallagher, MSHA Director 

(AH); Denis Landry, Landry French Construction – Member of ABC of Maine and AGC 

(Contractor); and Jennifer McKenna, Local 716 (Labor/Union).  Introductions were then made. 

 Mr. Gallagher indicated that the proposed clawback provision is important to MSHA, as 

it would impact the project, not the developer.  Mr. Gallagher also noted that affordable housing 

projects requesting MSHA financing get additional points – from 0 to 6 additional points - when 
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the projects have evidence that an AHTIF is involved, as it shows willingness of a municipality 

to buy into the project.  The loss of AHTIF would be detrimental to affordable housing projects.  

Over last several years, the majority of affordable housing projects coming to MSHA had an 

AHTIF component.  Regarding wage and apprentice programs, he noted concern about issues 

with recordkeeping, particularly smaller contractors and projects. 

 Mr. Landry noted that the CommTel TIF job requirement was for CommTel, not for the 

construction jobs.  He noted that the proposed amendments would affect a group of contractors, 

and also noted, that with regard to prevailing wages, most contractors already pay that.  

Reporting amendments will add costs to projects; employees and hours worked are always 

moving targets.   

Mr. Landry discussed the challenges of the amendments for the Registered Apprentice 

Program and referred to Attachment 8 of the Mayor’s packet which listed those with such 

programs (approximately 60 on the list).  If you take out non-construction entities, you are left 

with about 6.  Mr. Landry then discussed filtering out this requirement to sub-contractors, noting 

that when you bid on a construction project, you are not considering how, or the source of funds, 

you are going to be paid for the project.  These amendments would provide logistical issues for 

all those involved.   

Ms. McKenna spoke in favor of the apprenticeship program regulation, saying that it 

turns a non-skilled worker into a skilled one, and it is also about mentoring.  Registered 

apprenticeship programs are a way to train Maine people and have them stay here.  They 

currently have 25 apprenticeship programs waiting to be approved.  The programs create 

pathways and experience to move up. 
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Ms. Chase said that SMCC collaborates with employers and students to bring them 

together.  SMCC’s role is get people training, noting that the current construction training 

program is going through an overhaul.  She also added that in this program, students have been 

known to not finish and be hired by a general contractors who provide further training on the job. 

 There was discussion on CEAs and the amendments’ effect on smaller contractors, 

particularly costs and logistics.   

There was also discussion regarding education costs and how the Maine Apprentice 

Council can share in the costs for education.  Ms. McKenna said that those in an apprentice 

program are expected to learn in one year, noting that there is on the job training during the day 

and schooling at night.  There can also be apprentice programs that can further train employees 

up. 

 Mr. Landry said that the majority of apprentice programs are through the unions.  There 

is also of lot training that takes place by contractors that is not Registered Apprentice training, as 

well as regular OSHA trainings occurring.   

 Ms. McKenna noted that those in Registered Apprentice training get automatic college 

credentialing; it is formalized and those in the program can earn a degree.  She also noted that 

the Registered Apprentice certificates are recognized nationally. 

 Ms. Chase also noted that SMCC works with contractors regularly to tailor programs that 

fit their needs. 

 Councilor Thibodeau questioned how many of the now six active commercial CEAs had 

contractors using Registered Apprentice programs, and Ms. McKenna said that could be looked 

into. 
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Councilor Thibodeau asked about impacts of this passing, i.e., substantial increase in 

applications for apprentice program, also noting that if these programs are easily designed why 

are not smaller contracting companies doing this already. 

 Ms. McKenna said that the smaller contractors most likely do not know this exists. 

 Councilor Thibodeau expressed concern on the impacts on small contractors, and Ms. 

McKenna said that she can provide more information on how easy it is to participate in such a 

program. 

 Councilor Thibodeau asked about weakness in the proposed amendments, and Ms. 

McKenna said that although it is important to consider Portland first, perhaps there could be 

restrictions to go out to Greater Portland. 

 Councilor Thibodeau asked about the AH TIF and the point system.  Mr. Gallagher said 

that financing from MSHA is competitive, and with an AH TIF CEA in place, the application 

will get more points.  The more the TIF percentage capture rate, the more the points.  He noted 

that if there are clawbacks in the TIF, MSHA would most likely award zero points.    

 Chair Brenerman asked if Mr. Gallagher was aware of any other community that has 

these proposed TIF regulations in place, and he did not know of any. 

 There was discussion of tracking contractor employee hours regarding the proposed 

amendment for 25% of work hours on the construction of TIF-assisted projects be done by a 

combination of Portland residents, women, minorities, and veterans.  Mr. Landry noted that 

although there is not a mechanism for that tracking, anything can be done.  Ms. McKenna said 

that Joan Dolan, State Director of Apprenticeship at the Dept. of Labor, may have some 

statistics, including the percent of that population in the apprentice programs.  
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Councilor Thibodeau asked Mr. Landry if there was anything in the proposed 

amendments that he liked, and Mr. Landry said that prevailing wage is fine, but sees more 

weaknesses including hiring Portland residents which can be difficult, as well as issues with the 

proposed apprentice program requirements. 

 There was discussion on monitoring prevailing wages and the logistics for contractors 

and the City. 

 Chair Brenerman asked Mr. Landry that if the TIF policy amendments passed, what 

would be the impact, and Mr. Landry said that he would not bid on the projects.  The majority of 

subs are not part of the apprentice program.  He also noted others would probably not bid as 

well.  In the last year or two, Mr. Landry said that he has worked on 12 to 15 projects in 

Portland. 

 McKenna said that the Registered Apprentice Program builds people and community and 

noted again that it is recognized nationally. 

 In response to Mayor Strimling, Mr. Landry said that he has training and safety programs 

for employees and mentoring.  The proposed TIF amendments would provide more 

disadvantages to bid on a project. 

 There was discussion on the pros and cons of the proposed apprentice TIF amendment 

and the state prevailing wage requirement. 

 Mayor Strimling suggested that perhaps there could be a Plan B for the hiring of Portland 

residents going out to the Greater Portland area. 

 Chair Brenerman thanked everyone for participating in this panel discussion, and due to 

time, the Committee concurred with postponing Mr. Mitchell’s presentation. 
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Executive Session for Item #2 – Proposed Purchase and Sale Agreement for sale of a 

small strip of unneeded City-owned Franklin Street right-of-way to an abutter. 

On motion made and seconded, the Committee voted unanimously (2-0) at 7:40 to go 

into executive session pursuant to 1 M.R.S.A. 405(6)(C) to discuss real estate negotiations.  At 

approximately 7:47 p.m. the Committee came out of executive session. 

 Chair Brenerman asked if there was any public comment.  There being none, the public 

comment session was closed. 

 On motion made and seconded, the Committee voted unanimously (2-0) to recommend to 

the City Council approval of the Purchase and Sale Agreement. 

Item #4:  Executive Session:  Pursuant to 1 M.R.S.A. 405(6)(C), the Committee will 

go into executive session  for staff to receive guidance to proceed with real estate 

negotiations for the following: – Greg Mitchell 

a) Bayside Public Works property offers; 

i See enclosed Confidential Memo. 

 

On motion made and seconded, the Committee voted unanimously (2-0) at 7:50 to go 

into executive session pursuant to 1 M.R.S.A. 405(6)(C) to discuss real estate negotiations.  At 

approximately 9:10 p.m. the Committee came out of executive session. 

b) City Thames Street property sale; 

i Verbal update to be provided at meeting. 

 

On motion made and seconded, the Committee voted unanimously (2-0) at 9:10 to go 

into executive session pursuant to 1 M.R.S.A. 405(6)(C) to discuss real estate negotiations.  At 

approximately 9:30 p.m. the Committee came out of executive session and the meeting 

adjourned. 

    Respectfully, Lori Paulette 
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CITY OF PORTLAND/ECONOMIC DEVELOPMENT DEPT./389 CONGRESS ST./PORTLAND, ME  04101/(207) 874-8683 
 

 
 

Gregory A. Mitchell 
Director, Economic Development Department 

 
              

MEMORANDUM 
 

 
To:  Economic Development Committee 
From:  Greg Mitchell 
Date:  July 13, 2017 
Subject: City Staff Recommendations – Bayside Property Sales 
 
This memorandum will provide staff recommendations and rationale to sell Bayside Public Works 
properties. 
 
Brief History 
It has been the long-term goal to sell these properties per the guidance in “A New Vision for 
Bayside” issued April, 2000. To support these property sales, the city council approved the 
acquisition of property along Canco Road which has been and continues to be redeveloped to support 
the relocation of Public Works operations from Bayside. 
 
An overview of the Public Works properties by parcel number and address and their status per the 
attached map includes: 
 
Parcel 1 (55 Portland Street). Property is used as an office and is completely occupied. Relocation 
dependent upon acquiring additional property in addition to the city Canco Road property. I note that 
the property line for this property will be adjusted to be directly behind the parking spaces located at 
the rear of the building. Property sale timing needs to be coordinated to allow enough time for the 
city to acquire and relocate city employees housed at 55 Portland Street. 
 
Parcel 2 (44 Hanover Street). Property is used for heavy machinery repairs and is completely 
occupied. There is adequate property to accommodate this use at the city Canco Road property. 
Property sale needs to be coordinated to allow enough time to construct a building addition to 
relocate existing uses. 
 
Parcel 3 (56 Parris Street). Property is used as a surface parking lot to support 55 Portland and 44 
Hanover Street employees. Property sale needs to be coordinated with the sale of 55 Portland Street. 
 
Parcel 4 (82 Hanover Street). Property is vacant and available for sale. 
 
Parcel 5 (65 Hanover Street). Property is vacant and available for sale. 
 
Parcel 6 (178 Kennebec Street). Property is vacant and available for sale. Recent property title 
research indicates that the city will need to work with the Maine Department of Transportation 
(MDOT) to extinguish a deed restriction which prohibits residential development on this parcel. I 
note that the city secured both Pan Am and MDOT’s approval to extinguish these type of deed 
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restrictions on other former rail corridor property (acquired by the city from MDOT ) related to the 
Midtown Project. The documentations associated with this past approval was intended to include this 
property, but it is not clearly indicated to the satisfaction of legal counsel. Staff expects MDOT will 
approve this request. 
 
 
Staff Recommendations, Rationale and City Financial Needs 
It is noted that, with the assistance of Boulos brokers, a number of quality proposals were received 
from qualified developers and business owners which made it very difficult to select the finalists. 
 
Recommendations include: 
Parcel 1 (Ford Reiche). Redevelop the existing office building for future office use. 
 
Parcel 2 (Pachios family). Redevelop the existing industrial building for future commercial incubator 
uses. 
 
Parcel 3 (Jack Soley). New construction for upwards of 20 residential units for affordable housing 
ownership. 
 
Parcel 4 (Tom Watson). Redevelop the existing building to relocate Port Property Management from 
Grant Street, create additional commercial suites for lease, and stimulate upwards of 23 residential 
units on Grant Street. 
 
Parcel 5 (Rory Strunk). Redevelop existing building for mixed use to retain O’Maine Studios in 
Portland and create great synergy with Portland’s food culture to draw international attention. 
 
Parcel 6 (Ross Furman). New construction of upwards of 50 residential units with ground floor 
commercial use. It is noted that Ross Furman owns the rest of the city block and has plans to 
redevelop it in the future. 
 
Rationale includes: 

• Ready-to-go Projects. Developers selected have presented projects which are ready to move 
forward contingent upon city approvals and project financing; 
 

• Site Activation. The city goal is to activate development on all sites versus surface parking; 
and 

 
• Housing. Three housing projects with upwards of 93 residential units, addressing a range of 

city affordable housing needs, are recommended to include new housing construction on 
Parcels #3 & #6 and housing investment on Grant Street related to Parcel 4.  

 
• Project Diversity. There will be six different developers, large and small, for the six parcels. 

These six developers would provide great diversity in project development including office, 
retail, maker/light industrial, owner-occupied commercial buildings, low income housing, 
market rate housing, affordable condominium housing, micro-units, multi-bedroom units, new 
construction, adaptive reuse of historic properties, and publicly engaging businesses.    
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Staff feels that the selected partners provide the best-balanced return to the city in terms of proposed 
uses, neighborhood use mix and property sale prices. 
 
While there were proposals that potentially provided more housing, staff has concerns about the 
economic viability of those proposals and their ability to produce housing in a timely fashion, as is 
needed in the current market. In addition, I note that not all of the Bayside parcels are suitable for 
residential use due to a history of city industrial use, past commercial uses (which include a dry 
cleaner) and the expected site clean-up costs. All properties will be sold in a “Where As and As Is” 
condition with environmental indemnification. However, the city is working with the Maine 
Department of Environmental Protection (MDEP) to conduct Phase 2 environmental site assessments 
at MDEP expense. 
 
 
City Financial Needs include: 
Please see attached memo from the city’s Finance Director dated October 27, 2016 explaining city 
council approved financial appropriation actions to support the relocation of Public Works operations 
from Bayside to Canco Road in a two-phased approach. 
 
 
Summary 
Staff will publicly present our recommendations, at the July 19th EDC meeting, for public input and 
EDC discussion and direction. No vote of the EDC is requested at this time. Following EDC 
direction, working with the Boulos brokers, staff will proceed with negotiations with the chosen 
finalists. If staff is not successful with reaching agreement with the chosen finalists, staff will contact 
the other developers which publicly presented proposals to determine their continued interest in these 
parcels. 
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Parcel Map

1		  55 Portland Street 

	 2	 44 Hanover Street

3		  56 Parris Street

4		  82 Hanover Street

5		  65 Hanover Street

6 178 Kennebec StreetParcel
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1	 Pachios Family

2	 Tom Watson & Company

3	 Mohammed Nasir Shir

4	 Jack Soley

5	 Barrett Made

6	 Rory Strunk

7	 Thomas Toye III

8	 Ross Furman	

9	 West Bayside Development Group
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Harold C. Pachios

One City Center

P.O. Box 9546

Portland, ME 04112

June 22, 2017

Mr. Vince Ciampi

Mr. Nate Stevens

CBRE I The Boulos Company

One Canal Plaza

Portland ME 04101

RE: West Bayside Properties Proposal Overview

Dear Vince and Nate,

Thank you for your email on June 7th asking us to revise our May 16th offer. Enclosed with this letter,

please find our group's revised offer to purchase certain parcels of the City of Portland Public Works'

properties known as the West Bayside Properties in the CBRE I The Boulos Company's offering. To

provide the City with maximum flexibility as it reviews offers, we have presented several different

options:

Option A: Parcel 1, Parcel 2 and Parcel 4

Option B: Parcel 1 and Parcel 2

Option C: Parcel 2 and Parcel 4

Option D: Parcel 2

Option E: Parcel 4

*note: we are not interested in owning Parcel 1 only.

Although we are providing the City with a range of options described above, our preference is to

purchase Parcels 1, 2 and 4 together. Our vision and goal is to revitalize that area of Portland into a

vibrant commercial environment, and we believe the most effective way to achieve this is by owning

and operating Parcels 1, 2 and 4 together.

Specifically, at 44 Hanover Street (Parcel 2), we plan to renovate the existing structure and maximize the

usable space by creating second floor mezzanines. We would create incubator-style spaces and work

environments for small business owners to have a location on the peninsula that offers flex-space which

could be used for maker-space, artist-space, office use, beverage making, and service-based uses, with

affordable, market rents and on-site parking. There is a need for this type of space to service small

businesses in Portland.



At 82 Hanover Street (Parcel 4), we would renovate the existing building for commercial uses, similar to

44 Hanover Street, and hope to create synergies with the other properties at 55 Portland and 44

Hanover, with more affordable parking options and complimentary businesses, such as restaurants,

galleries and retail stores.

The uses we envision for these buildings are allowed by zoning and we plan to allow for build-to-suit

commercial units to allow flexibility and better meet local business needs and demand. We have worked

with Ryan Senatore Architects to create concept floor plans showing potential subdivisions, along with

renderings of the exterior and preliminary concept parking plans, for both 44 Hanover and 82 Hanover

Streets.

At 55 Portland Street (Parcel 1), we understand the City does not desire a long-term leaseback, but we

are open to a short-term leaseback during a transition period for the Portland Public Works Department.

Once vacated, we would renovate the existing building and lease the property to tenants interested in

this convenient, mixed-use West Bayside neighborhood.

The objective is to attract more commercial businesses to this particular area and create more jobs and

a diversity of employment options. We have already had discussions with local businesses, and have

i nterest from a physical therapy and strength and conditioning facility, an architecture firm, and a

construction services firm for office and design studio space, and we would offer built-to-suit

commercial units to meet their requirements.

Our family has owned and operated commercial property in Portland, and have been closely involved in

its development progress, for over 70 years. We have close personal and business connections with local

and real estate expertise to complete this project. Not only do we have the financial and operational

resources to acquire and develop the properties, but also to continue to operate them in a first-class

manner for a long time. We are personally invested in and connected to Portland, and are extremely

excited about the possibility of helping to revitalize a portion of West Bayside.

Thank you for the opportunity to provide this revised proposal. We look forward to your response and

welcome any questions or specific feedback on this offer.
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DESCRIPTION OF INTENDED USE

 82 Hanover

o Relocate Port Property Management headquarters to 82 Hanover from 104 Grant Street in Parkside
o Bring in retailers/partners who will contribute to the community as well as the economy 
o Open spaces/commons available for public use
o Leverage large rooftop for decks and greenspace to add comfortable density to neighborhood
o Creates opportunity for construction of 23 units on Grant Street and eliminates an office/warehouse that sits in the middle of the Parkside  
 residential neighborhood

 44 Hanover

o 16 separate spaces all with autonomous access to the street.  
o One Central Space of over 3,500SF for a public/communal user like pub, café, eatery
o Glass OHD to promote openness, and allow for artists and artisans to combine retail display space to their work space.  Promote marketplace 
 environment
o Affordable/accessible to the creative community at under $1,000/month.

 Lancaster Court (between 82 Hanover & 44 Hanover)

o Commons/courtyard space open to public for public use 
o Available for outdoor recreation including farmers market and small music venue for tenants and managers to promote work/events.
 Display and value public art and communal aesthetic enhancements
• Cobble stone street
• Trees/landscaping
• Fountain/water wall

 56 Parris Street

o 23 2 BR 2 Bath units
 Unique product to Portland 
 Create product for families (2 bathrooms) or multiple roommates (making it affordable)
 At 23 units, 4 stories high it is scaled to the other buildings in the neighborhood



104 Grant St. Portland, Maine 04101 
Phone: 207-761-0832   Fax: 207-761-8048

June 22, 2017 

Thomas Watson founded Port Property Management in 1993 with his father Jack 
who later sold his half of the business to Russell Pierce (Tom’s brother-in-law).  
Tom and Russ have had a successful partnership for the last 17 years and 
currently employ 41 full time employees, most of whom call Portland their home. 

Port Property manages over 1,300 apartments and commercial spaces in Portland 
and South Portland, the bulk of which are on the Portland peninsula.  All of the 
properties are owned by Port Property related companies. 

Tom graduated with a B.A. from Stanford University in 1985 and received an MBA 
from Boston University in 1992. 

He lives in Portland with his wife Judy and their 3 children, all of whom attend 
Portland Public Schools.  

Tom Watson & Company

 Thomas Watson 
(207) 252-0358
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I. Development Approach  

 
M. Nasir Shir and Community Housing of Maine (“CHOM”) propose to collaborate on 
redeveloping the 56 Parris Street property into a residential project that may incorporate 
affordable, rental apartments and/or for sale units, street level retail, and on-site parking. 
 
The new construction 24-unit residential project will be 4 stories with on-site parking. The 
units will be a mix of studio and 1-bedrooms, either apartments or condos. The precise mix 
of unit types and sizes, and the desired price point will be finally determined based on 
conversations with City staff, the Bayside neighborhood, and on the results of a market 
study and feasibility analysis. The analysis will be necessary to support any application for 
financing, and to attract the necessary equity investment such a project will require.  It will 
also inform the unit mix and price point, which will, in turn, influence design and 
construction approaches to the building.  The community discussion is an important part of 
Place Making, and helpful in determining appropriate design, and can lead to beneficial 
collaboration with other redevelopment efforts in the area. 
 
Mr. Shir began acquiring properties in Portland in 1997 and currently owns 7 buildings 
consisting of 11 units of residential housing around Portland. Mr. Shir’s family owns an 
additional 2 properties in Portland. He views the proposed project as an investment in his 
community, providing much needed housing for the city’s workforce with rents capped at 
rates that are affordable for households making up to, but not more than, 120% of Area 
Median Income. Prior to construction of the residential building, the site will provide 
additional parking for the nearby mosque. CHOM also approaches real estate development 
as a place making effort, with surrounding community support and involvement an integral 
part of the process.   
 
CHOM, a non-profit affordable housing developer, will qualify the tenants, determining that 
they are eligible to take advantage of any rent controlled units, and ensure this housing is 
available for working households in this income bracket for decades to come.  The 
community benefits by getting the building into the hands of an organization whose 
mission is the creation of housing opportunity for people with low- and moderate-incomes, 
and whose operations already include an understanding of and ability to accurately 
determine, monitor, and report on income eligibility under various government financing 
programs. It gives both the City and the developer a high level of confidence that the 
preservation of affordable, workforce housing, will be met over time. 
 
 

II.  Development Concept  
 
Portland needs new construction, smaller (studio and one-bedroom) units, both for rent 
and for sale, that are accessible and affordable. A preliminary analysis of site condition, 
topography, and applicable zoning for 56 Parris Street suggest that 24 units could be 
constructed on this site, with a small retail store on the first floor.  
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We arrived at this projected density based upon a preliminary analysis of the zoning in 
place. We project that a building with a footprint equal to about 6,175 square feet, would 
yield approximately 5,376 square feet of rentable residential space on the three upper 
floors. A large portion of the first floor would house 14 open-air parking spaces, plus stairs, 
elevator, mechanical room, small entrance lobby and a small 20’ X 35’ retail space, which 
would help further activate the street.   
 
Condos could average about 1000 to 1200 square feet, so 4 or 5 units per floor, and 
apartments could average 400 to 600 square feet per unit, or 8 per floor. While the current 
zoning will allow a 85’ tall building, it also currently restricts the site to 24 residential 
units. If Division 30 affordable housing bonuses were applied to the B2b zone, we could add 
an additional floor (or 2 max) of residential units, and replace any 2 adjacent 1-bedroom 
units with 3 studio units to further increase the available affordable housing units. The 
ability to increase the density to accommodate additional affordable units while still 
adhering to the height requirements, would make the project more cost effective and help 
alleviate the affordable housing shortage Portland is facing. 
 
Our goal would be redevelopment of the 56 Parris Street property in a way that is 
economically feasible and enhances the neighborhood and its associated amenities, 
delivering the type(s) of housing that will best contribute to Portland’s needs, using a 
design successful in blending new and existing neighborhood development in and around 
other urban areas in Maine.  
 
Further due diligence is necessary to finally determine how many of which type of 
residential units can be built at 56 Parris Street, and for what price. Price is a factor of the 
cost of the land, engineering, design, and permitting, construction, marketing and sales, or 
leasing, and the cost of capital. The cost of construction is the largest part of the equation, 
and will be comparable to construction costs elsewhere in Maine. Likewise, the cost of 
capital will be affected by the Lender/Investor’s confidence in the Developer’s ability to 
deliver, and in the market for the product. 
 
Drawing on CHOM’s experience of designing, permitting, and building new construction 
apartment buildings of comparable size elsewhere in Maine, this building will cost between 
$4 and $5 million dollars to build.  
 

III.  Development Timeline  
 
Mr. Shir would continue to operate the property as surface parking for a period of 3- 5 
years while pursuing permitting, engaging in design development and securing financing.  

 
During that period, the development team’s desired approach would include engaging the 
public in a series of meetings to include Portland’s planning department, the purchasers of 
other surrounding parcels, and the neighborhood. The results of those meetings would 
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inform a market study and feasibility analysis, for which a third-party professional would 
be hired. 
 
While the market study is in progress, the development team would complete site analysis 
and begin design development. When the market study is complete and conceptual designs 
available, the team will begin permitting.  
 
Any identified sources of public financing, which would be necessary to provide below 
market rate community benefits, would be subject to the timing and the rules of 
procurement for those sources.  Competition for the Low Income Housing Tax Credit, for 
example, takes place once each year. Market rate debt would also be subject to regulatory 
requirements, such as the procurement of an as-built appraisal (which requires fully 
completed plans and specifications), which must be completed before construction can 
begin. 
 
The development team has the experience, the resources, and the support from an array of 
third party professionals to deliver an excellent residential building in the City of Portland 
in a reasonable period of time. Thank you for the opportunity to deliver this proposal. 



 
264 U.S. Route One, Suite 100-2A, Scarborough, ME 04074  |  Phone: 207.774.4441  |  Fax: 207.774.4016  |  www.CWSarch.com 

 
Page | 1 

 

 
 

 
CONCEPT UPPER FLOOR PLAN (THREE LEVELS) 

 
CONCEPT LOWER FLOOR PLAN (ONE LEVEL) 



 

 

 Twenty - One Bedroom Workforce Condominiums 

 Cost below $200,000.00 per unit 

 One parking space on-site per unit 

 Elevator 

 Storage for each unit 

 

PERISCOPE LOFTS 
BAYSIDE PARCEL #3 



 

 

 

PERISCOPE LOFTS 
PROPOSAL

Twenty Workforce Homeownership Condominium Units

About the Developer 

Jack Soley is the co-founder of East Brown Cow Associates, owner and manager of over 1.4 million square feet of office and 
retail space in the greater Portland area.  Jack is a successful developer of condominium projects on the Portland peninsula 
and has been involved in many commercial mixed use and residential projects in southern Maine.  Jack is also a former mem-
ber of the Portland Planning Board. 

About the Project 

We propose to build twenty - one bedroom condominium workforce units for sale.  All units will be affordable to buyers at 
or below 120% of the area medium income (AMI).  Accordingly, all units have a target purchase price below $200,000, the 
maximum sale price allowable calculated by HUD for affordability to 120% AMI for 2017. 

We are seeking no federal public assistance construction funding or municipal tax increment financing (TIF), which will 
allow for project completion considerably faster than a comparable subsidized development. 

The one bedroom condominiums will have tall ceiling heights and average 400 square feet.  All units will be fully appointed 
with quality appliances and amenities typical of condos at higher price points, including balconies.   The top floor will also have
a communal balcony with great views of the Back Cove and sunsets.  Exterior siding will utilize durable materials (no corrugat-
ed metal).  The scale, architectural detail and window plan will be compatible with surrounding residential and commercial prop-
erties.  The building will be sited and oriented towards the street to create an active, urban wall which interacts with Parris
Street.  Fencing will be used to screen the surface parking lot from the street or neighboring properties.  In addition, there will
be owner storage units and an area for bicycles on the ground floor.

Although we have included one parking space on site for each unit, we anticipate that the urban location will allow and en-
courage residents to use other forms of transportation.  Our anticipated demographic will likely include a higher percentage of
pedestrian and bicycle transit due to the unit sizes.

The modest site plan will keep Home Ownership Association (HOA) fees low.  Heating and cooling will be provided by efficient 
mini split heat pumps.  Ownership expenses will be kept low due to unit size and a well insulated building envelope.   

Our offer of $175,000 for Bayside Parcel #3 is above City assessment for the lot.  We believe that there will be considerable 
environmental mitigation work necessary as a result of historical use of fire debris fill on the site.  Consistent with other area
sites, we expect to find arsenic and lead on the lot and anticipate that the project will require a VRAP application.  Appropriate
remediation and institutional controls will include a Phase 2 Environmental Assessment report as well as potentially expensive 
capping and disposing of contaminants. 



 

 

 Parking for each unit 
 Storage for each unit 
 Lobby area 
 Mail room 

 

PROPERTY FEATURES 
PERISCOPE LOFTS 

LEVEL ONE 

MALONE COMMERCIAL BROKERS  |  5 MOULTON ST. 3RD FL, PORTLAND MAINE  |  207.772.2422  |  MALONECB.COM 



 

 

 

PROPERTY FEATURES 
PERISCOPE LOFTS 

LEVELS TWO & THREE 

MALONE COMMERCIAL BROKERS  |  5 MOULTON ST. 3RD FL, PORTLAND MAINE  |  207.772.2422  |  MALONECB.COM 

 7 units - 400 SF each 



 

 

 

PROPERTY FEATURES 
PERISCOPE LOFTS 

LEVEL FOUR 

MALONE COMMERCIAL BROKERS  |  5 MOULTON ST. 3RD FL, PORTLAND MAINE  |  207.772.2422  |  MALONECB.COM 

 6 units - 400 SF each 
 Common area deck 



 

 

 

PROPERTY FEATURES 
PERISCOPE LOFTS 

TYPICAL LAYOUT 

MALONE COMMERCIAL BROKERS  |  5 MOULTON ST. 3RD FL, PORTLAND MAINE  |  207.772.2422  |  MALONECB.COM 

 1 Bedroom 
 Open Concept 

 Kitchen 
 Living Room 

 Bathroom 
 Balcony 
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May 12, 2017

Re: Offer and Proposed use for 65 Hanover St. in Portland. 

Barrett Made was founded in 2015 by Rob Barrett, a Portland native who grew up in Portland’s East Deering neighborhood, attended 
Portland Public Schools and received a bachelors degree from USM.  Rob started Barrett Made to provide a customer focused 
approach to building and design. With a diverse business model catering to a range of clients and projects, strong local ties, 
connections and a talented staff, Barrett Made has quickly become a household name in Greater Portland. Our current office on Union 
Wharf in Portland’s Old Port was leased because of its central location and authentic feel, but after a year the space is too small to 
accommodate a rapidly growing company. Rob has been searching for a Portland location to move his business, build equity in and 
enact plans that will create a lasting and positive impact on the Portland community. The building at 65 Hanover Street is the perfect 
fit. 

Below is a brief description of our proposed use of the building and phases for the renovations.  There is also an attached floor plan 
and renderings for reference: 

Phase 1 
	 Barrett Made Offices and Work Shop - At Barrett Made we pride ourselves on collaborating with local businesses and crafts 	
	 people. Our office and workshop will expand on this and be an accessible and inspiring place for us to work and for local 	
	 schools (future builders!) and groups to visit.	
	 4 City Shop Spaces - Full workshop and office combination spaces for people looking to grow their business and be located 	
	 near creative like minded people. We envision metal workers, potters, painters and others.
	 1 Maker’s Space  A 20-bench open space for people who are looking to start something new or explore a hobby further in a 	
	 more professional studio-like setting.  This will have 24hr access through a check-in area and space to display ideas and 	
	 products.
	 Improve the exterior of the Building Add green space and solar panels for a net zero building which will help offset 	utility 	
	 costs for the tenants and makers.

Phase 2 
	 25 Unit Apartment Building - We all know there is a housing shortage in Portland and my aim is to provide affordable, 	
	 modern, and central housing for lower to middle income people. We see this is being a vibrant and “cool” place to live. 
	
My goal is to make this a creative hub and an exciting addition to the City. It will provide a place for a community of people to expand 
on their interests, learn from their peers, and be exposed to opportunities all under the same roof. This would be a highly beneficial 
and positive endeavor for myself, my business, many Portlanders and the City of Portland.

Thank You For Your Consideration,

Rob Barrett
Owner, Barrett Made

P R O P O S A L  F O R  6 5  H A N O V E R  S T R E E T
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P R O P O S E D  F L O O R  P L A N  D I A G R A M

1

2

3

3

3

3

4

5

EXISTING PARKING AREA		  14,100 SF

MAKER SPACE			   1,250 SF

‘CITY SHOP’ SPACES		  875 SF/PER UNIT

BARRETT MADE SHOP SPACE	 4,300 SF

BARRETT MADE OFFICES/STUDIO	 2,950 SF

LANCASTER STREET

ALDER STREET

HANOVER STREET

SO
UT

H
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Date: 6.22.2017 

To: Greg Mitchell & Review Council Members 

Fr: Rory Strunk 

Re:  O’Maine Studio Final Bid for 65 Hanover (Cushman’s Bakery Building) 

 

Dear Greg, 

Please find attached 3 documents to update our final bid or 65 Hanover Street. 

Reflecting our commitment to securing the old Cushman’s Bakery we have increased our 

bid/LOI from $825,000 to $950,000.  

A great deal of our excitement and vision was generated by the preexisting architecture and 

its historic roots as Cushman’s Bakery.  Our 3D model of the exterior of Cushman’s Bakery 

includes the new uses of the building that we addressed in our original proposal.  The 3D 

images include the Maine Garden that will showcase Maine’s diversity of produce, “Kick Start 

Kitchen” for incubating new Chef restaurant concepts (the glass part of the roof towards the 

back) and the indoor/outdoor design for hosting food festival events. 

 

It is extremely hard to achieve a world class stature and elevate a brand to global leadership 

position. I firmly believe Portland and Maine’s culinary and food system resources are on the 

threshold of achieving a global brand.  The ability to accomplish that status is only possible 

because of the decades of city and entrepreneurial investment that have taken place in 

Portland.  Attached is some of the strategic benchmarks in Portland/Bayside that are key 

building blocks. 

 

Our current neighborhood by Rufus Deering is being rapidly absorbed by condos.  Emerging in 

Bayside over the last 10 years are numerous food and hospitality businesses creating a 

dynamic food and beverage entrepreneur neighborhood. The city’s real estate assets that 

have been put up for bid in Bayside are a unique opportunity to add to the vibrancy of the 

sector growth.  

 

O’Maine Studios’s vision is to continue to build on the assets already in place in Portland/ 

Bayside and create a world class culinary media and event center that has a global draw. It is 

a dream scenario to make it happen in the old Cushman’s Bakery.  

 

All the best, 

 

Rory 

 

 











 

 
 

 
 
 
 
 

 

 

 

The Food & Beverage and Hospitality industries are two of the fastest growing business 

sectors in Maine and across the country. O’Maine Studios believes the timing is right to 

aggressively market the quality and sustainability of Maine’s food business ecosystem to 

consumers and food service companies across the NE region, national and international 

markets.  

  

Maine’s food ecosystem is blessed with natural resources but is underfunded and under 

marketed. Those states which are most successful in the local food movement are 

benefitting from access to funding resources that Maine does not have.  

  

Food Town is a marketing and product sales initiative designed to help build support for 

Maine’s food ecosystem and its related hospitality industry. Food Town will address Maine’s 

under-funded and under-marketed challenge with a three-year ramp of funding and a 

defined marketing strategy that helps Maine become a leader in this highly competitive 

marketplace.  

  

 

 

Our mission is to bring the top influencers in the culinary world to Maine, and then export the 

vibrancy of Maine’s quality food and beverage culture to the world. We will accomplish this 

mission by creating best-in-class media and influencer event marketing campaigns to drive 

the demand and increase the value of Maine’s food and beverage products.  

  

Three years ago, O’Maine Studios placed a bet that we could build a world class production 

studio in Portland, Maine with a focus on creating food related content. Our analysis of the 

marketplace suggested that there were several positive factors working in our favor. First, 

the diversity of farm and sea products in Maine is unique. Second, we have easy access 

(within six hours) to clients in two of the largest east coast markets in Boston and NYC. 

Third, the reputation of Maine’s chefs and restaurateurs is on the rise. Finally, the emerging 

trade for food and beverage that was established with Portland’s partnership with EIMSKIP 

shipping to the North Atlantic countries presents many opportunities for us. 

  

We see the opportunity for the Maine food ecosystem to become a center of leadership and 

influence within the U.S food industry. It is our vision that the Food Town initiative will play a 

vital role by providing the necessary capital needs. 

 

FOOD TOWN INITIATIVE 
Statement of Mission 

 

 

O’MAINE STUDIOS MISSION & MAINE OPPORTUNITY 
 



 

 
 

 

 

 

The rural food systems of Maine are the backbone of Maine’s food economy. From Madison 

to Caribou, the small communities of Maine have seen the economic wheels of traditional 

industry erode with the loss of Maine’s paper, shoe, and military industries. It has become 

increasing clear that diversity in the business base of rural communities is critical to 

economic survival.  

 

In communities like Madison, the commitment to diversity in their economy is being led by 

entrepreneurs in food and beverage production. When all the elements come together, the 

seed of one successful food or beverage company in the right community can launch its own 

food and tourism hub. The formula attracts new food and beverage entrepreneurs, new 

businesses to support the food and production companies, and a new vitality to the town’s 

pride.  

 

 

 

O’Maine Studios & Media Kitchen has created Food Town as a nonprofit organization to 

create community growth within the food, beverage and tourism economy as a revitalization 

strategy for rural Maine communities. 

 

Food Town has a three-part strategy: 

Create Demand 

Market rural food communities to increase demand for the products 
 

Create Funding 
Aggregate financial funding from private and public sectors 
 

Create Investor Growth 

Educate and celebrate with community food and beverage events that help 

impact policy and stimulate investor interest 

 

 

 

 

 

 

 

 

FOOD TOWN NONPROFIT MISSION 
 

BUILDING MAINE’S ECONOMIC IMPACT 
 



 

 
 

 

 

 

Most funding and public grant programs for food and beverage companies are earmarked 

for operational investments. There are few public funding sources dedicated to increasing 

demand and building the market value of the products created. Food Town is seeking to 

raise $2 million in grants and private partnerships. 

 

Private Sector  
30 plus top Maine companies with vested interest in the Maine economy – Banks, 

Insurance, Global/National Food Companies, Auto, Retail  

$1.5 million goal with 20 companies at $25,000/company/year for 3 year commitment  

 

Public Sector at Federal Level  
USDA Grants dedicated to food system marketing  

$200,000 Grant for 3 year investment 

 

Public Sector at local level 
Maine based Foundations 

$200,000 to match USDA Grant 

 

Sponsorship 
Private Sector sponsorship commitments for educational celebration events  

$100,000 goal of annual sponsorship from Maine & Out of State companies.  

• Chef Summit 

• Taste Maine’s Future 

• Maine Oyster Brew 

• Wild Maine Food Week 

• Rural Maine Food Celebration Events 

 

 

 

 

 

 

 

 

 

 

FUNDING FOOD TOWN PRIVATE & PUBLIC SECTORS 
 



 

 
 

 

 

 

There are five pillars comprising our strategy to accomplish the Food Town mission. 

 

Pillar 1 – Grant Funding 
The Federal-State Marketing Improvement Program (FSMIP) offers grants with a one-to-one 

dollar match to assist in exploring new market opportunities for U.S. food and agricultural 

products, and to encourage research and innovation aimed at improving the efficiency and 

performance of the marketing. This program could provide significant funding (up to $200k) 

for Food Town.  

 

Pillar 2 – Collaboration and Partnerships 
“The whole is greater than the sum of its parts.” By creating partnerships between Maine and 

Maine-invested food and beverage companies on a project-by-project basis, we will amplify 

the messaging about the quality and benefits of Maine food products. Maine-invested 

includes companies that are headquartered outside of Maine but operate Maine divisions of 

their business in Maine.  

 

Pillar 3 – Food Town Marketing Programs 

There is a national food or beverage product celebrated every day of the year in the United 

States. Our alliance will seize “ownership” of specific food day campaigns and use them as a 

marketing platform. This national food day concept was validated with our National Wild 

Blueberry Pancake Cook-Off on National Blueberry Pancake Day at the 2017 Chef Summit.  

 

Pillar 4 – Connecting with Influencers 
Influencers, by their very definition, hold sway in shaping the opinions of consumers. We will 

establish an inner circle of influencers and include them in our food-related events and 

activities. We intend to engage a cross section of influencers among various disciplines, 

including chefs, press, cookbook authors and leading authorities in fish, produce, dairy and 

local grains.  

 

Pillar 5 – Investor Growth Through Education and Celebration 
There are a wide range of challenges at the policy level that directly impact economic growth 

in Maine’s food, beverage and tourism industries. Educating policy leaders on those issues is 

an ongoing need and challenge. Funds are dedicated to creating consistent messaging on 

the issues, and inspiring policy change that will lead to increased investment in the rural 

food systems.  

FOOD TOWN FIVE PILLAR ACTION PLAN 
 



 

 
 

 

 

 

10 Regions of the state of Maine where we find the strongest density and clustering of 

Maine’s food and beverage producers.  

 

 

 

 

 

FOOD TOWN CULINARY INFLUENCER MAP 
 



 

 
 

 

 

 

The strategy of Food Town’s influencer marketing will be focused on developing chef and 

culinary leader relationships for 13 US direct flight markets to Portland, Maine. Additional 

outreach will be made in Eastern & Maritime Canada & key North Atlantic countries such as 

Iceland & Norway. 

 

FOOD TOWN INFLUENCER MAP 
 



 

 
 

 

 

 

 

 

O’Maine Studios develops local, regional and national culinary themed events that elevate 

the influence of Maine’s food system. The influencer event concepts are developed in 

partnerships with Maine’s food, beverage and hospitality industries. 

  

Chef Summit  

A global gathering of culinary and hospitality innovators. The 3rd annual event is 

slated for January 2018. 

 

National Wild Blueberry Pancake Cook-Off  

Chef influencers creating media and content, highlighting Maine’s Wild Blueberries. 

The 2nd annual event will be in January 2018. 

 

Food Town  

Public and private partnerships to grow demand for Maine’s rural food systems. 

Applications go out to key grant programs such as the USDA.  

 

Wild Maine Food Week  

Create a national media event showcasing and celebrating the abundance of Maine’s 

wild food and beverage products and culture. Fall 2018. 

 

Maine Oyster Brew  

Pairing Maine’s craft brewing and oyster industries to increase out-of-state product 

demand, and market the Maine Beer Trail and Maine Oyster Trail. Fall 2018. 

 

Taste Maine’s Future  

Educational events to help inform Maine’s policymakers on the opportunities and 

challenges that impact the growth of Maine’s food, beverage and hospitality 

industries.  

 

Over 30+ plus events have been developed and hosted at O’Maine Studios during our first 3 

years. These events range from new product launches that we’ve hosted for Wyman’s and 

Bristol Seafoods to educational workshops such as Maine Grain Alliance’s Art of Bread. 

 
 

EXAMPLES OF O’MAINE’S INFLUENCER EVENTS 
For Maine’s Food/Beverage & Hospitality Industry 

 



 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

O’MAINE STUDIO PARTNERS 
3 Years of Creating Local, Regional & National Partners 

 



 

 
 

NORTHSTAR SHEEP FARM 

SODEXO LOCAL APPLES CHEF SUMMIT 2017 BRISTOL SEAFOOD SHOWCASE 

SODEXO LOCAL LETTUCE TRANSPORTATION MATTERS GREENHEAD SHOWCASE 

 
 
 
 
 
 
 
 
 
 
 
 
 

O’Maine Studios has been developing industry, brand and state level partnerships focused 

on exporting the Maine brand with influencer events that translate into compelling content 

and media coverage that helps grows demand and value.  

CLICK ON PHOTOS TO VIEW VIDEOS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 

BUILDING DEMAND 
For Maine’s Food & Beverage Industry 

 

MAINE FOOD BRAND 

WILD BLUEBERRY ASSOCIATION HONEY PAW 

https://vimeo.com/166393748
https://vimeo.com/202228716
https://vimeo.com/203474100
https://vimeo.com/198683165
https://vimeo.com/167913053
https://vimeo.com/179133271/39e60f3b0e
https://vimeo.com/136936260
https://vimeo.com/176790220/69ea5508d1


 

 
 

 
 
 
 
 
 

 
 
 
 

The Tao restaurant franchise started from the vision of founder Richard 

Wolf and his partners converting a former carriage house into spectacular 

dining experience. The Tao restaurant and clubs include 3 US cities and 

Sydney, Australia. The Maine connection began when Rich Wolf and Rory 

Strunk struck up a friendship on a rafting trip on the Colorado River.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

FOOD TOWN CHEF INFLUENCERS 
 

Corporate Executive Chef/ Partner Ralph Scamardella 

SYDNEY, AUSTRALIA 

LAS VEGAS, NV 

NEW YORK CITY, NY 

LOS ANGELES, CA 
Vandal · Avenue · Beauty & Essex · Bodega Negra 

LAVO Nightclub · LAVO Restaurant · Marquee NY 

PHD Rooftop Lounge · PHD Terrace at Dream Midtown 

Stanton Social · TAO Downtown 

TAO Uptown · The Beach 

  

Avenue · Beauty & Essex · Luchini Pizzeria & Bar 

TAO Asian Bistro · The Highlight Room 

  

LAVO Casino & Sports Bar · LAVO Italian Restaurant 

Marquee Dayclub · Marquee Nightclub · TAO Beach 

TAO Nightclub · TAO Asian Bistro 

  

Marquee- The Star Sydney 

  



 

 
 

 
 
 
 

 
 
 
 

Clinton Street Bakery and co-owner chef Dede Lahman has expanded from 

NYC to 4 global markets. Clinton Street Bakery includes Wild Blueberry 

Pancakes among its celebrated. The Wild Blueberry Commission of Maine 

has natured relationships with chefs that love our Wild Blueberries. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Chef Dede Lahman of Clinton St. Bakery 

NEW YORK CITY, NY 

DUBAI, U.A.E. TOKYO, JAPAN 

Clinton St. Bakery · Community Food and Juice Bar 

 

FOOD TOWN CHEF INFLUENCERS 
 

SINGAPORE, CHINA BANGKOK, CHINA 



 

 
 

 

 

 

 

 

Maine lobster is recognized as the premier brand for lobster throughout the world. Imagine 

the economic impact if we could promote another Maine product that would have Maine 

lobster’s culinary status of supreme quality combined with outstanding tourism impact. If the 

proper resources were committed, the Maine oyster could become the world’s premier brand.  

 

The dynamics of building demand and creating a consumer culinary experience was 

brilliantly employed by the California wine industry, shifting the world’s wine market from 

France to vineyards of California. The California vineyard owners created the farm experience 

model that started a new tourism industry for vineyard tours, tasting rooms, restaurants and 

lodging. When you think of the potential of Maine’s oysters, think Napa: Napa is the leading 

U.S. wine brand, yet produces only 8% of the wine.  

 
 
 
 
 
 
 
 

The Maine oyster has some convincing advantages to be the leadership brand for top quality 

product that drives premium price and a must have product on the oyster menu. Our major 

competition, Chesapeake Bay region and Massachusetts have some advantages in funding 

support, proximity to major markets and ability to keep product distribution moving during 

the winter months. Some the Maine Oyster industry advantages include: 
 

• The Maine brand is big draw… collaboration among oyster farmers on building the 

unified brand leveraged by the allure of Maine is core advantage over other major 

oyster markets. 

• Maine’s “Vacationland” is an established brand position to help Maine oyster farmers 

become the leader for the oyster farm tourism model. Sell the culture! 

• Collaborative winter growing, seeding and distribution alliances still have a lot of room 

for development and are early enough for unification to play above our weight class.  

• Perception of cold and clean water source will prove invaluable as Climate change 

continues in news headlines and food eco system sustainability.  

Maine’s oyster industry would thrive from a leadership strategy that establishes funding and 

unification to advance market growth by all the Maine food system stakeholders (the 

farmers, and tourism and hospitality leaders). If it can be successfully achieved in Napa, then 

why not in Maine?  

A FOOD TOWN CASE STUDY 
Creating a World-Renowned Food Brand 

 

THE MAINE ADVANTAGE 



 

 
 

 

 

 
The Food Town initiative was inspired by the participating industry innovators at the Chef Summits and 

O’Maine Studios partners and vendors. This dynamic cross section of leaders provided or helped to create case 

studies that directly impacted the mission of Food Town. We would like to thank everyone for their contribution. 

-Rory Strunk, Founder of O’Maine Studios 
 

 
 

Aaron Fultz Sunday River Keith Canning Pine State Vending 
Aaron Wisniewski Alice & the Magician Kerry Altiero Café Miranda 
Allison Stein Wyman’s - Connelly Partners Kim Webber Oakhurst Ethos Connections 
Amber Lambke Maine Grains Inc. Kurt D. Chapin Sysco 
Amy Halloran Author Kyle Robinson 555 Restaurant 
Amanda Gallant Sunday River Larus Isfeld EMISKIP USA 
Andrew Hansen Café Miranda Lisa Webster Northstar Sheep Farm 
Andrew Russell Oakhurst Luke Holden Luke’s Lobster 
Andrew Taylor Big Tree Hospitality/Honey Paw Mark Hannibal ProStart 
Andrew Volk Hunt & Alpine Mark Look Sunday River 
Arlin Smith Big Tree Hospitality Martin Ashley Oakhurst 
Belinda Donovan Ethos Marketing Mary Allen Lindeman Founder of Coffee By Design 
Ben Marten ME Coast Fishermen’s Assoc. Matt Ginn EVO 
Betsy Bieman CEI Matt Lacasse Birch-Benders Micro-Pancakery 
Betta Stothart Ethos Marketing Maeve McInnis Sodexo 
Briana Volk Hunt & Alpine Megan Wartman American Lamb Board 
Bruce Forsely Shipyard Michael Honig Honig Vineyards 
Candice Karu Cabot Creamery Michelle Corry 555 
Carolann Ouellette ME Dept. of Tourism Mike Boyson Morgan Stanley 
Casey Prentice Prentice Hospitality Group Mike Collins Ethos Marketing 
asey Cale Café Miranda Mike Wiley Big Tree Hospitality 
Christopher Reed William Grant & Sons Nancy McBrady Wild Blueberry Commission of ME 
Dan Dumont Migis Lodge/Black Point Inn Nick Lambert Sunday River 
Dana Bullen Sunday River Noah Burke Downeast Cider House 
David Squillante Shipyard Brew Pub Patrick Arnold New England Ocean Cluster 
Doug Papows Emerson Inn Peter Handy Bristol Seafoods 
Duncan McSweeney Backyard Farms Peter Twatchman Migis Lodge/Black Point Inn 
Emily Taylor Birch Benders Phil Latini Sysco 
Eric Hansen Café Miranda Polly Reynolds Greenhead Lobster 
Eric James MERTEC Ryan McPherson Glidden Point Oysters 
Evan Mallett Black Trumpet Sam Brown Pine State Vending 
Fred Forsley Shipyard Samantha Gifford Gifford’s of Maine 
Glenn Rudberg Ethos Marketing Sarah Price Ethos Marketing 
Gray Harris CEI Sean Corbett Ice Pik Vodka 
Harding Smith The Rooms Sean Sullivan Maine Brewers Guild 
Hayley Foydel Luke’s Lobsters Sean Wilkinson Might and Main 
Heath Weatherbee Sunday River Sarah Petrin Sunday River 
Hermann Gudmundson Marketing Man of Iceland 2009 Shelly Bowen Sunday River 
Hugh McLaughlin Glidden Point Oysters Steve Grubbs Second Act Media 
Hugh Reynolds Greenhead Lobster Steve Hewins ME Restaurant/ Inn Assoc. 
Jason Thibodeau Duck Trap/Marine Harvest Steve Sicinski Nonantum Resort 
JC Gifford Gifford's of Maine Taylor Benenti Migis Lodge/Black Point Inn 
Jeff Johnson Duck Trap/Marine Harvest Tina Hewitt-Gordon Nonantum Resort 
Jen Watchorn CAMP Tom Hugill Wymans 
Jim Britt Backyard Farms Tory Mains Harraseeket Inn 
Jim Darroch Hospitality Marketing Tristan Noyes GroMaine Organic Produce 
Jim Largess Sunday River Varun Avasthi Sodexo 
John Bennett Oakhurst Veronica Alcaro Wyman’s-Connelly Partners 
John Rebar UMO Cooperative Extension Wendy Benney Sodexo 
Josh Miller Captain of F/V Doracas Anne Will Gibney Café Miranda 
Julia Brandy The Via Agency William Terry Sysco 
Kate McAleer Bixby & Co.   

 

MAINE FOOD COLLABORATIVE 

AFFILIATION NAME AFFILIATION NAME 





PARKING LOTS AVAILABLE
TO TENANTS

BAYSIDE MICRO-APARTMENTS
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SECOND THROUGH TENTH FLOOR PLANS
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Proposed Uses By Parcel

Parcels 1-2 | 44 Hanover: Adaptive Reuse of Existing Building for Office/Light Industrial/Flex Space 
(55 Portland Street NIC). Future Site of Parking Garage to Accommodate 
Neighborhood Growth and Redevelopment of 26 Marginal Way (Parcel 8).

Parcel 3     | 56 Parris: New Construction, 29 Units of For-Sale Workforce Housing

Parcel 4     | 82 Hanover: Adaptive Reuse of Existing Building as Restaurant, Commissary Kitchen 
and Related Businesses in the Restaurant and Food & Beverage Industries

Parcel 5      | 65 Hanover: New Construction, 84 Units of Mix-Income Rental Housing

Parcel 6      | 178 Kennebec: Relocate Existing 1 Marginal Way Tenant Parking from 200 Kennebec 
Street; Catalyst for Realignment of Kennebec Street, extension of the 
Bayside Trail and Redevelopment of 1 Marginal Way (Parcel 7).

Parcel 7     | 1 Marginal Way: New Construction, Mixed-Use Building to Include Retail, Office and 
potentially, Market Rate Housing

Parcel 8     | 26 Marginal Way: New Construction, Class A Office Building
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COMPLETING A NEIGHBORHOOD
WEST BAYSIDE REDEVELOPMENT GROUP
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The West Bayside Redevelopment Group is a team of Portland-based commercial and residential development companies that share 
a common vision for West Bayside; create a vibrant, 24|7 mixed-use neighborhood by building housing and commercial spaces 
designed specifically for business owners, entrepreneurs and workers in Portland’s restaurant, food & beverage and hospitality 
industries.   
 
 
The group’s strategy to achieve its vision; bring together a team of the strongest local developers, collaborate with neighborhood 
stakeholders, structure a process to ensure success and build projects that are distinct, compatible and achievable.   
 
 
Our Team: The West Bayside Redevelopment Group is comprised of five companies that have a track record of delivering successful 
development projects on the Portland peninsula and throughout the Bayside neighborhood; 
 

o Atlantic Bayside:  Commercial real estate development company that has developed more than 600,000 SF of commercial 
space in Bayside; 84 Marginal Way (Intermed Building), 68 Marginal Way (AAA Building) and 63 Marginal Way (Gorham Savings 
Bank) and 171 Kennebec Street (USPS Maintenance Facility). 
 

o Northland Enterprises:  Mixed-use development company that has owns and operate 22,000 SF of retail space in West Bayside; 
29 Marginal Way (Century Plaza), 1 Marginal Way (Enterprise), 200-202 Kennebec Street.   
 

o BOPO LLC:  Owner of Bayside Bowl property and land at 58 Alder and 71 Hanover Street. Bayside Bowl is a 40,000 SF destination 
entertainment and restaurant space in the heart of West Bayside. 
 

o Avesta Housing:  Non-profit housing organization (2,500 units) that has developed 336 units of affordable, rental housing in 
the Bayside neighborhood. Avesta’s main office (25,000 SF) is also located in Bayside, where it operates a homeownership 
counseling center.   
 

o Renewal Housing:  National affordable housing company (2,500 units) that has developed an innovative model to create for-
sale workforce housing. The firm’s partners are breaking ground on their second for-sale property in the West End this fall.     

 



The West Bayside Redevelopment Group 
July 
2017 

 

3  
 

Our Plan: The West Bayside Redevelopment Group will purchase and redevelop five municipally-owned parcels to create more than 
100,000 SF of commercial space, 84 units of mixed-income rental housing and 29 units of workforce, for-sale housing. In total, the 
Group’s development proposal will generate more than $50MM of private investment in West Bayside. 
 

o 84 Hanover:   

• Developer:  Atlantic Bayside, Northland Enterprises and BOPO LLC 

• Plan:  Adaptive Reuse of Existing Building 

• Proposed Uses:  Anchor restaurant tenant, Commissary Kitchen, office/light industrial/retail space for local businesses 
in the restaurant and food & beverage industries  

 

o 65 Hanover:   

• Developer:  Avesta Housing 

• Plan:  New Construction 

• Proposed Uses: 84 units of mixed-income rental housing; two-thirds of the units will have below-market rents set at 
levels affordable to households earning between $18,000 and $45,0000.  The remaining units will be market rate. 

 

o 56 Parris:  

• Developer:  Renewal Housing 

• Plan:  New Construction 

• Proposed Uses:  29 units of workforce, for-sale housing targeting households earning between $55,000 and $89,000.  
 

o 44 Hanover:  

• Developer:  Atlantic Bayside 

• Plan:  Adaptive Reuse of Existing Building 

• Proposed Uses: Office|Light Industrial|Flex space. Long-term this site will be redeveloped for structured parking to 
support construction of a 50,000+/- SF Class A office building at 26 Marginal Way.   
 

o 178 Kennebec: 

• Developer:  Northland Enterprises  

• Plan:  Relocate tenant parking from 200 Kennebec Street to allow for the realignment of Kennebec and redevelopment 
of 1 Marginal Way as a mixed-use property that will serve as a gateway for the Bayside neighborhood. 
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Competitive Advantages:  The West Bayside Redevelopment Group’s plan has five distinct competitive advantages; 
 
 

✓ Hybrid Acquisition and Development Strategy to Ensure A Timely Closing – and that Each Project Gets Built: The Group is 
offering a single purchase and sale agreement with limited conditions to close on all five parcels.  The offer is not contingent 
on obtaining financing or site plan approvals. After closing, each development team has an independent program and process 
that is not tied to the remaining projects.  To further ensure success, each individual plan has been designed on a scale that is 
achievable and financeable based on current market conditions. 
 

✓ A Strong Local Development Team…with a Track Record of Success in Bayside: Each of the Group’s members has the capacity 
and industry experience to complete their respective development project. More importantly, members of the Group know 
how to develop, market and operate properties in Bayside; collectively, members currently own and operate over 675,000 SF 
of commercial space and 336 units of housing in the Bayside neighborhood.     
 

✓ Greatest Number of Residential Units to Address Portland’s Affordable Housing Needs:  Combined, the housing components 
of the Group’s proposal will result in more than 110 units of workforce housing in Bayside, including 84 mixed-income rental 
units and 29 home ownership opportunities for first-time home buyers and middle-income households.   

 
✓ Leverage Additional Private and Public Sector Investment in Bayside Beyond the Public Works Facility:  The Group’s plan not 

only identifies near-term, concrete development projects for five city-owned parcels. It also includes achievable long-term 
redevelopment plans for privately-held parcels that will create new landmark properties in Bayside. These plans will further 
support key neighborhood public infrastructure improvements, most notably the realignment of Kennebec Street and the 
extension of the Bayside Trail. 
 

✓ A Coherent Neighborhood Redevelopment Strategy to Support One of Portland’s Most Important Industry Sectors:  Each of 
the proposed development projects is designed to complement one another in order to achieve the Group’s shared vision of 
creating a dynamic, mixed-use neighborhood, which will support local business owners, entrepreneurs and workers in 
Portland’s restaurant, food & beverage and hospitality industries.   
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