File No. PDA-107-05-RDX
To:

City of St. Louis Planning Commission

From:

Don Roe, Executive Director

Subject:

Extension of Eminent Domain Rights to Complete Chapter 353 Development Plan
(Cortex West Redevelopment Area -- including all or portions of City Blocks 3904, 3917,
3918.04, 3919.04, 3953, 3959, 3960, 3961, 3962, 3963, 3966.13, 3967.13, 3968.13,
3971.13, 4586 and 4589)

Date:

June 26, 2020

Summary
Submittal: Request for extension of eminent domain
rights to complete Chapter 353 Development Plan for
Planning Commission review and recommendation.
Site: Cortex West Redevelopment Area, established in
2006, is an approximately 173-acre site -- generally
bounded by Forest Park Ave. and Laclede Ave. on the
north, Vandeventer Ave. on the east, Interstate 64 on
the south, and Taylor Ave. and Newstead Ave. on the
west -- located in the Central West End neighborhood.
Background: The Cortex West Redevelopment Area
was originally blighted in August 2005. The Planning
Commission was instrumental in soliciting Chapter
353 Development Plan submittals, as well as other
more recent actions, regarding the redevelopment of
the Redevelopment Area. The Cortex West
Redevelopment Corporation’s Development Plan for
the Redevelopment Area was approved in February
2006. The Redevelopment Corporation and the City
entered into a Development Agreement in April 2006.
The Development Agreement pledged the City to assist the Redevelopment Corporation with its redevelopment,
including the right to use eminent domain to acquire properties in the Redevelopment Area for an initial period of
15 years -- as well as the right to use eminent domain for an additional 10 years if the redevelopment of the
Redevelopment Area is not completed and that certain criteria are met. The Redevelopment Corporation recently
submitted a status report and a request to extend the right to use eminent domain for an additional 10 years to the
City’s Board of Public Service (BPS). BPS determined that the required criteria were met. The proposed extension
would allow the Redevelopment Corporation to use eminent domain to acquire properties in the Redevelopment
Area for an additional 10 years, beginning February 16, 2021, in order to complete the Development Plan.

Developer: Redevelopment rights for the Cortex West Redevelopment Area were granted to the Cortex West
Redevelopment Corporation in 2006. Cortex West Redevelopment Corporation is a not-for-profit corporation that
is a collaborative effort of Washington University, Saint Louis University, BJC Healthcare, University of Missouri,
University of Missouri-St. Louis and Missouri Botanical Garden. This corporation will continue to serve as the
developer for this area.

Recommended Action
That the Planning Commission agrees with the Board of Public Service’s findings that the redevelopment of the
Redevelopment Area is not completed and that certain criteria have been met -- the Developer remains a viable,
operating entity; in the aggregate, not less than 1,000,000 square feet of land within the Redevelopment Area is in
use, or under development for technology and/or scientific research, development or production purposes, or for
any other public or private purposes that are ancillary or complementary to such purposes; and a minimum
investment in such developments of at $200,000,000 in debt and equity has occurred within the Redevelopment
Area -- and recommends approval to the City’s Board of Aldermen of the extension of eminent domain rights as
required by the Development Plan and Mo. Rev. Stat. § 523.274.2 so the Developer may complete the Development
Plan for the Cortex West Redevelopment Area.

1.0 Background
Site
The Cortex West Redevelopment Area, is located in the City’s Central West End neighborhood. It is generally
bounded by Forest Park Ave. and Laclede Ave. on the north, Vandeventer Ave. on the east, Interstate 64 on the
south, and Taylor Ave. and Newstead Ave. on the west. The area includes approximately 173 acres -- 140 acres of
land and 33 acres of rights-of-way. It includes all or portions of 16 city blocks. It is, in part, visible from the elevated
portion of Interstate 64 and the MetroLink light rail route, which bisects the site. A large grain elevator complex
and an IKEA store are landmarks near the eastern end, while the western boundary is essentially the eastern
boundary of the Washington University Medical Center Redevelopment Area, another large Chapter 353
Redevelopment Area. The area includes a wide mix of medical, research, institutional, commercial, industrial,
residential and other uses -- including vacant land.

History
Beyond its many individual development projects -- Cortex One, Solae, @4240, BJC @ The Commons, Shriners
Hospitals for Children -- St. Louis and IKEA -- the following actions are important milestones in the development
of the Cortex West Redevelopment Area, the majority of which were reviewed and approved by the Planning
Commission:
•
•
•
•
•

The Cortex West Redevelopment Area is blighted by Ordinance 66847 (August 9, 2005).
The Development Plan submitted by the Cortex West Redevelopment Corporation is approved by
Ordinance 66985 (February 16, 2006).
The Cortex West Redevelopment Corporation and the City enter into a Development Agreement (April 4,
2006).
Mo. Rev. Stat. § 523.274.2 is amended so, that where eminent domain authority is based upon a
determination of blight, that determination must be renewed for successive five-year periods by the
applicable legislative body (2006).
Eminent domain authority is renewed for the Cortex West Redevelopment Area for an additional five years
by Ordinance 68754 (2010).

•
•

•
•

A new master plan for the Cortex West Redevelopment Area is prepared. It features a mixed-use approach
to development with a wider range of land uses (offices/research, retail, residential, hotels) than the previous
development concept, which focused almost exclusively on office/research (2012).
Strategic Land Use Plan (SLUP) Amendment #10 is approved for the Cortex West Redevelopment Area - changing the eastern portion of the Redevelopment Area from a Business/Industrial Preservation Area or
(BIDA)/Business/Industrial Development Area (BIDA) to a Specialty Mixed Use Area (SMUA)
(December 5, 2012).
A TIF District is established for the St. Louis Innovation District Redevelopment Area (which has virtually
the same boundaries as the Cortex West Redevelopment Area) to assist with the financing of development
projects and infrastructure improvements (2013).
Eminent domain authority is renewed for the Cortex West Redevelopment Area for an additional five years
by Ordinance 70119 (2015).

Request for Extension of Eminent Domain Rights to Complete Chapter 353 Development Plan
The Cortex West Redevelopment Area was originally blighted by Ordinance 66847 in August 2005. The Cortex
West Redevelopment Corporation’s Development Plan for the Redevelopment Area was approved by Ordinance
66985 in February 2006. The Cortex West Redevelopment Corporation and the City entered into a Development
Agreement shortly thereafter in April 2006.
The Development Agreement pledged the City to assist the Redevelopment Corporation with its redevelopment,
including the right to use eminent domain to acquire properties in the Redevelopment Area for an initial period of
15 years -- as well as the right to use eminent domain for an additional 10 years if the redevelopment of the
Redevelopment Area is not completed and that certain criteria are met. The criteria are:
• The Developer remains a viable, operating entity.
• In the aggregate, not less than 1,000,000 square feet of land within the Redevelopment Area is in use, or
under development for technology and/or scientific research, development or production purposes, or for
any other public or private purposes that are ancillary or complementary to such purposes
• A minimum investment in such developments of at $200,000,000 in debt and equity has occurred within
the Redevelopment Area.
The Cortex West Redevelopment Corporation filed its “Status Report and Request for Extension of Eminent
Domain Rights” on June 12, 2020 with the City’s Board of Public Service (BPS), which has jurisdiction over the
development of the project pursuant to Section 11.06.250 of the Revised Code of the City of St. Louis. The status
report notes that the Redevelopment Corporation has been very successful in its redevelopment efforts and
documents that over 1.9 million square feet of land has been developed for the uses listed above with an investment
of $1.2 billion for those projects. However, the status report also notes that a considerable amount of land remains
to be redeveloped, and, although it currently has no plans to use eminent domain, the Redevelopment Corporation
may need to use the power of eminent domain as a last resort to acquire properties in the future. In response, BPS
reviewed the status report and approved a resolution at its June 17, 2020 meeting. The resolution certifies that the
redevelopment of the Redevelopment Area is not complete and that the required criteria were met. (See Exhibit “A”
for a copy of the resolution, which also includes the Redevelopment Corporation’s “Status Report and Request for
Extension of Eminent Domain Rights” as an attachment.) The proposed extension would allow the Redevelopment
Corporation to use eminent domain to acquire properties in the Redevelopment Area for an additional 10 years,
beginning February 16, 2021, in order to complete the Development Plan. A draft Board Bill authorizing the
extension of eminent domain rights is attached. (See Exhibit “B”.)
State legislation that became effective in August 2006 (after the Cortex West Redevelopment Corporation and the
City entered into its Development Agreement) requires that the use of eminent domain to acquire property must be
initiated within five years of the blighting of the property. However, the legislative determination authorizing the
use of eminent domain due to blight may be renewed for successive five-year periods by the City. The proposed
renewal of the blighting designation would provide the developer with the opportunity to use eminent domain to

acquire property for an additional five years. This occurred in 2010 and in 2015 and is being requested again in
2020.

2.0 Comments
In a span of only about 15 years, the Cortex West Redevelopment Corporation has transformed a largely underutilized and overlooked area into one of the premier urban innovation districts in the country and has helped to
reinvigorate the City’s economy.
The Cortex West Redevelopment Corporation and the City entered into a Development Agreement in April 2006.
The Development Agreement pledged the City to assist the Redevelopment Corporation with its redevelopment.
PDA staff has reviewed the Cortex West Development Corporation’s “Status Report and Request for Extension of
Eminent Domain Rights” and concurs with the attached BPS resolution’s findings that the redevelopment of the
Cortex West Redevelopment Area is not complete and that the three required criteria were met. Thus, in accordance
with the Development Agreement, the Cortex West Development Corporation should be granted the right to use
eminent domain for an additional 10 years, beginning February 16, 2021, in order to complete the Development
Plan. Likewise, as the development has not been completed, the prior determination that the area was blighted
should be renewed to allow the use of eminent domain for an additional five-year period as required by Mo. Rev.
Stat. § 523.274.2 in order to allow the Cortex West Development Corporation the ability to complete its project
and remediation of blight.

2.1 Public Input
The Board of Aldermen will conduct a public hearing as part of the legislative process.

2.2 Previous Commission Action
At its March 2, 2005 meeting, the Planning Commission recommended approval of the rezoning for the
Cortex One building.
At its July 6, 2005 meeting, the Planning Commission recommended approval of the blighting for the Cortex
West Redevelopment Area.
At its September 7, 2005 meeting, the Planning Commission recommended approval of the rezoning for the
West End Lofts.
At its January 4, 2006 meeting, the Planning Commission reaffirmed its recommendation of blight and further
recommended approval of the Development Plan for the Cortex West Redevelopment Area.
At its September 6, 2006 meeting, the Planning Commission recommended approval of a Chapter 99
Blighting Study and Redevelopment Plan for the Solae building.
At its December 5, 2007 meeting, the Planning Commission recommended approval of the Washington
University Medical Center Community Unit Plan (WUMC CUP).
At its September 1, 2010 meeting, the Planning Commission reaffirmed its recommendation of blight for the
Cortex West Redevelopment Area.
At its December 5, 2012 meeting, the Planning Commission approved Amendment #10 of the Strategic Land
Use Plan, which changed those portions of the Cortex West Redevelopment Area designated as a

Business/Industrial Preservation Area (BIPA) or a Business/Industrial Development Area (BIDA) to a
Specialty Mixed Use Area (SMUA).
At its September 2, 2015 meeting, the Planning Commission reaffirmed its recommendation of blight for the
Cortex West Redevelopment Area.
At its February 3, 2020 meeting, the Planning Commission recommended approval of the rezoning of a single
parcel -- 510 S. Sarah St. -- for an interim off-street surface parking lot.

2.3 Requested Action
The Cortex West Redevelopment Corporation and the City entered into a Development Agreement in April
2006. The Development Agreement pledged the City to assist the Redevelopment Corporation with its
redevelopment, including the right to use eminent domain to acquire properties in the Redevelopment Area
for an initial period of 15 years -- as well as the right to use eminent domain for an additional 10 years if the
City’s Board of Public Service (BPS) certifies that the redevelopment of the Redevelopment Area is not
completed and that certain criteria are met. The Redevelopment Corporation has requested this 10-year
extension of eminent domain rights.
State legislation that became effective in August 2006 (after the Cortex West Redevelopment Corporation
and the City entered into its Development Agreement) requires that the use of eminent domain to acquire
property must be initiated within five years of the blighting of the property. However, the legislative
determination authorizing the use of eminent domain due to blight may be renewed for successive five-year
periods by the City. The proposed renewal of the blighting designation would provide the developer with the
opportunity to use eminent domain to acquire property for an additional five years. This occurred in 2010 and
in 2015. The Redevelopment Corporation has again requested this five-year extension of eminent domain
rights.

____________________________________________________________________________________

Requested Recommendation
That the Planning Commission agrees with the Board of Public Service’s findings that the redevelopment of the
Redevelopment Area is not completed and that certain criteria have been met -- the Developer remains a viable,
operating entity; in the aggregate, not less than 1,000,000 square feet of land within the Redevelopment Area is in
use, or under development for technology and/or scientific research, development or production purposes, or for
any other public or private purposes that are ancillary or complementary to such purposes; and a minimum
investment in such developments of at $200,000,000 in debt and equity has occurred within the Redevelopment
Area -- and recommends approval to the City’s Board of Aldermen of the extension of eminent domain rights as
required by the Development Plan and Mo. Rev. Stat. § 523.274.2 so the Developer may complete the Development
Plan for the Cortex West Redevelopment Area.

____________________________________________________________________________________

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION AS
FOLLOWS:
1.

The Planning Commission agrees with the Board of Public Service’s certification that the redevelopment
of the Cortex West Redevelopment Area is not complete -- as noted in the Board of Public Service’s June
17, 2020 resolution.

2.

The Planning Commission agrees with the Board of Public Service’s findings that the following criteria
have been met by the Cortex West Redevelopment Corporation -- the Developer remains a viable, operating
entity; in the aggregate, not less than 1,000,000 square feet of land within the Redevelopment Area is in

use, or under development for technology and/or scientific research, development or production purposes,
or for any other public or private purposes that are ancillary or complementary to such purposes; and a
minimum investment in such developments of at $200,000,000 in debt and equity has occurred within the
Redevelopment Area -- as noted in the Board of Public Service’s June 17, 2020 resolution.
3.

The Planning Commission recommends approval of the extension of eminent domain rights for an
additional 10 years, beginning February 16, 2021, as required by the Development Plan and Mo. Rev. Stat.
§ 523.274.2, in order to complete the Development Plan for the Cortex West Redevelopment Area.

4.

The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the Board
of Aldermen of this recommendation.

