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Mill District Parking Garage 
 City of Biddeford, Maine 

1. EXECUTIVE SUMMARY 
 
Treadwell Franklin Infrastructure Capital LLC (“TFIC”) is assisting the City of Biddeford (“City”) with 
securing financing for a parking garage to support development of a significant portion of the northern 
edge of the area known as the Mill District in downtown Biddeford. The program of redevelopment 
proposed by BE Fitler LLC (“BE Fitler”), the Master Developer of this area, is currently slated to include 
rental apartments, commercial office, retail, and/or restaurant spaces – a total of approximately 400,000 
square feet of development. One of the key requirements for BE Fitler to carry out the proposed 
development program is for the City to construct the proposed parking structure. The document which 
follows is a market and financial assessment for the proposed Mill District Parking Garage (“Garage”), 
which is intended for use in acquiring financing for the facility. 
 
Despite the fact that DESMAN did not identify an existing shortage of parking in the vicinity of the 
proposed Garage or in the downtown study area as a whole, there are currently several on-street block 
faces that become overutilized at certain times of day and others that are consistently overutilized. In 
addition, new development that has been proposed in the Mill District, including significant development 
immediately adjacent to the proposed Garage, will significantly increase the demand for parking in the 
area. Without the construction of significant new parking capacity, the demand generated by the 
proposed development will easily overwhelm the existing supply of parking. 
 
Based on the assumed BE Fitler development, the assumed displacement of two existing surface parking 
lots and the Urban Land Institute’s Shared Parking methodology, there will be demand for more than 900 
parking spaces during weekday peak demand periods and 610 spaces during weekend peak demand 
periods. This analysis indicates that the proposed Garage will reach capacity on typical weekdays and 
nearly reach capacity on typical weekends. 
 
Despite the fact that the proposed 640-space Mill District Parking Garage will likely be highly utilized on a 
regular basis as a result of the significant development set to occur at the north end of the Mill District, 
the low parking rates in Biddeford, coupled with the high cost of financing and operating a structured 
parking facility, leads DESMAN to the conclusion that the proposed Mill Street Parking Garage will not be 
financially self-sustaining and will operate at a significant annual loss as currently envisioned. 
 
2. INTRODUCTION 
 
Biddeford is a city in York County, Maine that is the principal commercial center of York County. Biddeford 
is also a principal population center of the Portland-South Portland-Biddeford metropolitan statistical 
area. Since early in its history, Biddeford has been home to mills along the Saco River. Early lumber and 
grain mills eventually gave way to textile manufacturing beginning in the mid-1800’s. At one time the 
textile mills in Biddeford employed as many as 12,000. However, the middle to later part of the 20th 
Century saw the decline of this type of manufacturing in Biddeford, with the last remaining textile 
company in the City closing in 2009. The decline in the major industry which formed the backbone of the 
City’s economy led to declines in the City’s population and in the vibrance of the downtown. 
 
Today, Biddeford is one of Maine's fastest-growing commercial centers, due to its close proximity to the 
Seacoast Region of New Hampshire and to northern Massachusetts. In addition to development outside 
of downtown, over the last 10 years, old mill buildings within the downtown have begun to be 
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redeveloped into retail stores, art studios, cultural event spaces, and upscale housing. Hoping to continue 
this trend, BE Fitler was selected by the City to be the Master Developer of several currently-vacant parcels 
on the north end of the Mill District. As part of their plan to develop approximately 400,000 square feet 
of new buildings at the north end of the Mill District, BE Fitler is relying on the City to construct, operate 
and maintain a proposed 640-space parking garage. 
 
In a bid to secure financing for the proposed Mill District Parking Garage, DESMAN was retained by the 
City to evaluate the financial feasibility of the proposed structure. Based on an assessment of the existing 
market for parking in downtown Biddeford and projections of the likely parking demand that will be 
generated by BE Fitler’s proposed development, as well as other development and redevelopment 
projects planned in the vicinity of the Garage, DESMAN then developed a financial model to project the 
anticipated financial performance of the proposed facility. 
 
Based on conversations between DESMAN and the City, it was determined that the study area for this 
assignment should be the area bounded by the Saco River, Main Street, Hill Street, Bacon Street, Foss 
Street, Pool/Jefferson Street, South Street, Green Street, Center Street, and Elm Street. Figure 1 on the 
next page is an aerial photograph of downtown Biddeford showing the boundaries of the study area, 
including the 19 blocks within the study area that were used during the data collection to define where 
the existing parking inventory is located.  
 
Figure 1: Downtown Parking Study Area 
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