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About ULI-What We Do 

The Urban Land Institute (ULI) is a 
nonprofit research and education 
organization that focuses on issues of 
land use and real estate development. 

 

ULIõs Mission:   

To promote leadership in the responsible 
use of land to create and sustain thriving 
communities worldwide 
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With over 30,000 members worldwide, the heart of the 
ULI experience is an open exchange of ideas, networking 
opportunities, and the ability to work with the leaders of 
the land use industry. 

 

Members include: 

ÅDevelopers 

ÅBuilders 

ÅEngineers 

ÅAttorneys 

ÅBrokers 

 
 

 

About ULI-Who We Are 
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ÅPlanners 

ÅMarket Analysts 

ÅInvestors, Bankers and 

Financiers  

ÅAcademicians 

ÅArchitects and Designers 

ÅPublic officials 
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Advisory Services at ULI 

 

 

 

ÅOver 600 panels since 1947 
Å15-20 panels a year 
ÅPanels provide independent, 

objective, and candid advice to 
governments, private firms and 
non-profits 
ÅPanelists are volunteers 
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Mike Maxwell 
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Robert Mills 

Tom Cox 

 
 

ULI Staff 
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Assignment 

  

 The panel has been asked by Kaleida to advise them 

on the best strategy for the deliberate and expeditious 

redevelopment of their Gates Circle site in a way that 

fulfills their obligations to the community they serve.  

Kaleida does not wish to engage in the propertyõs 

redevelopment themselves since this is outside their 

mission. 
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Assignment 

1. What steps can and should Kaleida Health take to promote a positive sale of 

Millard Fillmore Gates Circle Hospital and its subsequent redevelopment to 

complement surrounding neighborhoods and the city at-large? 

2. How might Kaleida Health, as well as the City of Buffalo and others, further define 

their goals and objectives for the redevelopment of the Gates Circle property? 

3. What use or mix of uses can be economically successful on this site given a 

range of redevelopment scenarios including adaptive reuse, and partial or total 

demolition with new development? 

4. What are the appropriate dimensions of redevelopment on the site ð both from a 

market perspective and in terms of urban design and planning considerations? 

5. What are the comparative economics of adaptive reuse verses demolition and 

new construction as modes of redevelopment? 
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Assignment 

6. Is the issuance of a developer request for proposals an appropriate and viable 

approach to advancing the redevelopment of the property? 

7. If so, what elements should the RFP include and how should it be promoted?   

8. What is the profile of a development entity that can deliver the desired results? 

9. What role, if any, should the City of Buffalo or other public sector entities play in 

the sale and redevelopment of the Gates Circle property? 

10.What financing or associated project management structures should be 

considered to meet the multiple objectives of Kaleida Health? 

11.What are the key limitations for redevelopment on the site that should be 

incorporated into any request for proposals? 
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Todayõs Presentation 

ÅThe Big Picture: Rebuilding the 
Olmsted Vision at Gates Circle 
ÅMarket Potential 
ÅDevelopment Program 
ÅDevelopment and Implementation 

Strategy 
ÅPlanning and Design 
ÅHospital Legacy 
ÅTimeline 
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Market Analysis 

Jill Bensley 
President 
JB Research Company 
Ojai, CA 
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General Market Assessment 

Population (2010): 
 

  8-County Metro  1,527,000 

  Buffalo-Niagara MSA 1,119,000 

  City of Buffalo     273,000 
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General Market Assessment 

Buffaloõs Stability is a Positive Attribute  

Unemployment (Jan/Feb 2011): 

  National   8.9% 

  City of Buffalo  8.1% 

Median Home Price Appreciation (2004-2011) 

  Buffalo Metro $91,000-$127,000 

 



Millard Fillmore Gates Circle Hospital ï Buffalo, NY 

Advisory Services Panel 
March 27- April 1, 2011 

General Market Assessment 

Income Challenge in Buffalo 
(Median Household Income) 

  City of Buffalo  $29,300 

  Buffalo-Niagara MSA $45,700 

  State of New York  $54,700 
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General Market Assessment 
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General Market Assessment 

Professional and Scientific Consulting Led 

the Way in Job Growth 
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Site Analysis: SWOT 

Strengths: 
ÅGreat reputation in neighborhood 

ÅIntegral to Olmsted Plan 

ÅConvenient to all city commerce 

ÅLarge parcel under single ownership 

Weaknesses: 
ÅBuffalo ð declining market and population 

ÅContaminated site/buildings 

ÅAdjacent to transitional neighborhood  

ÅFunctionally obsolete  
 

Opportunities: 
ÅLarge site ð single owner 

ÅMaster developer opportunity 

ÅTax credit opportunity (development) 

ÅOpportunity to enhance the Gate 

Circle and neighborhood 

Threats: 
ÅReputation of stakeholders 

ÅProperty value decline in neighborhood 

ÅCity of Buffaloõs continued economic decline 
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Process 

ÅResidential  

ÅRetail 

ÅProfessional Office 

ÅHospitality 

ÅR&D flex 
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Residential Market Analysis 

Å Premier Site in the City 

Å Analogue Projects are 
Scarce 

Å Panel Envisions a Highly 
Amenitized Project 

Å Demand for up to 100 
Units Per Year 
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Residential 

Target Market 
ÅOlder Boomers downsizing from larger 

homes 

ÅPeople moving in from the suburbs 

ÅYoung Gen X and Y urban single & couples 

ÅProfessional workers from local educational 

and medical institutions 

ÅOthers who enjoy the urban lifestyle 

ÅCanadian snowbirds capitalizing on the 

current favorable exchange rate 
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Retail and Hospitality 

Up to 35,000 SF of Local 
Serving, Specialty-Retail: 
Å Small boutique hotel (20-30 rooms) 

Å Up to 15,000 SF of grocery 

Å Dry cleaners, gourmet coffee shop, local 

restaurant, healthy fast food, womanõs 

specialty store, professional office services, 

small health club and other like local 

retailers.  

Å Small amount of professional office space 

Å Medical Office Space/Clinic 
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Program 
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Development Strategies 

Steven Spillman 
Principal 
Pacifica Companies 
Mission Viejo, CA 
 
Michael Maxwell 
Managing Partner 
Maxwell + Partners, LLC 
Miami, FL 
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Development Strategies 

Framework 
Å Enables Kaleida to exit Gates Circle and define its financial 

liabilities  

Å Be implemented with a defined time line  

Å Be managed by a trusted capable neutral party 

Å Be attractive to a Master Developer 

Å Energize redevelopment from Linwood eastward 

Å Provide certainty to the community 

Å Retain and reinforce Gates Circleõs historic character.  
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Development Strategies 

Three Options 
1. Close Up & Board Up Option  

2. Blow-Up Option  

3. Good Guy Option  
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OPTION 1: òClosed and Boarded Upó 

ÅCreate maximum uncertainty  

ÅCreate the most community resistance  

ÅThe greatest resistance by the 

development industry  

ÅCreates the longest redevelopment 

cycle  

ÅDepresses the surrounding market 

and property values  

ÅTotal estimated cost $11,700,000   
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OPTION 2: Total Clearance 

ÅCreates less uncertainty than 

Option 1  

ÅCreates community resistance  

ÅDevelopment industry appetite is 

not clear for 7.5 acres  

ÅCreates the longest 

redevelopment cycle  

ÅDepresses the surrounding 

market and property values  

ÅTotal estimated cost $7,700,000
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OPTION 3: Most Certainty/Least Costly 

ÅCreates certain outcomes  

ÅCreates immediate community 

acceptance  

ÅCreates a defined time frame for 

activities 

Å Installs professional management 

ÅEnhances the surrounding market   

ÅTotal estimated cost $3,200,000  
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Strategies 

ÅBalance Kaleidaõs needs with the 

communities 

ÅCreate certainty and definition of 

the redevelopment vision 

ÅCreate a legacy to honor Millard 

Fillmoreõs hospital 100 year 

residency at Gates Circle 
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What will Happen? 

ÅCreate a residentially driven development strategy  

ÅAccelerate regeneration of surrounding neighborhoods 

ÅRetain the best aspects of the site 

ÅCreate a compatible scale of the surrounding neighborhood 

ÅDevelop housing to serve the old and the young 

ÅCreate a market rate residential neighborhood center 

ÅCreate activities, services and outlets that are uniquely 

òBuffalonianó 
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What will Happen? 

ÅDemolish 380,000 sq. ft. of buildings 

ÅRestore 420,000 sq. ft. historic buildings 

ÅAdapt existing buildings for market rate, independent and assisted 

senior living 

ÅExtend Lancaster Ave. across the southern half of the site to Linwood  

ÅCreate a boutique hotel of 20-30 rooms 

ÅCreate new infill buildings with first level retail, residential above 

ÅAdd housing to hide parking ramp on Linwood 

ÅReuse existing co-generation plant to provide low cost heating and 

power for site 
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Development Steps Required of Kaleida 

1. Transfer title and responsibility 

to non-profit development 

management entity 

2. Fund the entity 

3. Estimated cost $13.2 million  
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Development Steps Required of Development Mgmt Entity 

1. Organize a single purpose entity as the 

new owner and developer with Kaleida 

as the residual beneficiary 

2. Create an overall management plan 

3. Create òdistrictó development 

boundaries  

4. Create òDevelopment Envelope 

Guidelinesó 

5. Focus residential as the primary use 

6. Develop a comprehensive master 

development plan and timeline 
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Development Steps Required of Development Mgmt Entity 

7. Obtain required entitlements for each 

stage 

8. Complete Phase One and Two 

environmental surveys 

9. Prepare bid specifications and 

detailed plans for demolitions 

10. Develop process for Master 

developer selection 

11. Create a community involvement 

plan  

12. Create a viable development 

financing plan 
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Planning and Design 

David Haresign, AIA 
Partner 
Bonstra Haresign Architects  
Washington, DC 
 
Robert Mills, AIA 
Principal 
Commonwealth Architects 
Richmond, VA 
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Historical Context 

Olmstedõs Design Principles ð The 7 óSó 

1. Scenery 

2. Suitability for local site 

3. Style that is pastoral 

4. Subordination of all elements 

 to the overall design 

5. Separation of areas 

6. Sanitation  

7. Service  
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Historical Context 

Site/Building Chronology ð  

The Pattern of Growth 

Å Like all hospitals, this facility 

has seen significant growth 

since its start in 1909. 

Å Growth occurred both 

horizontally and vertically 

Å When site filled, new 

construction went up 

1951 
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Historical Context 
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Historical Context 

Todayõs Existing Conditions 
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Neighborhood Context 

1. Neighborhood has evolved 

2. Current development is beyond 

intended scale 

3. Missing teeth 

4. Dividing line 

5. Biggest challenges 
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Neighborhood Context 

1. Street Edge/Super Block 

2. Scale 

3. Height 

4. Mass 

5. Density 

Neighborhood 

 

Hospital 
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Neighborhood Context 

Existing 

Northeast 

Northwest 



Millard Fillmore Gates Circle Hospital ï Buffalo, NY 

Advisory Services Panel 
March 27- April 1, 2011 

Neighborhood Context 

Existing Demolition 

Northeast 

Northwest 
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Development Strategy 

Northeast 

Northwest 

Scraped 


