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Special Thanks
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University at Buffalo

The State University of New ) OL MSTED PARKS

CONSERVANCY

The Honorable Byron Brown, Mayor

BrendarMehaffyDirector of the Office of
Strategic Planning for the City of Buffalo

A David Stebbins, Vice President & Senior
Project Manager, Buffalo Development
Corporation

A HollyAugspurgeDonaldson, Trustee at
Forest Lawn Cemetery

A TheOlmsted Conversancy
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About UL-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.

ULI 06s Mi ssi on:
To promote leadership in the responsible

use of land to create and sustain thriving
communities worldwide
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About UL-Who We Are

With over 30,000 members worldwide, the heart of the
ULI experience is an open exchange of ideas, networki
opportunities, and the ability to work with the leaders of
the land use industry.

Members include:

MDevelopers MPlanners

ABuilders Market Analysts
Angineers Anvestors, Bankers and
Attorneys Financiers

Mrokers Mcademicians

Mrchitects and Designers
MRublic officials
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Advisory Services at UL

AOver 600 panels since 1947
A 1520 panels a year

APanels provide independent,
objective, and candid advice to
governments, private firms and
nonprofits

APanelists are volunteers
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Panelists

Panelists ULI Staff
MichaeBeyard Chair Tom Eitler

Jill Bensley Caroline Dietrich
SteverSpillman Cary Sheih

Mike Maxwell

DavidHaresign

Robert Mills

Tom Cox
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Assignment

Thepanelhas beenaskedby Kaleidato advisethem
onthebeststrategyfor the deliberateandexpeditious
redevelopmentf their GatesCirclesite in a waythat
fulfills their obligationsto the communitythey serve
Kaleidadoes not wish to engageinthep r op e
redevelopmenthemselvessincethis is outsidethelir
mission
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Assignment

1. Whatsteps can and should KaleidaHealthtake to promotea positive sale of
Millard Fillmore Gates Circle Hospitaland its subsequentredevelopmento
complemensurroundingheighborhoodandthecity at-large?

2. HowmightKaleidaHealthaswellasthe City of Buffaloandothers furtherdefine
theirgoalsandobjectivedortheredevelopmertdf the GateCircleproperty?

3. Whatuse or mix of uses can be economicallysuccessfulon this site givena
rangeof redevelopmendcenariosincludingadaptivereuse,and partialor total
demolitiorwithnewdevelopment?

4. Whatarethe appropriatalimension®f redevelopmertn the site 6 bothfroma
marketperspectivandin termsof urbandesignandplanningconsiderations?

5. Whatare the comparativeeconomicsof adaptivereuseversesdemolitionand
newconstructiorms modesof redevelopment?
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Assignment

6. Is theissuanceof a developerequestfor proposalsan appropriateand viable
approacho advancingheredevelopmertdf the property?

7. Ifso,whatelementshouldthe RFPincludeandhowshouldit be promoted?
8. Whatis theprofileof adevelopmengntitythatcandeliverthedesiredresults?

9. Whatrole,if any,shouldthe City of Buffaloor otherpublicsectorentitiesplayin
thesaleandredevelopmerntfthe GateCircleproperty?

10.What financing or associated project managementstructures should be
consideredo meetthemultipleobjectivesf KaleideHealth?

11.What are the key limitations for redevelopmentn the site that should be
incorporatednto anyrequestor proposals?

fim Urk Millard Fillmore Gates Circle Hodpitéialo, N

uLl - '
tad IS : Advisory Services Pe
Advisory Services Program March ZApril 1, 201

W =1



L
Todayos Presentation

AThe Big Picture: Rebuilding the
Olmsted Vision at Gat€Esrcle

AMarket Potential
A Development Program

ADevelopment and Implementation
Strategy

APlanning and Design
AHospital Legacy
ATimeline
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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
BuffaleNiagara MSA 1,119,000
City of Buffalo 273,000
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General Market Assessment

Buffal oos Stability
Unemployment (Jan/Feb 2011):

National 8.9%

City of Buffalo 8.1%

Median Home Price Appreciation (z2004)
Buffalo Metro  $91,006127,000
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General Market Assessment

Income Challenge in Buffalo
(Median Household Income)

City of Buffalo $29,300
BuffaloNiagara MSA  $45,700
State of New York $54,700
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General Market Assessment

% Population by Age with a Bachelor's
Degree or Higher, Butfalo Niagara and
LS., 2008

MORE 25-34 YR OLDE IN BUFFALOD
NIAGARA HAVE A COLLEGE DEGREE

23%
WNY
25-34

S Annarican Commesu iy S ureey 3-5sar Brtimates, 20082008
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General Market Assessment

Professional and Scientific Consulting Led
the Way in Job Growth

SUBSECTOR FI:H':'II; EM FLU"I"#EEE ESTIMATED CHANGE IN # OF EMPLOYEES, 2001-2008
Professional & Scientific Consulting = 10,277 e
Construction 1157 5,987 ]
Waste Processing & Recycling 126 2 274 ]
Agricultural 31 441 B

Energy &5 2891 |
Whaolesalers & Rental 291 3,347 i
GoodsProduction 748 37054

TOTAL 3,312 62,271 -4,000 -3,000 -2,000 -1,000 0 1,000

gowee Quartarly Cordus of Employmant and Wages, 2001, 2008 and 2009
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Site Analysis: SWOT

Strengths: Weaknesses:
AGreat reputation in neighborhood | ABuffalod declining market and population
Antegral to Olmsted Plan AContaminated site/buildings

AConvenient to all city commerce | Adjacent to transitional neighborhood
A.arge parcel under single ownershigcunctionally obsolete

Opportunities: Threats:
A arge sité single owner AReputation of stakeholders
Master developer opportunity AProperty value decline in neighborhood

A ax credit opportunity (developmdndCi t y of Buffal 0ds
AOpportunity to enhance the Gate
Circle and neighborhood
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Process

Residential
Retall

Mrofessional Office

Adospitality
R&D flex
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Residential Market Analysis

Premier Site in the City

Analogue Projects are
Scarce

A
A
A Panel Envisions a Highly { 5SS GG L
A

AmenitizedProject

Demand for up to 100
Units Per Year
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Residential

Target Market
A Older Boomers downsizing from larger
homes L
A Peoplemoving in from the suburbs e PR 57
A Young Gen X and Y urban single & couples” s
A Professional workers from local educational
and medicahstitutions
A Others who enjoy the urban lifestyle :
A Canadian snowbirds capitalizing on the |
current favorable exchange rate ’
T
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Retail and Hospitality

Up t035,005F of_ocal a1

A
A
A

To I

Advisory Services Program March ZApril 1, 201

Serving SpecialtyRetail: ) i T

Small boutique hotel 20 roomy
Up to 15,000 SF of grocery

Dry cleaners, gourmet coffee shop, loca
restaurant, heal th
specialty store, professional office servic
small health club and other like local
retailers.

Small amount of professional office spa
Medical Office Space/Clinic
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Program

LsSE # OFUNIT: S0 T TOTAL

Residential
Condos: 150 1,500 225,000
Apartments: 150 1,100 165,000
Extended Care G Qg 55,000
Retail 25,000
Hotel 20-20 25,000
Medical Office 25,000
Frofessional Cffice 10,000
MNet Building Area: 550,000
Gross Building Area: 660,000
Farking {existing) 600 200 180,000
Farking (new) 150 500 75,000
Gross Farking Area: 255,000
Fhase | Program: 915,000
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Development Strategies

SteverSpillman
Principal

Pacifica Companies
Mission Vie]JoCA

Michael Maxwell
Managing Partner
Maxwell + Partners, LLC
Miami, FL
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Development Strategies

Framework

EnableKaleidao exit Gates Circle and define its financial
liabilities

Be implemented with a defined time line

Be managed by a trusted capable neutral party

Be attractive to a Master Developer

Energize redevelopment from Linwood eastward

Provide certainty to the community

Retain and reinforce Gates C
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Development Strategies

Three Options

1. Close Up & Board Up Option
2. BlowUp Option

3. Good Guy Option
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OPTI ON 1: OCl osed and Boa

A Create maximum uncertainty
A Create the most community resistance

A The greatest resistance by the
development industry

A Creates the longest redevelopment
cycle

A Depresses the surrounding market
and property values

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

A Createdess uncertainty than
Option 1
A Createsommunity resistance

A Development industry appetite is
not clear for 7.5 acres

A Createghe longest
redevelopment cycle

A Depresses the surrounding
market and property values
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OPTION 3: Most Certainty/Least Costly

A Createscertain outcomes

A Creates immediate community
acceptance

A Creates a defined time frame for
activities

A Installs professional management

A Enhances the surrounding market

A Total estimated cost $3,200,000
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Strategies

A Balancek a | e medda With th
communities

A Create certainty and definitior
the redevelopment vision

A Create a legacy to honor Mille
Fill moreds ho
residency at Gates Circle

LTI T
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What will Happen?

A Create a residentially driven development strategy

A Accelerate regeneration of surrounding neighborhoods

A Retain the best aspects of the site

A Create a compatible scale of the surrounding neighborhood
A Develop housing to serve the old and the young

A Createa market rate residential neighborhoenter

A Create activities, services and outlets that are uniquely
oBuffalonian

@ Millard Fillmore Gates Circle HodpitHalo, N’
d Instituie Advisory Services Pe
Advisory Services Program March ZApril 1, 201




L L L
What will Happen?

A Demolish 380,000 sg. ft. of buildings
A Restore 420,000 sq. ft. historic buildings

A Adapt existing buildings for market rate, independent and assiste
senior living

A Extend Lancaster Ave. across the southern half of the site to Lin
A Create a boutique hotel ofZDrooms

A Create new infill buildings with first level retail, residential above
A Add housing to hide parking ramp on Linwood

A Reuse existing egeneration plant to provide low cost heating and
power for site

00 O T TR I T T T I TR IR
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Development Steps Requiredaleida

1. Transfetitle and responsibility
to nonprofit development
management entity

2. Fund theentity
3. Estimated cost $13.2 million
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Development Steps Required of DeveloplkhgmiEntity

1. Organize a single purpose entity as
new owner and developer vthleida
as the residual beneficiary

2. Create an overall management plar
3. Create odistrict

boundaries
4. Create oDevelopm
Gui del i nesbd

5. Focus residential as the primary use

6. Develop a comprehensive master
development plan and timeline
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Development Steps Required of DeveloplkhgmiEntity

7. Obtain required entitlements for ec~h
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 ol
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

Ol mstedos De&3hgn7Poy
1. Scenery

2. Suitability for local site

3. Style that is pastokra

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

The Pattern of Growth

A

ULl

Like all hospitals, this facility
has seen significant growth

since its start in 1909.
Growth occurred both

horizontally and vertically

When site filled, new
construction went up

Urban Land
Institute

Advisory Services Program

1916

1935
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Historical Context
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Historical Context

Todayos Existing Conditions

| Urban Lant Millard Fillmore Gates Circle HodpitHalo, N
edad INStitute Advisory Services Pe
Advisory Services Program March ZApril 1, 201




U
Neighborhood Context

1. Neighborhood has evolved

2. Current development is beyonc
intended scale

3. Missing teeth
Dividing line
5. Biggest challenges

B
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Neighborhood Context

Street Edge/Super Block
Scale
Height
Mass
Density

a kb PE

Neighborhood Hospital
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Neighborhood Context
Existing

Northeast

Northwest
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Neighborhood Context
Existing

Demolition

Northwest
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Development Strategy

Scraped

Northeast

Northwest
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