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COMMITTEE SUBSTITUTE
BOARD BILL NO. ___369 INTRODUCED BY ALDERPERSON JOSEPH RODDY

An ordinance approving the Development Plan for the CORTEX West Redevelopment Area
submitted by the CORTEX West Redevelopment Corporation (hereinafter referred to as the
“Development”); confirming the finding that the area is a blighted area which should be redeveloped in
the public interest; finding that said Development Plan is in the public interest and conforms to the
general plan for the City; granting a certificate of public convenience and necessity to said Developer to
exercise the power of eminent domain; providing for tax abatement; authorizing the Mayor to enter into
an agreement on behalf of the City of St. Louis with the Developer; setting forth the terms and conditions
of said agreement; incorporating by reference Chapter 353, Revised Statutes of Missouri, 2000, as
amended and Chapter 11.06 of the Revised Code of the City of St. Louis, as amended; and containing a
severability clause.

WHEREAS, the Board of Aldermen has by Ordinance Number 66847, approved July 22, 2005,
found and designated a certain area of the City of St. Louis to be blighted within the meaning of, and as
defined in, Chapter 353.020 of the Revised Statutes of Missouri, 2000 and Sections 11.06.010 and
11.06.020 of the Revised Code of the City of St. Louis, Missouri, legally and specifically described in
Ordinance No. 66847; and

WHEREAS, CORTEX West Redevelopment Corporation did on September 1, 2005, duly submit
a development plan (the “Development Plan”) for the aforesaid blighted area in the City of St. Louis,
Missouri; and

WHEREAS, CORTEX West Redevelopment Corporation (hereinafter "Developer") is an urban
redevelopment corporation formed and existing under Chapter 353, R.S.Mo. 2000, having been
incorporated on July 2, 2004; and

WHEREAS, the Development Plan has been presented to and recommended by the Planning

Commission of the City of St. Louis to this Board for review and approval; and
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WHEREAS, a general plan has been prepared and is recognized and used as a guide for the
general development of the City and the Planning Commission has advised this Board that the Plan
conforms to said general plan; and

WHEREAS, this Board has duly considered the recommendation of the Planning Commission;
and

WHEREAS, this Board is cognizant of the conditions which are imposed on the undertaking and
carrying out of a redevelopment project, including those relating to prohibitions against discrimination
because of race, color, creed, national original, sex, marital status, age, sexual orientation or physical
handicap; and

WHEREAS, there have been no improvements in the aforesaid blighted area that have caused the
blighted character of said area to be altered or changed; and

WHEREAS, thereafter the Planning Commission did make an independent study and
investigation of said Development Plan and thereafter on January 4, 2006, did submit to the Mayor and
the Board of Aldermen a report recommending approval of the development; and

WHEREAS, the Development Plan for said blighted area was thereby found to be in full
compliance with Chapter 11.06 of the Revised Code of the City of St. Louis, as amended, and all the
procedures and requirements therein provided; and

WHEREAS, it was determined by the Planning Commission that the Development Plan is in the
public interest and serves a public purpose;

NOW, THERFORE, BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS:

Section 1: The Redevelopment Area is that certain tract of land being described in Exhibit A
attached hereto and incorporated herein by reference.

Section 2: It is hereby determined, found and declared that the Development Plan, attached hereto

as Exhibit B and incorporated herein by reference, submitted by the Developer for the redevelopment of
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the Redevelopment Area is in the public interest and as such is approved in accordance with provisions of
this ordinance.

Section 3: The Board of Aldermen has reviewed the previous designation of the Redevelopment
Area as a blighted area and hereby finds and declares that said Redevelopment Area continues to be and is
now a blighted area as defined in Section 353.020, R.S.Mo. 2000, as amended and as set forth in
Ordinance No. 66847.

Section 4: It is found, determined and declared that there exists a necessity for the granting of the
power of eminent domain to the Developer, that the granting of such power of eminent domain is in the
public interest and serves the public purposes expressed Ordinance No. 66847, and Chapter 353, R.S.Mo.
2000, and that there is hereby granted to the Developer a Certificate of Public Convenience and Necessity
authorizing and empowering it to acquire by eminent domain or otherwise, in its name, or in the name of
and on behalf of the City, all or part of the real property, or any interest therein, in the Redevelopment
Area, provided, however, that the power of eminent domain shall only be exercised as provided in the
Development Plan. The Developer shall have the authority and power of eminent domain as set forth in
Section 353.130, R.S.Mo. 2000, as amended and as provided for in the Development Plan.

Section 5: The Mayor of the City of St. Louis shall be and is hereby authorized and directed to
enter into and perform on behalf of the City, an agreement by and between said City and the Developer,
its successors and assigns, in substantially the same form as set forth in Exhibit "C" (the “Development
Agreement”), which Development Agreement, among other things, shall make provision for the
conditions and limitations relating both to exercise of the power of eminent domain and to the benefits of
tax abatement pursuant to Section 353.110, R.S.Mo. 2000. In the event of any conflicts or differences
between the provisions of the Development Plan and the Development Agreement hereinafter recited, the
Development Agreement shall govern and said Development Plan shall be deemed to be amended

accordingly.
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Section 6: The Development Agreement, attached hereto as Exhibit "C", is incorporated by
reference and made a part of this ordinance as if fully set forth herein.

Section 7: The sections of this ordinance shall be severable. In the event any section of this
ordinance is found by a court of competent jurisdiction to be invalid, the remaining sections of this
ordinance are valid, unless the court finds the valid sections of this ordinance are so essentially and
inseparably connected with, and so dependent upon, the void sections, that it cannot be presumed that the
Board of Aldermen would have enacted the valid sections without the void ones; or unless the court finds
that the valid sections, standing alone, are incomplete and are incapable of being executed in accordance
with the legislative intent. If any part of this ordinance regarding the rights of Developer is found invalid
or unconstitutional, Developer shall thereafter at its election have the right to be released from the
Development Agreement herein contained,

Section 8: The provisions of Chapter 353, R.S.Mo. 2000, and Ordinance No. 66847, are
incorporated herein by reference.

Section 9: This ordinance shall be in full force and effect from and after its passage and approval

according to law.
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Exhibit A

Redevelopment Area

A tract of land located in the City of St. Louis, Missouri, being all or portions of City Blocks

3904, 3917, 3918W, 3919W, 3953, 3959, 3960, 3961, 3962, 3963, 3966(N and S), 3967(N and S),

3968(N and S), 3971(N and S), 4586, and 4589 and specifically described as follows:

bb369cs.w17

Beginning at a point which is the intersection of centerline of Laclede Avenue with the
eastern right-of-way of Vandeventer Avenue, thence south along said eastern right-of-way of
Vandeventer Avenue to its intersection with the northern right-of-way of 1-64/US 40, thence
southwest along said northern right-of-way of 1-64/US 40 to its intersection with the
centerline of Taylor Avenue, thence north along said centerline of Taylor Avenue to its
intersection with the northern right-of-way of Clayton Avenue, thence northeast along said
northern right-of-way of Clayton Avenue to its intersection with the centerline of S. Newstead
Avenue, thence north along said centerline of S. Newstead Avenue to its intersection with the
southern right-of-way of Duncan Avenue, thence east along said southern right-of-way of
Duncan Avenue to its intersection with the eastern right-of-way of Boyle Avenue, thence
north along said eastern right-of-way of Boyle Avenue to its intersection with the eastern
extension of the centerline of the alley in City Block 3904, thence west along said centerline
of the alley in City Block 3904 to its intersection with the projection of a lot in Block 41 of
the Lindell 2" Addition whose western property line is 163’ 4 east of the eastern right-of-
way of S. Newstead Avenue , thence north along the western property line of the lot to its
projected intersection with the centerline of Forest Park Avenue, thence east along said
centerline of Forest Park Avenue to its intersection with the centerline of Sarah Avenue,
thence north along said centerline of Sarah Avenue to its intersection with the centerline of
Laclede Avenue, thence east along said centerline of Laclede Avenue to its intersection with

the eastern right-of-way of Vandeventer Avenue, the point of beginning.
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EXECUTIVE SUMMARY

CORTEX was founded in 2002 as the realization of a dream long held by many in the St.
Louis region and the city: to capitalize on the business and economic development potential
of the city’s existing major higher educational, research, and health care institutions by
creating an Urban Business/Research District centered on the plant and life sciences industry.
Realizing this dream will require a sustained cooperative effort between the City of St. Louis
and these institutions — Saint Louis University, Washington University in St. Louis, the
Center of Emerging Technologies and its sponsor, the University of Missouri-St. Louis, BJC
Healthcare, and the Missouri Botanical Garden. Under the banner of CORTEX and by
means of this Redevelopment Plan, these institutions are fully committed to achieving
through their collective actions and investments significant advances in the economic

development for the City of St. Louis as well as the greater St. Louis region.

The principal rationale for the creation of an Urban Business/Research District in Midtown
St. Louis is the unique juxtaposition of the region’s primary life science resources within this
area. The Washington University Medical Center includes the facilities and programs of
Washington University’s Medical School, together with both the headquarters and the
flagship institutions of BJC Healthcare. Washington University Medical School is one of the
highest ranked in the country (#3 per U. S. News and World Report) and the third highest
recipient of grant funds of the National Institutes of Health — NIH. Both Barnes-Jewish
Hospital and St. Louis Children’s Hospital are ranked in the top ten institutions in their
respective classes. Saint Louis University’s Medical School is one of the nation’s leading
medical research and teaching institutions responsible for the conduct of clinical trials for
new medical drugs and treatments. The Missouri Botanical Garden, including its leading
plant science research programs and facilities, is variously ranked either second or third

among botanical gardens in the world.
CORTEX shall foster the development of new businesses and institutions that complement

and take advantage of these existing institutional anchors and create an environment that

links their respective urban campuses. The net result shall be a large and internationally

CORTEX West Redevelopment Plan 1



recognized center of research, innovation, and business growth that adds both jobs and
wealth to the city and the bi-state region.

The initial test of this thesis is the new CORTEX | building currently under construction
within the Redevelopment Area. This facility is a response to opportunities that otherwise
would have been lost or diminished in their potential benefits to the city and region. The lead
tenant in the 170,000 sq. ft. office and research facility will be Stereotaxis, a firm spun-off
from Washington University, incubated over the past four years in the nearby Center for
Emerging Technologies, and closely allied with BJC Healthcare in the development of its
principal product. Stereotaxis recently completed the initial public offering of its stock to
finance its continued growth and development. The second major tenant will be Center of
Applied Nanomedicine (CAN), a highly specialized, cutting edge research affiliate of
Washington University’s School of Medicine, with support from Phillips Medical Systems’

molecular imaging group.

Successful area redevelopment will require that the residents of the city and the broader
business community share the vision and that a wide array of financial, corporate, and public
resources be committed to a process of redevelopment designed to make sites available for
new life sciences-related businesses and institutions. This process is well underway as
demonstrated by the founding institutions’ success in pooling funds that have been matched
by other public and private resources to capitalize CORTEX and to begin the process of
acquiring targeted sites for redevelopment. The generalized planning area that contains this
Redevelopment Area was defined to incorporate the two campuses of Saint Louis University
(its main Frost campus and its Health Sciences Center), the Washington University Medical
Center (“WUMC”, including both the Washington University Medical School facilities and
the headquarters and operations of BJC Healthcare), the University of Missouri-St. Louis and
its affiliated Center for Emerging Technologies, and the Missouri Botanical Garden (see
Exhibit 1 — Location of CORTEX District and West Redevelopment Area).

The area that CORTEX West Redevelopment Corporation (the “Developer”) is proposing for
redevelopment is a largely obsolete and economically and fiscally underperforming industrial
district that clearly possesses a wide array of conditions of blight as defined by Chapter 353
RSMo., 2000, as amended. By failing to produce fiscal and economic benefits

CORTEX West Redevelopment Plan 2
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commensurate with its size, location, and potential, the area likewise is failing to contribute

to a reversal of the long-term declining economic fortunes of the city. The high costs of

assembling efficient sites from lots under different and often absentee ownership,

demolishing old and functionally obsolete buildings, and remediating environmental hazards

resulting from current or former industrial occupants, has effectively precluded investment in

redevelopment that could capitalize on the locational assets that the area does enjoy.

The conditions of blight within the Redevelopment Area are fully defined and documented in

the report, Data and Analysis on Conditions of Blight, as accepted and incorporated into the

Board of Aldermen’s findings of blight. In summary the Board determined that:

Age of Existing Buildings — Nearly half of the buildings and floor area were built
prior to 1940, with about three-fourths built before 1960

Obsolescence — The area includes a significant number or vacant or under-
occupied buildings, a large abandoned railroad yard and abandoned rail spurs, a
large and under-utilized grain elevator, and fragmented property ownership that is
not conducive to successful reuse and redevelopment.

Inadequate and Outmoded Design — Area sidewalks are out of compliance with
the Americans with Disabilities Act (ADA), there are dangerous and conflicting
traffic movements at numerous intersections due to geometric design and curb
cuts located close by, and there are numerous instances of inadequate screening
of outdoor storage areas.

Physical Deterioration — There are deteriorating and poorly maintained parking
lots, only a quarter of the existing buildings are in good or better condition, nearly
half the streets are in poor or just fair condition, and the majority of sidewalks are
in poor or fair condition.

Inability to Pay Reasonable Taxes — Total taxable assessed value in the area has
declined by 10 percent since 1993. While the investment in one project, the
Center for Emerging Technologies, CET, led to an area-wide increase in assessed
value of 17% since 1995, this was just half the rate of increase city wide for the

same decade period.
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Provided the obstacles to effective reuse of the CORTEX West Redevelopment Area can be removed
with public assistance made possible through this Redevelopment Plan, the future of the area is very
bright. Most importantly, thousands, or even tens of thousands, of well paying jobs can be created
and anchored in the city. Hundreds of thousands, or even several million, square feet of new and
adaptively reused space for laboratories, offices, and supporting services will further increase the
taxable wealth of the city. As a result, the city will realize the removal of blighted and
underperforming land uses and buildings. It will gain revenue from a variety of taxes, especially
those levied on earnings, real and personal property value, retail sales, and utility gross receipts.
Overall, the city will see a substantial gain in its capacity to deliver needed public services to its
citizens and to resident employers. This will further position St. Louis to compete more effectively
for jobs and economic growth within the greater bi-state metropolitan region while contributing to
the competitiveness of that region vis a vis other metropolitan areas in the Midwest and across the
u.s.

CORTEX West Redevelopment Plan 5



A. DESCRIPTION OF THE PROJECT

The CORTEX West 353 Redevelopment Area (the “Redevelopment Area”) is a key portion
of the CORTEX Urban Business/Research District (the “CORTEX District”). The district

and redevelopment area are shown on Exhibit 1 — Location of CORTEX District and West

Redevelopment Area. The Redevelopment Area is generally bounded by Forest Park Avenue

and Laclede Avenue on the north, U.S. 40/1-64 on the south, Newstead and Taylor Avenues

on the west, and Vandeventer Avenue on the east (See Exhibit 2 — Aerial Photograph of

Redevelopment Area).

i. INTRODUCTION
CORTEX is an idea, an organization and a place. It is also derived from the acronym

for the Center of Research, Technology and Entrepreneurial Expertise.

CORTEX, the idea, is a quest to capitalize on the unique concentration of
university-based and related research and development activities, largely medical
and life sciences-related, in the Midtown area of the City of St. Louis which are
the result of successful redevelopment programs enabled by the City over the last
30 years. The objective behind this idea is to foster economic growth and create
greater community wealth within the larger St. Louis bi-state region and
particularly the area between and surrounding the Washington University
Medical Center and Saint Louis University.

CORTEX, the organization, is a formal collaboration of five major non-profit
organizations - three universities, a major health care system and a botanical
garden and research facility - that share a physical presence in the Midtown area.
They have committed their resources, along with those of other public and civic
interests, to advancing the idea of CORTEX.

CORTEX, the place, is an Urban Business/Research District (the “CORTEX
District”) that has been created to physically link the founding institutions and attract
other private businesses, institutions and public entities to locate their facilities and
operations in the CORTEX District. This will enable them to capitalize on the

steadily growing institutional research base within the founding institutions.

CORTEX West Redevelopment Plan 6
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CORTEX was founded in 2002 as the realization of a dream long held by many leaders of the
city and the St. Louis region: to capitalize on the business and economic development
potential of the city’s existing major higher educational, research, and health care anchors by
creating an Urban Business/Research District centered on the life sciences industry.
Washington University, Saint Louis University, the University of Missouri-St. Louis (which
sponsors the Center for Emerging Technologies located within the District), BJC Healthcare
and the Missouri Botanical Garden, the original institutional founders, have been joined by
the St. Louis Regional Chamber and Growth Association, the Coalition for Plant and Life
Sciences, Civic Progress and the City of St. Louis in this endeavor. Funds from the founding
institutions were pooled and matched by other public and private funds to capitalize
CORTEX, which is a Missouri not-for-profit corporation, qualified as a public charity under
Section 501(c)(3) of the Internal Revenue Code. The District was defined as a generalized
planning area to incorporate the two campuses of Saint Louis University (its main Frost
campus and its Health Sciences Center), the Washington University Medical Center
(“WUMC”, including both the Washington University Medical School facilities and the
headquarters and operations of BJC Healthcare), the Center for Emerging Technologies, an
affiliate of the University of Missouri-St. Louis, and the Missouri Botanical Garden (see
Exhibit 1 — Location of CORTEX District).

CORTEX decided to seek a formal relationship with the City of St. Louis to undertake the
redevelopment of two separate but related areas that are deemed critical to realization of the
CORTEX Urban Business/Research District and its potential major contribution to the
economic welfare of the City of St. Louis. These areas are defined in this plan for CORTEX
West Redevelopment Area and the companion plan for CORTEX East Redevelopment Area.
These two redevelopment areas are to be termed respectively the CORTEX West 353
Redevelopment Area (or “CORTEX West” or the “Redevelopment Area” in this
redevelopment plan) and the CORTEX East 353 Redevelopment Area (or “CORTEX East”
or the “Redevelopment Area” when referred to in the companion redevelopment plan for that
area). The primary legal mechanism that would enable this public/private partnership to
operate is the creation of two wholly-owned private, limited dividend “redevelopment
corporations” (CORTEX West Redevelopment Corporation, referred to herein as
“Developer”, and CORTEX East Redevelopment Corporation, referred to in the CORTEX

CORTEX West Redevelopment Plan 8



East Redevelopment as “Developer”) under Chapter 353 RSMo. 2000, as amended, to

contract to carry out redevelopment activities.

The CORTEX West 353 Redevelopment Area is comprised of approximately 180 acres
situated between and abutting the Washington University Medical Center with BJC
Healthcare headquarters and flagship facilities and the Frost Campus of Saint Louis
University. This area extends from Newstead and Taylor Avenues on the west to
Vandeventer Avenue on the east, and from Forest Park Avenue and Laclede Avenue on the
north to U.S. 40/1-64 on the south. The associated CORTEX East 353 Redevelopment Area
comprises some 73 acres located immediately north of the Saint Louis University Health

Sciences Center and focused on the intersection of Chouteau Avenue and Grand Avenue.

This submission fully complies with the requirements of, and will effectively implement the
fundamental purposes of, the Missouri Urban Redevelopment Corporations Law, Chapter
353, RSMo. 2000, as amended, and the Redevelopment Procedures for Blighted Areas in
Sections 11.06.010 to 11.06.370 of the Revised Code of the City of St. Louis.

The purpose of this submission is to establish the plan and operating framework for
redevelopment of the CORTEX West 353 Redevelopment Area (see Exhibit 2 — Aerial
Photograph of Redevelopment Area). As noted above, the Redevelopment Area’s strategic
location in the City’s central corridor offers significant opportunities to leverage new
development outward as the healthy core expands. Major portions of this area which are
targeted for redevelopment are currently occupied by industrial, warehouse and distribution
uses and facilities and are deteriorating, obsolete and no longer competitive. Some of these
businesses can prosper again if relocated to other areas of the city or region that can better
accommodate their operations. Many have grown to be incompatible with their current
surroundings and many are in conflict with and stand in the way of efforts to take advantage
of the opportunity to capitalize on this key area adjacent to the Washington University
Medical Center and St. Louis University by attracting new jobs and employers that will raise
the city’s economic fortunes and generate revenues necessary to provide the public services

and facilities so desperately needed by its citizens.

CORTEX West Redevelopment Plan 9



The CORTEX West Redevelopment Corporation (the “Developer”) is a wholly owned
subsidiary of CORTEX and a limited dividend redevelopment corporation as prescribed by
Chapter 353 RSMo. 2000, as amended. Its primary role will be to serve as an “umbrella”
redeveloper. In this capacity the Developer will, in most instances, be a sponsor, catalyst,
and facilitator of investment and redevelopment activities undertaken by other entities in
accordance with the terms and conditions of the approved redevelopment plan and the
redevelopment agreement between the City and the Developer. However, a critical function
of the Developer will be to acquire, assemble and make available sites of appropriate size,
location and configuration for redevelopment by these other entities. The Developer will
further provide guidance, coordination, and technical expertise as a go-between for the
numerous public, private, institutional, and quasi-public interests that will be involved in
revitalization and reinvestment in the CORTEX West Redevelopment Area. In certain
unique circumstances, the Developer or an affiliate may be the principal developer of

properties within the Redevelopment Area.

The predominant land uses within the Redevelopment Area are to be public and private
research and development (R & D) and operational life and plant science facilities, together
with complementary and supporting businesses and institutions. R & D facilities and
operations will include wet and dry laboratories, testing equipment, computers and other data
processing equipment, as well as prototype manufacturing or processing. Facility occupants
will include public and private non-profit agencies and institutions, as well as private
businesses. While it is likely that many of these operations will have formal or informal
relations to the founding institutions and their subsidiaries, affiliates or suppliers, others will
be attracted by the stability and diverse business opportunities and access to a strong and
growing employee pool offered by the central location and surrounding neighborhoods.
Businesses that supply and support the founding institutions with materials, equipment, and
services required for research and operations will likewise be located within the
Redevelopment Area. While only three residential developments/uses are anticipated directly
within the Redevelopment Area, at the southwest corner of Sarah Street and Forest Park
Avenue, the upper floors of the structures facing Sarah at the southeast corner of Sarah Street
and Laclede Avenue, and the upper floors of the structures at the southwest corner of
Vandeventer and Laclede Avenues in the interest of avoiding conflicts due to operations,

CORTEX West Redevelopment Plan 10



traffic, and parking, the Redevelopment Area is in close proximity to attractive and
revitalizing residential neighborhoods and business districts. These include the Central West
End, Forest Park Southeast, Midtown, and Botanical Heights neighborhoods and the Euclid
Avenue, Maryland Plaza, Grand Avenue, and Manchester Avenue business districts. The
area is likewise readily accessible by car or public transit to an even wider array of residential

areas within a short commute.

In sum, the net result of this redevelopment effort will be that the City will experience the
removal of blighted conditions and realization of sustained economic benefits to the City,
first through the creation of construction-related jobs and later by an expanding and
sustainable base of high quality permanent jobs. Likewise, substantial new private
investment in offices and research and development facilities will increase the taxable wealth
of the community. Finally, the new businesses attracted and created by the critical mass of
activity in the Urban Business/Research District will anchor a key sector of the region’s

future economy — plant and life sciences.

ii. KEY GOALS OF THE REDEVELOPMENT PLAN

The Developer has established the following goals for the Redevelopment Area:

1. To remove blighted conditions within the Redevelopment Area.

2. To capitalize and gain greater economic advantage for both the city and the region
from the concentration of employment, talent, and capital investment in both higher
education and medical institutions that are located in the Central West End and
Midtown neighborhoods. This should result in an expanded tax base for the city and
state, along with a stronger 21% Century economy with increased employment and

greater community wealth.

3. To create development opportunities and a physical environment that are conducive

to expanding existing businesses, and attracting and incubating new businesses and
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institutions with a research/technology focus and a mission and operations that

complement and are consistent with those of the founding institutions.

4. To provide for the expansion where appropriate of the facilities of Washington
University Medical Center and BJC Healthcare, Saint Louis University’s Frost
Campus and Health Sciences Center, and the Center for Emerging Technologies.

5. To retain and reinforce viable existing businesses and institutions that can and will
invest in their facilities and whose operations are consistent with the preceding goals.

iii. DEVELOPMENT STRATEGY

To accomplish the preceding goals, this Redevelopment Plan proposes the elements of an

overall development strategy as outlined below:

1. Build on the resources and attributes associated with proximity to the Washington
University Medical Center to the west, the Center for Emerging Technologies to the
north, the Frost Campus and Health Sciences Center of Saint Louis University to the

east, and the Missouri Botanical Garden on the south.

2. Provide for a wide variety of development opportunities that include new urban scale
and density construction, infill buildings, and the reuse of existing buildings that are
attractive and can be adapted to the needs of new businesses and institutions.

3. Take maximum advantage of development opportunities afforded by land that is

currently vacant or underutilized within the Redevelopment Area.
4. Incorporate convenient and compatible business services, retail shopping and services,

dining and hotel/meeting facilities at a scale and character appropriate to support the

primary businesses and institutional uses in and adjacent to the Redevelopment Area.
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5. Facilitate better connections to nearby commercial districts and residential

neighborhoods adjacent to the Redevelopment Area.

6. Encourage construction by Metro of a new MetroLink light rail station near either
Sarah Street or Boyle Avenue in order to enhance connections between businessesand
institutions in the Redevelopment Area and WUMC, the Frost Campus and Health
Sciences Center of Saint Louis University to the east and southeast, the Hilltop
campus of Washington University and Clayton to the west, the University of Missouri
St. Louis to the northwest, Downtown St. Louis to the east, and other regional

attractions accessible by MetroLink.

7. Capitalize on improved access to and from the west via 1-64/US 40 that is planned to
be created by the construction of new ramps as proposed by the Missouri Department

of Transportation at Boyle Avenue and Tower Grove Avenue.

8. Eliminate facilities that create the image and reality of the Redevelopment Area as an

obsolete, worn-out commercial/industrial area.

9. Improve the image and attractiveness of the Redevelopment Area through
enhancement of lighting, street trees, signage and quality building and site design
along major access routes serving the Area — Forest Park Avenue, Vandeventer

Avenue, and 1-64/US 40 in particular.

10. Provide signature buildings and attractive streetscape features at key entry locations to
the Redevelopment Area to create an image that reflects a successful and progressive

business, research and development district.
11. Seek to complement and accommodate a possible greenway with pedestrian and

bicycle paths connecting the proposed Chouteau’s Greenway and Lake District on the

east to Forest Park on the west.
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iv. OVERVIEW OF DEVELOPMENT PROJECTS

The Redevelopment Plan provides for a series of interrelated actions to be undertaken by
private investors and developers or by the City of St. Louis in order to fulfill the
previously defined goals and development strategy (Sections A(ii) & A(iii)). These
actions are described below with reference to a series of Project Areas located by City
Block number and indicated on Exhibit 4, Proposed Land Use and Project Areas.
Further descriptions of the activities proposed for each project area are provided in
Sections I and J.

There are two primary categories of land use and facilities use anticipated and planned
within the overall Redevelopment Area which are described and defined as follows:

1. Business/Research - Business/Research use includes but is not limited to research
and development (R& D) office facilities for private, public and non-profit
institutions, businesses, and agencies, plus: technical support such as laboratory,
testing, computer, telecommunication, and information technology equipment and
facilities; business and professional services; retail shopping and services for the
convenience of employees, students, visitors, patrons, and customers; hotel and
conference facilities; light manufacturing, assembly, and processing uses; storage

and warehousing; and parking facilities.

2. Medical Center — Medical Center use includes but is not limited to patient care,
physicians’ offices, and training and educational facilities for those in the health care
and life sciences as well as for other higher education programs, including but not
limited to: classrooms and related instructional, laboratory, research, hospice,
nursery and day care; pharmacy facilities, as well as office, technical support,
business and professional services; parking; retail shopping and services for the
convenience of employees, faculty, students, patients, patrons, and visitors; open

space; and hotel and conference facilities.
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In the interest of avoiding conflicts between the activities associated with these uses
(traffic, potentially hazardous materials and procedures, hours of operation, parking, etc.)
and the interests of the residents, only limited residential land use or occupancy is
proposed within the Redevelopment Area (Project Areas 1, 6, and 19). However, the
Developer reserves the right to vary this policy in selected and limited areas where
residential uses may be deemed a desirable component of a larger mixed-use
environment within the CORTEX West Redevelopment Area.

A summary description of the actions by Project Area proposed for the Redevelopment

Area follows:

City Block 3919W (Project Areas 1-6): This block is viewed as an opportunity for
major infill development to expand and capitalize on the presence of the Center for
Emerging Technologies (CET) on the northeast corner of Forest Park Avenue and Sarah
Avenue (Project Area 5), for historic preservation of several existing properties that
aresignificant in a variety of respects and for preservation of existing uses that are
compatible with the Plan. Specific uses for which preservation is proposed in this Plan
include the New Market Hardware structure and use and the structure and use of the
building immediately south of the New Market Hardware structure (Project Area 6), the
St. Louis Police Department Facility (Project Area 2), and the small but architecturally
and historically significant assemblage of buildings that occupies the southwest corner of
Vandeventer Avenue and Laclede Avenue (Project Area 1). Further, the Plan proposes
that the existing CET facilities in Project Area 5 shall be retained and continue in
operation as currently configured or as they may be reconfigured, with the remaining
properties in Project Area 5 devoted to expansion of CET. Saint Louis University now
owns the property designated as Project Area 3 and this area is designated for
development by the University for Medical Center use. In Project Area 4, the Plan
permits either the rehabilitation of the existing buildings for Business/Research or the
demolition of the existing buildings and the construction of new buildings for

Business/Research use.

CORTEX West Redevelopment Plan 17



City Block 3918W (Project Areas 7-9): The future use of this block will be greatly
influenced by the decision of the Laclede Gas Company to retain the use of, or to vacate
all or part of, its current facilities at this location. If its operations are relocated, this
block will provide a major redevelopment opportunity at a key intersection -
Vandeventer Avenue and Forest Park Avenue. If the Laclede Gas operations remain,
this plan envisions a trade of land to facilitate new Business/Research uses on the eastern
(Project Area 7) and western (Project Area 9) ends of the block.

City Blocks 3953, 3960 and eastern half of City Blocks 4586 and 3961 (Project
Areas 10, 11, 15 and 17): These blocks afford an excellent opportunity for total
redevelopment and the creation of a new, physically integrated Business/Research
complex together with a new intermodal parking and transfer facility serving the
surrounding blocks and Project Areas. Should the opportunity to establish a new
MetroL.ink station at this location be acted upon by Metro, this area represents a further
opportunity for both joint use of parking (park and ride plus serving surrounding uses)

and major transit-oriented, mixed-use development.

Northwestern Corner of City Block 3959 (Project Area 12): This relatively small site
is a potential location for a service commercial use supporting the operations of the

various businesses and institutions in the Redevelopment Area.

City Block 3962 and Northern Portion of City Block 3963 (Project Areas 13 and
14): These blocks contain several viable existing businesses. This plan allows them to
be retained as long as their facilities are maintained in good condition and their
operations remain compatible with other Business/Research uses in the area. If any of
the currently existing businesses in these blocks choose to relocate, the existing sites and
facilities could either be adaptively reused or redeveloped to accommodate new uses that
are more compatible with the Business/Research District focus of the Redevelopment
Area.

Western Half of City Block 3961 & Western Half of City Block 4586 (Project Areas
16 and 18): The industrial/warehouse structures currently occupying the western half of
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blocks 3961 and 4586 should either be retained and renovated or cleared for new
construction to accommodate the needs of Business/Research uses, potentially including

an intermodal parking and transfer facility.

Eastern Portion of City Block 3917 (Project Areal9): Optimally, the large historic,
multistory warehouse/industrial structure currently occupying this area should be
adaptively reused primarily for either Business/Research or multifamily residential use.
Retail uses and services should be provided on the ground level facing both Sarah and
Forest Park Avenues. An acceptable use of this area should the rehabilitation of the
existing structure not occur is its demolition and replacement with a new building

primarily for Business/Research use with ground level retail and restaurants.

Western Portion of City Block 3917 (Project Area 20): This large area of block 3917
offers diverse options for creation of facilities for Business/Research use through various
combinations of rehabilitation and new construction. Because of the large amount of
existing and/or new floor space that can be accommodated on the block, one or more
common or public parking facilities would be the most cost-efficient means of serving
the needs of occupants and users of the different buildings on the block. Of special
importance will be the reservation and occupancy of the ground floors of buildings
facing Boyle Avenue as well as Forest Park Avenue near their intersection for

compatible retail and entertainment uses.

City Block 3904 (Project Area 21): A large portion of this project area is currently
under redevelopment to accommodate the CORTEX | office and research building. The
balance of the Project Area should be similarly redeveloped for new Business/Research

and/or Medical Center uses.
Northeastern Corner of City Block 4589 (Project Area 22): This site should be

redeveloped to provide for new Business/Research facilities and/or a major new parking
facility to support surrounding uses.
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Northern Portion of City Block 3966, Clayton Avenue Frontage of City Blocks 3967
and 3968, City Block 3971 and Portions of City Block 4589 (Project Areas 23 — 27):
Given the proximity of these areas to the Washington University Medical Center and the
significant ownership of the land in these blocks by the various institutions of the
Washington University Medical Center, including those of BJC Healthcare, this property
should be reserved for future use by those institutions. Notwithstanding the foregoing,
this Plan allows the property currently owned and occupied by the Zurheide engineering
firm to remain in its current ownership and use so long as that property continues to be
well maintained and occupied by the Zurheide firm or a successor consulting engineering
firm.

As part of the improvements to 1-64/US 40 proposed by the Missouri Department of
Transportation, a new westbound access ramp and eastbound egress ramp are planned to
be constructed at Boyle Avenue. This will make this location a major entry point for the
Redevelopment Area as well as for the Washington University Medical Center and the
Forest Park Southeast neighborhood. Therefore, it is important that any new facilities
constructed as part of Project Area 25 create a positive signature entry image for the
CORTEX West Redevelopment Area.

Southern Portion of City Blocks 3967 and 3968 (Project Area 28): This site is the
location of the recently constructed Stix Early Childhood Center that should be
conserved.

v. IMPLEMENTATION STRATEGY
The Developer has formulated an implementation strategy suited both to its roles and
responsibilities and to the goals and development strategy prescribed by the
Redevelopment Plan. The first component of this strategy is to acquire and/or assist in
the acquisition, improvement, and sale or lease to others of sites for facilities to

accommodate businesses and institutions that are seeking either to:
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1) Capitalize on the research and development programs of the founding
institutions in the interest of fostering economic revitalization, job creation,

greater community wealth, and a stronger tax base for the City of St. Louis.

2) Complement and reinforce the operations of these institutions to insure their
long-term vitality, competitiveness, and economic productivity as well as
fulfillment of their critical higher education and health care missions within

the community.

Successful realization of this first component of the implementation strategy will be
accomplished through the pooling of equity capital from the founding institutions that
will be matched by funds of other public and private entities. These equity funds may
then be leveraged by means of debt financing from a variety of public and private
sources, including but not limited to the issuance of Planned Industrial Expansion
Authority bonds. Additional prospective sources of project financial support include but
are not limited to tax abatement as requested in this plan, state and city tax increment
financing, state and federal historic tax credits, tax credit programs administered by the
Missouri Development Finance Board including the Missouri Downtown Economic
Stimulus Act (MoDESA), grant and loan programs of the Economic Development
Administration of the U. S. Department of Commerce, federal New Market Tax Credits,
and special district funding using a Transportation Improvement District or Community
Improvement District as enabled by Missouri statutes, as well as new programs which

emerge as redevelopment of the area proceeds.

The second component of the implementation strategy envisions the Developer
soliciting, reviewing, selecting, and assisting developers, investors and users/occupants
to undertake individual projects consistent with the Redevelopment Plan. The Developer
will assist in evaluating the viability of retaining existing buildings based on analysis of
their structural conditions, architectural features and historic attributes, costs of

renovation, market demand and the functional utility of the structure for its proposed use.
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The third aspect of the Developer’s implementation strategy will be to serve as a "pass
through™ for the abatement of real property taxes for those developments undertaken
pursuant to the Redevelopment Plan and in compliance with an agreed upon Parcel
Development Agreement with the Developer as required under Section F. This activity
shall be coordinated with the requirements of the Office of the Assessor of the City of St.
Louis. Real estate tax abatement may be used as an incentive for attracting and making
feasible the type and quality of private investment desired within the Redevelopment
Area. The Developer will work with the City to carefully evaluate individual
development projects requesting tax abatement to ensure that the level of tax abatement
approved by the Developer is sufficient to ensure project feasibility given development

costs and risks without unnecessary negative impacts on the City’s tax base.

A fourth component of the implementation strategy calls for the Developer to assess and
pursue various opportunities for financial and program assistance to accomplish the
Redevelopment goals. As an umbrella redevelopment corporation, the Developer will
work with the City of St. Louis to pursue and promote the use of any and all appropriate
and available federal, state, and local fiscal and financial incentives and assistance

programs.

A fifth element of the implementation strategy will be for the Developer to work closely
with the City in refining and implementing appropriate public improvement programs for

the Redevelopment Area, including a new MetroLink station to serve the area.

Finally, the Developer, at its discretion, may choose, either directly or indirectly through
an affiliate, to develop projects itself in accordance with the Redevelopment Plan. This
option may include action on behalf of one or more of the founding institutions or it may
be in response to circumstances where the Developer is willing to assume market risk

that others will not in order to achieve a particular objective of the Redevelopment Plan.
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B. LEGAL DESCRIPTION

A tract of land located in the City of St. Louis, Missouri, being all or portions of City Blocks

3904, 3917, 3918W, 3919W, 3953, 3959, 3960, 3961, 3962, 3963, 3966(N and S), 3967(N

and S), 3968(N and S), 3971(N and S), 4586, and 4589 and specifically described as follows:
Beginning at a point which is the intersection of centerline of Laclede Avenue with the
eastern right-of-way of Vandeventer Avenue, thence south along said eastern right-of-
way of Vandeventer Avenue to its intersection with the northern right-of-way of 1-64/US
40, thence southwest along said northern right-of-way of 1-64/US 40 to its intersection
with the centerline of Taylor Avenue, thence north along said centerline of Taylor
Avenue to its intersection with the northern right-of-way of Clayton Avenue, thence
northeast along said northern right-of-way of Clayton Avenue to its intersection with the
centerline of S. Newstead Avenue, thence north along said centerline of S. Newstead
Avenue to its intersection with the southern right-of-way of Duncan Avenue, thence east
along said southern right-of-way of Duncan Avenue to its intersection with the eastern
right-of-way of Boyle Avenue, thence north along said eastern right-of-way of Boyle
Avenue to its intersection with the eastern extension of the centerline of the alley in City
Block 3904, thence west along said centerline of the alley in City Block 3904 to its
intersection with the projection of a lot in Block 41 of the Lindell 2™ Addition whose
western property line is 163” 4™ east of the eastern right-of-way of S. Newstead Avenue ,
thence north along the western property line of the lot to its projected intersection with
the centerline of Forest Park Avenue, thence east along said centerline of Forest Park
Avenue to its intersection with the centerline of Sarah Avenue, thence north along said
centerline of Sarah Avenue to its intersection with the centerline of Laclede Avenue,
thence east along said centerline of Laclede Avenue to its intersection with the eastern

right-of-way of Vandeventer Avenue, the point of beginning.
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C. REDEVELOPMENT STAGING

The first development project to be undertaken under the CORTEX West Redevelopment
Plan will be in Project Area 21 as described in Sections A(iv) and J. Existing uses and
buildings will be removed and a Business/Research facility will be developed along with on-
site parking. Subsequent development activity will occur within the other Project Areas in
response to market demand. This will include additional investment in Business/Research

and Medical Center uses as defined in Section A(iv).

D. BUILDINGS AND IMPROVEMENTS TO BE DEMOLISHED

i. PROPOSED BUILDINGS TO BE DEMOLISHED
The Redevelopment Plan proposes the demolition of up to 52 structures in the
Redevelopment Area to facilitate new investment in facilities in fulfillment of the goals
and development strategy of this plan. All buildings and improvements proposed to be
demolished are listed by city block and lot number in Appendix | and are shown in
Exhibit 5 — Primary Action and are summarized by block on the following table below:

Number of Buildings
City Block to be Demolished
3904
3917
3918W
3919W
3953
3959
3960
3961
3966
3967
3968
3971
4586
4589
TOTAL

%‘bpomwmwr—w—\m;‘mbm
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ii. DEMOLITION VARIANCE

In addition to the buildings designated above as subject to demolition, any other
buildings and improvements may be demolished if such structures are found by the
Building Department of the City of St. Louis to be structurally unsound or otherwise
uninhabitable and said finding is agreed to by the Developer in writing. In addition to
the buildings designated in this Redevelopment Plan for demolition, the Developer shall,
after undertaking its best efforts to find a rehabilitation solution, have the right,
notwithstanding other variance provisions herein, to demolish such other buildings which
prove to be structurally unsound because of fire, wind damage, tornado, or other natural
causes, or if said buildings are not, in the judgment of the Developer, economically
feasible to renovate. After the acquisition of structures and prior to the demolition
thereof, the Developer may utilize any structure or structures as project office facilities
or as demonstration projects for rehabilitation or any other lawful temporary use, or the
Developer may rent or lease said structures until the time scheduled for demolition
thereof. Likewise, the Developer may choose to retain for rehabilitation certain
buildings intended for demolition if such structures are found to be particularly suitable

for such action.

Notwithstanding anything to the contrary in this section or elsewhere in this Plan, the
structures located in Project Areas 1 and 6 shall not be demolished unless the City
determines that such structures present a dire and immediate thereat to the public health
and safety, the intent of this Plan being that such structures shall be conserved and
historically rehabilitated.

iii. SECURING BUILDINGS
During the time that structures owned by the Developer and scheduled for demolition are
vacant, the Developer, in accordance with City requirements, shall not be obligated to
maintain such vacant structures, but will secure such buildings until commencement of

demolition.
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E. BUILDINGS NOT TO BE DEMOLISHED

All buildings not scheduled for demolition have been designated for rehabilitation and/or
conservation and are indicated on Exhibit 5 and listed by city block and lot number in
Appendix I. All such buildings scheduled for rehabilitation shall be retained and
rehabilitated to the extent deemed necessary or appropriate by the Developer; provided,
however, that if the Developer determines that rehabilitation of any such building is not
economically feasible, the Developer may seek to obtain appropriate demolition permit and
cause the building to be demolished. Buildings scheduled for conservation are not deemed to
require rehabilitation at this time but shall continue in their present or similar and compatible

use and occupancy, and shall be maintained in good condition.

Buildings to be rehabilitated and that are not to be demolished are those located in Project
Areas 1 and 6 as indicated in Exhibit 5 and Appendix I. In addition, there are numerous
structures in a variety of other Project Areas, as likewise indicated in Exhibit 5 and Appendix
I, where demolition and new construction are acceptable alternatives to rehabilitation.
Owners or developers of all buildings that are either to be rehabilitated or that may be
removed and replaced with new construction shall, prior to the commencement of such
construction or rehabilitation, enter into a Parcel Development Agreement by and between
such owner or developer and the Developer pursuant to the terms of Section F hereof. After
completion of rehabilitation or new construction pursuant to such Parcel Development
Agreement, further changes to the appearance of the building exterior (materials, features,
colors) and visible site improvements — e.g. lighting, signage, landscaping - will require the
prior written approval of the Developer during the period in which the Parcel Development

Agreement is applicable to such property.

Buildings that are to be conserved are so designated on Exhibit 5, Primary Action and in
Appendix I. These include the buildings in Project Area 2 (the City Police Garage), Project
Area 5 (CET’s current facilities), Project Area 21(CORTEX I building), and Project Area 28
(Stix Early Childhood Center). These buildings shall not be demolished and are not

anticipated to require rehabilitation. Rather, these buildings designated for conservation shall
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continue to be maintained in good condition and shall retain the current or similar compatible

occupancy and use.

Whenever a building is to be rehabilitated, the owner or developer shall enter into a Parcel
Development Agreement with the Developer pursuant to the terms of Section F hereof.
However, if the Developer determines that rehabilitation of the building is not economically
feasible, the Developer may allow the existing use to remain “as is” until such time the
Developer determines the property should be redeveloped. Then the Developer itself may
seek to acquire the building or others may seek Developer’s approval of their plans and ask
for Developer assistance to obtain appropriate demolition permits and cause the building to
be demolished to allow for new construction subject to the terms of a Parcel Development
Agreement as provided in Section F.

Nothing in this Section E. shall be interpreted or construed as modifying in any way the

limitations on Developer’s power of eminent domain, as set forth in Section T. ii. hereof.

F. PARCEL DEVELOPMENT AGREEMENT

Owners of properties located in each Project Area designated for new construction,
conservation or rehabilitation action, or that are designated for either rehabilitation or new
construction, are encouraged to improve their properties in accordance with the

Redevelopment Plan. In doing so, the procedure below shall be followed:

i. PARCEL DEVELOPMENT AGREEMENT REQUIRED FOR
REHABILITATION OR NEW CONSTRUCTION

The owner of any property within the Redevelopment Area or another developer may
either rehabilitate an existing structure(s) or build new facilities that comply with and
further the goals of the Redevelopment Plan. Before any owner or developer initiates
such rehabilitation or new construction, it shall have entered into a Parcel Development
Agreement with plans attached thereto as provided herein below in subparagraph F (v).
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The Developer shall not enter into a Parcel Development Agreement that is inconsistent

with the intent and spirit of the Plan.

ii. INITIAL NOTICE TO RECORD OWNERS
Within ninety (90) days of the execution of the Redevelopment Agreement between the
City and the Developer, the Developer shall mail by certified mail to each record owner
in the Redevelopment Area whose name and address appears in the public land records
of the Recorder of Deeds of the City of St. Louis, a notice which shall specifically advise
such owner of its rights to file plans consistent with the Redevelopment Plan and to enter
into contracts with the Developer for the development or rehabilitation of its existing
building or for new construction “Projects”; the time limits within which such action
may be taken by the owner; and where to address inquiries concerning the
Redevelopment Plan. A copy of the notice together with certification of the mailing
shall be filed by the Developer with the Clerk of the Board of Aldermen and with the
President of the Board of Public Service. Failure of any owner to receive such notice
shall not change or alter any such owner's rights, duties, and obligations under
Redevelopment Plan, extend or delay the time within which the owner has a right to take

or perform any act, or give such owner any defense to an action of the Developer.

iii. PROJECT NOTICE TO RECORD OWNERS OR PROSPECTIVE
DEVELOPERS
Thirty (30) days prior to the initiation of any Project within the Redevelopment Area, the
Developer shall mail notice by certified mail to each record owner in that Project Area
whose name and address appear in the public land records of the Office of the Recorder
of Deeds of the City of St. Louis as well as any developers who the Developer has
determined at its sole discretion may be possible developers of sites within the
Redevelopment Area. Said notice shall specifically advise each such owner or developer
of its rights to file plans and to enter into contracts with the Developer for the
development or rehabilitation of the existing building or for new construction, and the
time limits within which such action may be taken. A copy of the notice together with
certification of the mailing shall be filed by the Developer with the Clerk of the Board of
Aldermen and with the President of the Board of Public Service. Failure of any owner to
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receive such notice shall not change or alter any such owner's rights, duties, and
obligations under the Redevelopment Plan, extend or delay the time within which the
owner has a right to take or perform any act, or give such owner any defense to any

action by the Developer.

iv. SUBMISSION OF PRELIMINARY PLANS
Upon receiving notice from the Developer, as provided in subparagraph F (iii) hereof, or
at any time prior to receipt of such notice, an owner or potential developer may prepare
and submit to the Developer preliminary plans for its Project as described in paragraph
F (v) hereof for the property and if such preliminary plans are approved may enter into a
Parcel Development Agreement. Failure of any owner or developer (a) to submit such
preliminary plans consistent with the Redevelopment Plan on request of the Developer
within ninety (90) days following notice from the Developer, or (b) on approval of such
preliminary plans, to enter into a Parcel Development Agreement, shall in each case
constitute an inability of the owner or developer and the Developer to agree and the
Developer may proceed to acquire the property by negotiation or eminent domain or
allow the property to remain “as is”. When the owner or developer has demonstrated to
the Developer that it has made a good faith effort to prepare such preliminary plans, but
cannot complete such plans within the said ninety (90) days period the Developer may,
at its sole discretion, grant one or more additional thirty (30) day periods, up to an

aggregate of an additional ninety (90) days, for the completion of such plans.

v. CONTENTS OF PRELIMINARY PLANS
As provided in subparagraph F (iv) hereof, an owner or developer desiring to rehabilitate
an existing building or construct new improvements on a property shall file with the
Developer preliminary plans for such Project including a preliminary site plan,
preliminary elevations, and a narrative statement or outline specifications of materials to
be used together with the type of use as listed on Exhibit 4 (Proposed Land Use and
Project Areas) of the Redevelopment Plan and a description of the incentives requested
along with the rationale for such assistance for the proposed Project. If part of the
Project is to be occupied by a restaurant, bar, grill, entertainment use, or any type of
retail sales, or any use that has direct contact with the public, the name of the proposed
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operator, if known, shall be filed and any additional information available to show that
such operator is a person of good character. The preliminary plan submission shall also
include (a) a statement of the owner’s or developer’s experience and that of any and all
persons associated with the proposed Project, (b) a detailed schedule and budget for the
project, including construction and permanent sources and uses of funds and, if the
owner or developer proposes to retain ownership of the development after construction is
complete, an operating budget for the development covering the rent-up period and a
minimum of five (5) years following development stabilization, and (c) a description of
the financing plan for the Project, together with documentation assuring its adequacy,
and documentation assuring the financial capacity of the owner or developer both to
secure the necessary debt and equity financing to complete the Project as proposed, and
to complete the Project in accordance with a timetable approved by the Developer. All
such submitted materials shall collectively constitute the preliminary plans. The owner
or proposed developer shall furnish such additional information as may be reasonably
requested by the Developer to aid it in reaching a determination under the
Redevelopment Plan with respect to the appropriateness of the preliminary plans and

viability of the Project.

vi. REVIEW OF PRELIMINARY PLANS AND CURE PERIOD
Upon timely completion of submission by the owners or proposed developer of all the
documentation comprising the preliminary plans, the same will be evaluated by the
Developer, and the Developer will promptly give notice of its approval or disapproval of
such preliminary plans. If the preliminary plans are disapproved by the Developer, it
shall state with particularity the deficiencies in the preliminary plans or the objections
thereto. The owner and/or proposed developer shall have thirty (30) days after notice of
disapproval is given to submit supplements or amendments thereto which are intended to
cure all of such deficiencies and/or objections; provided, however, under no
circumstance shall any owner or proposed developer be given more than a total of ninety
(90) additional days to cure all of such deficiencies and/or objections. If the Developer
shall not have given notice of disapproval of the preliminary plans and any supplements
or amendments submitted upon initial disapproval of such preliminary plans, within

thirty (30) days of the last filing thereof, such preliminary plans, and any supplements or
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amendments thereto shall be deemed approved. However, no Project may be initiated

without a Parcel Development Agreement.

vii. EVALUATION OF SUBMISSION
In the evaluation of preliminary plans and accompanying materials, the Developer will
consider them using architectural, economic, and land use criteria and will assess the
likelihood of the successful completion of the Project based upon the experience of the
development team and the assurances it provides regarding the adequacy of the financing
plan and time schedule submitted. Architectural plans shall be considered from an
objective standard of visual compatibility with other structures within the
Redevelopment Area and the following elements shall specifically be reviewed: use,
height, bulk, setbacks, lot coverage, parking and access, scale and proportion,
fenestration pattern, materials and textures, colors, decorative features, expression of
details, roof shapes, building identification, landscaping, overall scale, rhythm of closed
and open space, orientation, proportion, interior and exterior lighting, facade treatments,
and the general intent of the Redevelopment Area. The uses proposed shall be
independently evaluated to assure that the proposed use complies with the goals of the
Redevelopment Plan as well as to ascertain the tax impact of the Project proposal upon
the City. In those cases where a use will involve contact with the public, the experience,

reputation, and integrity of the operator will also be considered.

viii. EXECUTION OF PARCEL DEVELOPMENT AGREEMENT
Within thirty (30) days after the approval by the Developer of preliminary plans, the
owner or the proposed developer and the Developer will enter into an agreement
(hereinafter referred to as the "Parcel Development Agreement™) under the terms of
which the owner or proposed developer will agree to construct the Project substantially
in accordance with the approved preliminary plans and to maintain such constructed
development in accordance with its approved use and with applicable City and Plan
standards for the term of the Redevelopment Plan. The owner or proposed developer
shall agree with respect to the property to be bound by all the terms and conditions of the
Redevelopment Plan for a period of at least twenty-five (25) years and to be bound by
the conditions and terms of the Parcel Development Agreement. Such Parcel
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Development Agreement shall be in terms satisfactory to the Developer and shall be in
recordable form. The Parcel Development Agreement may be recorded in the Office of
the Recorder of Deeds of the City of St. Louis by either party and shall recite that it is for
the benefit of the City of St. Louis in addition to the parties thereto and may be enforced
by the City of St. Louis as a beneficiary thereof. It shall be binding upon the heirs,
successors, and assigns of the owner or proposed developer. The Parcel Development
Agreement will provide that the property may be acquired by the Developer by eminent
domain in the event of breach thereof on the part of the owner or proposed developer,
without limitation of any other remedy available to the Developer. The preliminary
plans will be attached to and incorporated in the Parcel Development Agreement. A
copy of the Parcel Development Agreement will be filed with the Board of Public

Service and the St. Louis Development Corporation.

ix. DEVELOPER APPROVAL
Each Parcel Development Agreement shall provide that if the uses include such
commercial uses as entertainment, dining, sale of beverages, or the sale of any service or
retail commodity, the Developer reserves the right of approval of the operator thereof
and any lease or arrangement for such establishment's operation, which consent shall not

be unreasonably withheld or delayed by the Developer.

X. FAILURE TO REACH AGREEMENT
If the preliminary plans and accompanying materials submitted have not been approved
for the Project and a Parcel Development Agreement has not been executed, as provided
above, between the owner or developer and the Developer within sixty (60) days after
the last submittal of such preliminary plans or any attachments, supplements or
amendments thereto, it shall be concluded, unless there is a mutual written agreement of
the owner or developer and the Developer to the contrary, that the Developer and the
owner or developer are unable to reach agreement and the Developer may proceed to
acquire the property by negotiation or eminent domain or allow the property to remain
“as is” until the Developer decides to request proposals again following the procedures in

subsections F.ii through F.xiv and G.
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xi. PERFORMANCE BONDING
At the discretion of the Developer, each Parcel Development Agreement shall provide
that, before undertaking development, each owner or developer will post bond, tender

security, or provide other assurances in form and substance satisfactory to the Developer.

xii. PROPERTY ASSESSMENT
The Parcel Development Agreement (or a Declaration of Covenants and Restrictions
recorded by the Developer and hereinafter referred to as the "Covenants and
Restrictions™) may provide for an assessment or charge on the property subject to said
Parcel Development Agreement. The exact amount of the assessment or charge will be
determined by the Developer. The assessments shall be equitably apportioned based
upon the use of the property and the gross square footage of land or buildings at such
amounts when taken with all other assessments levied as are reasonably necessary to
maintain the administrative operations of the Developer and the overall redevelopment
Project. The Developer shall determine the reasonable installment mechanism by which
these assessments shall be paid and whatever enforcement procedures are to be required.
Such assessment may be used for the purpose of administration of the development and
the Redevelopment Plan, for enforcement of the Redevelopment Plan and Parcel
Development Agreements, and for the promotion of the Redevelopment Area, as the

Developer, at its sole discretion, shall determine.

xiii. BUSINESS ASSOCIATION
The Developer may form a Business Association for all or any part of the
Redevelopment Area and may provide in the Parcel Development Agreement (or the
Covenants and Restrictions) for the membership therein of all parties who have executed
Parcel Development Agreements and their tenants and lessees. The Parcel Development
Agreement (or the Covenants and Restrictions) may include the schedule of dues, as-
sessments, and regulations of such Business Association, including regulation of the
business hours and the conduct of business in the area. The Parcel Development
Agreement (or the Covenants and Restrictions) may also authorize the Developer on
behalf of and as an agent for all such owners, tenants, and lessees to petition the City to
establish, enlarge, or increase in area a Special Business District and/or a Community
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Improvement District in the Redevelopment Area in accordance with the terms of
Chapter 71 or Chapter 67.1401 respectively of the Revised Statutes of Missouri, 2000, as
amended.

xiv. REPAIR AND MAINTENANCE OF PROPERTY
The Parcel Development Agreement (or the Covenants and Restrictions) shall provide
that, during the term of the Redevelopment Plan, each party executing such Parcel
Development Agreement shall maintain such property in good repair and in clean,
sanitary, and attractive condition for the approved uses. All such owners or developers
shall maintain all landscaping, open areas and parking areas within their property in the
Redevelopment Area in a clean, sanitary, safe and attractive condition which shall
include, but not be limited to, the following: building repair and maintenance,
appropriate lighting and security, trimming of trees as needed, mowing of grass, removal
of dead trees and shrubs, and removal of all grass and weeds from driveways, sidewalks
and other paved areas. Violators may be prosecuted by the City with respect to
violations of applicable City codes, and Developer may take all necessary and
appropriate legal action to compel compliance with the terms of this Plan and any

applicable Parcel Development Agreement.

G. ACQUISITION OF CERTAIN PROPERTIES FOR THE GENERAL
BENEFIT OF THE REDEVELOPMENT AREA OR ASSEMBLY OF SITES
FOR DEVELOPMENT

Notwithstanding anything set forth in this section or in the Redevelopment Agreement or in
the Redevelopment Plan, the Developer may determine that it is not appropriate for an owner
to rehabilitate its property or undertake new construction on its property in those instances
where the Developer has reasonably determined that such property is necessary either (i) to
provide parking, pedestrian or vehicular access, or open space or other space for the general
benefit of the Redevelopment Area (or any portion thereof); or (ii) for consolidation with other
individual properties into a single development, provided, however, that Developer shall not

be permitted to make such a determination with respect to any property located in Project
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Areas 2, 6, 13 or 14, or the property currently owned and occupied by the Zurheide-Hermann
Consulting Engineering firm (Z Enterprises LLC) in Project Area 24. If the Developer makes
such a determination, the Developer shall not be required to follow the procedures for notices
and Parcel Development Agreements set forth in Section F of the Development Plan.
However, unless such a decision is presented in the Redevelopment Plan, notice of such
determination, as described in this paragraph, shall be provided by the Developer to the St.
Louis Development Corporation, the City Alderman in whose ward the affected property lies,
and affected property owner(s) not less than sixty (60) days in advance of the effective date of
the decision as described in this paragraph. A copy of the notice, together with certification of
the mailing, shall be filed by the Developer with the Clerk of the Board of Aldermen and the
President of the Board of Public Service. Upon compliance with the procedures set forth in
this paragraph, the Developer may proceed to acquire such property by negotiation or eminent
domain or allow the property to remain “as is” for redevelopment in support of the
Redevelopment Plan at a later time. The Developer shall then again follow the procedures in

subsections F.ii through F.xiv and G.

H. DEVELOPER APPROVAL OF PLANS PRIOR TO AGENCY OR
AUTHORITY ACTION

Without first receiving written certification from the Developer that the preliminary plans for
the rehabilitation and/or new construction proposed for a Project have been approved by the
Developer pursuant to the provisions of Section F, the St. Louis Development Corporation, the
Industrial Development Authority, the Land Clearance for Redevelopment Authority, the
Planned Industrial Expansion Authority, or any other authority or agency of the City of St.
Louis existing as of the time of the Redevelopment Agreement or created thereafter shall not:
(i) approve an application to provide financial assistance to a Project; (ii) agree to finance a
Project through the issuance of bonds of said authority or agency; (iii) submit a Board Bill to
the Board of Aldermen requesting a “blight” designation/or and tax incentives for a Project,
pursuant to Chapters 99, 100, or 353 RSMo; (iv) change the zoning or permit any conditional
use of property within the Redevelopment Area; or (v) authorize the granting of tax
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abatement, tax incentives or other financial assistance to a Project, pursuant to Chapters 67,
99, 100, 238.200-238.275 or 353 RSMo. 2000, as amended, within the Redevelopment Area.

I. STRUCTURES DESIGNATED FOR REHABILITATION

The structures which have been designated for rehabilitation in accordance with the
provisions of Section E are shown on Exhibit 5 (Primary Action) and are listed by city block
and lot number in Appendix I. There are two primary categories of land use or facilities
anticipated and planned for within the areas designated for Rehabilitation within

Redevelopment Area as described and defined as follows:

1. Business/Research - Business/Research use includes but is not limited to research and
development (R & D), and office facilities for private, public and non-profit institutions,
businesses, and agencies, plus: technical support such as laboratory, testing, computer,
telecommunication, and information technology equipment and facilities; business and
professional services; retail shopping and services for the convenience of employees,
students, visitors, patrons, and customers; hotels and conference facilities; light
manufacturing, assembly, and processing uses; storage and warehousing; and parking

facilities.

2. Medical Center — Medical Center use includes but is not limited to patient care,
physicians’ offices, and training and educational facilities for those in the health care and
life sciences, as well as for other higher education programs, including but not limited to:
classrooms and related instructional, laboratory, research, hospice, nursery and day care;
pharmacy facilities, as well as office, technical support, business and professional
services; parking; retail shopping and services for the convenience of employees,

students, patients, patrons, and visitors; open space; and hotel and conference facilities.

In the interest of avoiding conflicts between the activities associated with these uses (traffic,
potentially hazardous materials and procedures, hours of operation, parking, etc.) and the

interests of residents, only limited residential land use or occupancy is proposed within the
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Redevelopment Area (Project Areas 1, 6, and 19). However, the Developer reserves the right
to vary this policy in selected and limited areas where residential uses may be deemed a
desirable component of a larger mixed-use environment within the CORTEX West

Redevelopment Area.

A general description of rehabilitation actions proposed for the Redevelopment Area follows
(see also Exhibit 4 -- Proposed Land Use and Project Areas, and Exhibit 5 — Primary Action):

Project Area 1: The existing structures in this area shall be rehabilitated for retail commercial
and/or dining/entertainment uses on the ground floor and office or residential use on the upper

floors.

Project Area 4: The existing building that fronts on Forest Park Avenue shall be rehabilitated
and adaptively reused for Business/Research use, or removed and replaced with a new
structure to accommodate Business/Research use. EXisting buildings on the northern half of
the Project Area should be removed to allow for redevelopment that may include the

provision of necessary surface and/or garage parking facilities.

Project Area 6: The two abutting historic structures along Sarah Street at the corner with
Laclede Avenue shall be rehabilitated and retained and used for retail commercial and/or
dining/entertainment uses on the ground level with offices or multifamily residential units
above. While the present ground level business occupants remain, rehabilitation is not
required but is desirable. Should the present occupants cease operation in this location, the
building(s) shall be fully rehabilitated in accordance with historic standards within 24 months
thereafter. Should this not occur, either or both of these properties then not in compliance
with this requirement may be acquired by the Developer by condemnation if necessary for

rehabilitation by itself or others.

Project Area 8: If the Laclede Gas Company chooses to retain its facilities and operations on
this site, steps shall be taken by the company to enhance the exterior appearance of these
structures and associated outdoor storage and parking to be visually compatible with the

Urban Business/Research District setting.
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Project Area 13: The existing buildings may be retained to allow for the continued
occupancy by the present businesses, provided they continue to be well maintained and
compatible with the Urban Business/Research District setting. Should these businesses cease
to operate in this location or be allowed to deteriorate, the site shall be redeveloped for

Business/Research use.

Project Area 14: Same as Project Area 13.

Project Areas 16 & 18: The buildings in these areas shall be either rehabilitated and
adaptively reused or removed and replaced by new facilities for Business/Research use,

including parking and multimodal facilities.

Project Areas 19: The large historic industrial/warehouse structure currently occupying this
area shall be rehabilitated in accordance with historic standards primarily for either
multifamily rental or condominium residential use with ground level retail use fronting on
both Sarah Street and Forest Park Avenue. Should this not occur within thirty-six (36)
months from the adoption of this plan by the City’s Planning Commission, the structure and
the adjacent property under common ownership with the structure may be acquired by
condemnation and either rehabilitated for Business/Research use or demolished and replaced

by one or more new buildings for Business/Research use.

Project Area 20: The buildings in this large block that front on Forest Park Boulevard shall
be either rehabilitated or removed and replaced by new facilities for Business/Research use

(see Exhibit 5 — Primary Action).

Project Areas 24 through 27: Existing buildings within these Project areas shall be either
rehabilitated for Business/Research or Medical Center use, or removed and replaced by new
facilities for the same range of uses. Notwithstanding the foregoing, this Plan allows the
property currently owned and occupied by the Zurheide engineering firm to remain in its
current ownership and use, provided that such property continues to be well maintained and

operated as a consulting engineering firm by Zurheide or its successor.
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J. NEW DEVELOPMENT

The Redevelopment Plan proposes a variety of new construction projects to address the
research, office, institutional, business, and Medical Center related and support needs and
opportunities within the Redevelopment Area. There are two primary categories of land or
facility use anticipated and planned for within the areas designated for Rehabilitation within

the Redevelopment Area as described and defined as follows:

1. Business/Research - Business/Research use includes but is not limited to research and
development (R & D), and office facilities for private, public and non-profit institutions,
businesses, and agencies, plus: technical support such as laboratory, testing, computer,
telecommunication, and information technology equipment and facilities; business and
professional services; retail shopping and services for the convenience of employees,
students, visitors, patrons, and customers; hotels and conference facilities; light
manufacturing, assembly, and processing uses; storage and warehousing; and parking

facilities.

2. Medical Center — Medical Center use includes but is not limited to patient care,
physicians’ offices, and training and educational facilities for those in the health care
and life sciences, as well as for other higher education programs, including but not
limited to: classrooms and related instructional, laboratory, research, hospice, nursery
and day care; pharmacy facilities, as well as office, technical support, business and
professional services; parking; retail shopping and services for the convenience of
employees, faculty, students, patients, patrons, and visitors; open space; and hotel and

conference facilities.

In the interest of avoiding conflicts between the activities associated with these uses (traffic,
potentially hazardous materials and procedures, hours of operation, parking, etc.) and the
interests of residents, only limited residential land use or occupancy is proposed within the
Redevelopment Area (Project Areas 1, 6, and 19). However, the Developer reserves the right

to vary this in selected and limited areas where residential uses may be deemed a desirable
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component of a larger mixed-use environment within the CORTEX West Redevelopment

Area.

The sites that have been designated for new construction are shown on Exhibit 5-Primary
Action and are listed by city block and lot number in Appendix I. A general description of
such Projects, as shown in Exhibit 4-Proposed Land Use and Project Areas is provided as

follows:

Project Area 3: Preferably the current structure shall be removed and a new “signature”
building constructed for Business/Research or Medical Center use and to mark the entry to
the Urban Business/Research District. Saint Louis University currently owns this property
and is holding it in reserve for one or more university functions as is permitted in the Medical
Center use category. Should the university choose not to develop or cause the development
of the property for a university use via rehabilitation or new construction, the property may
be acquired by the Developer and developed for Business/Research use by means of either

rehabilitation or new construction.

Project Area 4: If the existing building fronting on Forest Park Avenue is not rehabilitated
for Business/Research use, it shall be removed and replaced with new facilities for the same

range of uses.

Project Area 5: This area includes the facilities of the Center for Emerging Technologies
(CET) that are to be conserved. The balance of the Project Area shall be redeveloped to

accommodate expansion of CET or other complementary Business/Research use.

Project Area 7: This area shall be redeveloped to accommodate construction of new
facilities for Business/Research use with a preference for inclusion of a hotel/conferencing
facilities. Because the intersection of Forest Park Avenue and Vandeventer Avenue is
visually prominent and an important gateway to the Redevelopment Area, building(s)

constructed here should be visually prominent and architecturally appropriate to signal entry
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into the Urban Business/Research District. Landscape features, special signage and open

space should be used to further enhance the site as an entry to CORTEX West.

Project Area 8: If the operations of Laclede Gas are relocated, this Project Area could be
combined with Project Area 7 to the east and Project Area 9 to the west to create a large (full
block) comprehensive redevelopment opportunity. Its use should be primarily
Business/Research along Forest Park Avenue, including, as part of such a larger mixed-use

area, restaurants and retail shopping and services on the ground floor of larger buildings.

Project Area 9: If redeveloped independently from Project Area 8, the principal use of this
area shall be new Business/Research facilities with retail or restaurant businesses on the
ground floor. Alternatively, the area should be part of a comprehensive redevelopment of the
full block along with Project Areas 7 and 8.

Project Area 10: This large, prominent site should be redeveloped for Business/Research
use. Consolidation of the ownership of this area will create the largest single block
redevelopment opportunity within the CORTEX West campus. It is ideally suited for a
single user seeking to construct major corporate/institutional Business/Research facilities.
Special attention should be directed to the architectural quality of the buildings and
landscaping, given the location of this site fronting on the heavily traveled Vandeventer
Avenue, its close proximity and visibility from 1-64/US 40, and its adjacency to a location
that has been proposed for a future MetroLink station at Sarah Street. When viewed together
with Project Areas 11, 15 and 17, and provided a new MetroLink station is built here by
Metro, this area provides one of the most important opportunities in the St. Louis region to
realize a comprehensive, mixed-use, transit-oriented development. The area can be
developed in a manner so that its users and occupants can rely to a significant degree on
public transit rather than being wholly dependent on automobile access. Being just one rail
stop east of the Washington University Medical Center would allow the area to function as an
extension of that campus while providing easy access to Saint Louis University’s Frost
campus and Health Sciences Center, downtown St. Louis, Washington University’s Hilltop

Campus, and Clayton.

CORTEX West Redevelopment Plan 42



Project Area 11: This area shall be redeveloped to accommodate new facilities for
Business/Research use. Should a MetroLink station be developed at Sarah Street by Metro,
the Project Area should be part of a larger mixed-use, transit-oriented development, together
with Project Areas 10, 15, and 17.

Project Area 12: This relatively small area shall be utilized to provide convenience retail
shopping or services supporting the operations of the businesses and institutions in the

Redevelopment Area, or redeveloped for a Business/Research use.

Project Areas 15 & 17: These areas shall be redeveloped to accommodate primarily new
Business/Research use. Should Metro develop a new MetroLink station at Sarah Street,
redevelopment of Project Areas 15 & 17 should be part of a comprehensively planned, mixed
use, transit-oriented development that is focused on the Metro station and includes Project
Areas 10 and 11.

Project Areal9: Should the large multistory warehouse/industrial structure currently
occupying this area be removed, the project area shall be redeveloped for new facilities for
Business/Research use with retail uses and services on the ground level facing both Sarah and
Forest Park Avenues. In addition, parking facilities for tenants and users of this and

surrounding sites will likewise be permitted as part of the site.

Project Area 20: The buildings in this Project Area that front on Forest Park Boulevard
shall be either rehabilitated or removed and replaced by new facilities for Business/Research
use (See Exhibit 5 — Primary Actions). The structures that currently front on Duncan Avenue
shall be demolished and replaced with new structures for Business/Research uses and/or shall
be developer as surface or structured parking facilities for the primary Business/Research
uses elsewhere on the block. Where new construction faces Boyle Avenue on the west or
Forest Park Avenue on the north, the preferred ground level use will be retail shopping or

services, including restaurants.

Project Area 21: A large portion of this area is currently being redeveloped to
accommodate CORTEX I, the first building to be built within the Redevelopment Area to
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demonstrate the potential for further development of facilities for Business/Research use in
the area. The balance of the Project Area should be similarly redeveloped for new

Business/Research or Medical Center use.

Project Area 22: This area should be totally redeveloped to provide for new
Business/Research use. An alternative or an important secondary use of the redeveloped

block could be a major parking facility serving users located on the same or adjacent blocks.

Project Areas 23 through 27: These sites are all well positioned to provide for expansion of
the Washington University Medical Center, including facilities of BJC Healthcare, and shall
be reserved accordingly for Medical Center use, with Business/Research being an acceptable
alternative. All facilities and signage located within these areas should be carefully designed
and sited to present an appropriate image for the District and the Medical Center, given the
fact that, once the new highway ramps are built on Highway 40/1-64 to complement those
that already provide access from the east, these areas will be situated at a prominent gateway
to both the Washington University Medical Center and the CORTEX Urban
Business/Research District. Notwithstanding the foregoing, this Plan allows the property
currently owned and occupied by the Zurheide engineering firm to remain in its current
ownership and use, provided that such property continues to be well maintained with the

Zurheide consulting engineering firm or its successor as its occupant.

K. LANDSCAPING AND COMMUNITY FACILITY IMPROVEMENTS

In order to create a unified, effective, and attractive urban environment within the entire
Redevelopment Area, the Developer proposes the implementation and financing of a variety
of improvements on a Project by Project basis by the City, the Developer, or one or more
forms of partnership of the public and private sectors such as a Transportation Development
District, Community Improvement District, or Tax Increment Finance District. It is
understood that, while these improvements are desirable, it may or may not be possible to
complete them given development and City economic considerations. Accordingly,
notwithstanding anything to the contrary in this Section or in the remainder of the Plan, failure

to complete the landscaping and community facilities and public improvements described
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herein and elsewhere in this Plan shall not be construed as a failure on the part of the
Developer or the City to implement the plan and /or cooperate fully in its implementation.
The landscaping and community facilities improvements anticipated by the Plan include but

are not limited to the following:

i. GENERAL STREETSCAPE IMPROVEMENTS
A series of improvements to the vehicular and pedestrian environment are proposed for
implementation within the public rights-of-way throughout the Redevelopment Area.
They should include as necessary the replacement or installation of new curbs and

gutters, sidewalks, signage, landscaping, and street tree planting.

ii. VANDEVENTER AVENUE ENHANCEMENTS
Special emphasis should be placed on a beautification program for Vandeventer Avenue
between 1-64/US 40 and Laclede Avenue (see Exhibit 6 — Streetscape and Circulation
Plan). Both sides of VVandeventer should receive new street tree plantings and a
landscaped median should be constructed where feasible, given existing and projected
traffic movements. In addition, the property underneath 1-64/US 40 that is owned by the
State of Missouri should be landscaped and otherwise enhanced to define the entry to

the area for those traveling north on Vandeventer Avenue.

iii. SARAH STREET ENHANCEMENTS
It is planned that Sarah will become an important pedestrian and local automobile
connector between the revitalized Gaslight Square district, Lindell Market Place, and
Westminster Place to the north and the Forest Park Southeast neighborhood to the south,
including the evolving commercial node near the intersection of Sarah Street and
Manchester Avenue. Special attention should be given to pedestrian amenities,
landscaping and streetscape improvements along Sarah Street. Should a new MetroLink
station be constructed at Sarah Street, it will generate significant additional pedestrian
traffic as well as vehicular traffic within the Urban Business/Research District.
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iv. 1-64/US 40 CORRIDOR
For many observers, their image of the Redevelopment Area will be strongly influenced
by their views while traveling on 1-64/US 40. Special attention should be given to
landscape treatment of this edge condition while likewise insuring that the buildings
within the Redevelopment Area are attractive when seen from the highway. In addition,
new landscaped open space and special entry features should be provided at the existing

and proposed 1-64 ramps at Boyle Avenue and Tower Grove Avenue.

v. STREET LIGHTING
A special lighting plan should be established and implemented in phase with ongoing
redevelopment of Project Areas and improvements to public streets throughout the
Redevelopment Area. This should include a system and hierarchy of lighting standards
and should be designed to distinguish different features and respond to different
conditions, including:
e Entry or gateway locations
e Major streets, primary vehicular circulation (e.g. Forest Park Avenue,
Vandeventer Avenue)
e Principal internal streets (e.g. Boyle, Newstead, Duncan and Clayton Avenues)
e Major pedestrian circulation routes and open spaces (e.g. Sarah Street, Duncan,
and Forest Park Avenues, and MetroLink Station area)
¢ Residential edge, interface conditions (e.g. Laclede avenue)

e Public parking lots

vi. PROJECT LANDSCAPING
All preliminary and final plans approved in conjunction with Section F hereof shall
provide for internal site and perimeter landscaping, in addition to sidewalks and street
tree planting within the public right-of-way, all to be provided at the expense of the

owner or developer of each such property.
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L. DEDICATIONS OF PROPERTY FOR PUBLIC PURPOSES

No property in the Redevelopment Area is proposed to be sold, donated, exchanged, or leased
to the City, the St. Louis Board of Education, the Public Library Board, or any other public
body. The Developer reserves the right to offer to the City of St. Louis such other areas
within the Redevelopment Area as may in the future be developed as public park and/or

recreational facilities.

M. DESCRIPTION OF PROPOSED ZONING CHANGES

The majority of the Redevelopment Area is zoned either “J” Industrial or "K" Unrestricted as
shown on Exhibit 7- Zoning. One small exception is the central portion of the Forest Park
Avenue frontage in City Block 3904 which is zoned “E” Multiple Family, which should be

changed to “J” Industrial to match the zoning of the balance of the block.

Otherwise, the Parcel Development Agreements to be specified and agreed upon for
individual Projects, together with the land use controls and other assurances, stipulations, and
restrictions of this Redevelopment Plan, are deemed sufficient and are to be relied upon by the
Developer is to provide the protection and guidance necessary for it to implement and control
all proposed uses and occupancies and all rehabilitation, conservation, and new construction

within the Redevelopment Area.
In addition, the Developer proposes to work with the City to develop and implement

appropriate new zoning regulations, including one or more new zoning districts, to address the

specific intent of the Redevelopment Plan.
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N. STREET AND CIRCULATION CHANGES

The Redevelopment Plan proposes a minor realignment of Sarah Street at Duncan Avenue
(see Exhibit 6 — Streetscape and Circulation Plan) to smooth vehicular traffic moving north-
south. While a stop sign or other signal would likely be maintained, this will eliminate the

awkward turning movements and increase pedestrian safety at this intersection.

In addition, it is proposed that a new MetroL.ink station be located and constructed by Metro
at either Sarah Street or Boyle Avenue together with associated bus drop-off areas. While a
Sarah Street location for a new MetroLink station is preferred, a decision by Metro to locate

the station at Boyle is deemed an acceptable alternative.

To facilitate new development, the Developer reserves the right to vacate part or all of the
alley rights-of-way in City Blocks 3904, 3918W, 3919W, and 3966.

O. QUALITY AND CHARACTER OF EXISTING RESIDENTIAL
DWELLINGS

At present, there are just twelve (12) residential structures within the Redevelopment Area
containing only forty-three (43) individual dwelling units. Of those forty-three (43) units, an
estimated thirty-eight (38) are currently occupied. Of the forty-three (43) total dwelling
units, thirty-nine (39) are located within eight (8) individual multi-family residential
buildings. An additional four (4) dwelling units are detached single-family residences.
Thirty-seven (37) of the thirty-nine multi-family units are believed occupied and only one of

the four single-family residences is believed occupied.

Existing residential structures and units within the Redevelopment Area are concentrated in
two locations — the southeast quadrant of the intersection of Forest Park Avenue and
Newstead Avenue (part of Action Area 20), and the southeast quadrant of the intersection of
Laclede Avenue and Sarah Street (part of Action Areas 5). Both small residential enclaves
are separated from or are all that remain from their historic residential neighborhoods. Each

of these two clusters is largely surrounded today by a combination of commercial, industrial,
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institutional, and, in the Laclede Avenue case, far higher density multifamily residential uses

that are out of step with the scale and character of the remaining residential cluster.

A complete inventory of these residential structures is provided in the accompanying table
(O-1). In addition to the number of existing units, the number of occupied units, and the
condition of the building(s), the action that is recommended on each parcel on each block is
indicated. Using a standard format and procedure, the present condition of each building is

assessed both individually and in its context.

TABLE O-1
INVENTORY OF EXISTING RESIDENTIAL DWELLINGS
CORTEX WEST REDEVELOPMENT AREA

Number of

Block No./ Number of Occupied Exterior Project

Parcel No. Street Address D.U.s D.U.s Condition Number Recommended Action
3904000070 4376-78 Forest Park 2 2 Good 22 Demolition for new construction
3904000080 4372-74 Forest Park 3 3 Good 22 Demolition for new construction
3904000090 4366 Forest Park 6 6 Good 22 Demolition for new construction
3904000100 4362 Forest Park 1 0 Fair 22 Demolition for new construction
3904000110 4358 Forest Park 18 18 Good 22 Demolition for new construction
3904000120 4352-54 Forest Park 2 1 Good 22 Demolition for new construction
3919040030 4048 Laclede Av 1 1 Fair 5 Demolition for new construction
3919040035 4046 Laclede Av 1 0 Poor 5 Demolition for new construction
3919040040 4044 Laclede Av 1 0 Fair 5 Demolition for new construction
3919040050 4040-42 Laclede Av 2 1 Fair 5 Demolition for new construction
3919040060 4038 Laclede Av 2 2 Fair 5 Demolition for new construction
3919040070 4034-36 Laclede Av 4 4 Poor 5 Demolition for new construction

TOTAL 43 38

P. RELOCATION

The Redevelopment Plan anticipates a need to ultimately relocate most, if not all, residential
households currently living within the Redevelopment Area. The clusters of multi-family and
single-family residences currently located there today are small and generally fragmented
while being separated from areas of more consistent residential use. They are also largely
surrounded and impacted by business, industrial and institutional uses. Further, their
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continued long-term presence would subject their occupants to greater conflicts and negative

impacts while impeding the creation of a coherent Urban Business/Research District.

All reasonable efforts will be made to assist and underwrite the costs of relocation of area
residents to comparable or better housing situations. Thus, the Developer will ensure that all

Projects comply with the Relocation Policy contained in Chapter 11.05 of the Code of the City
of St. Louis.

In the event that the Developer acquires property within the Redevelopment Area through
the use of eminent domain, the occupant(s) of such property, in addition to receiving the
benefits of the applicable municipal relocation ordinances, shall be provided notice of the
commencement of such proceedings and a period of not less than six (6) months from the
date of such notice to vacate the property.

Q. CHARACTER OF PROPOSED DWELLINGS

New residential units proposed to be constructed, rehabilitated, or developed via conversion of
non-residential buildings to residential use in the Redevelopment Area shall designed and sited
in a manner appropriate to a mixed-use urban district.

R. PROJECT FINANCE

As an affiliate of St. Louis Land Company, LLC (SLLC), owned by Washington University,
Saint Louis University, University of Missouri and Barnes-Jewish Hospital Foundation, and
managed by CORTEX, the Developer has access to equity capital assembled from the
founding institutions that totals approximately $30 million. These funds are proposed to be
supplemented and matched by other public and private sources of debt and grants, as well as
tax credits, tax abatement or other fiscal incentives crafted for individual projects as deemed
necessary by the Developer with concurrence from the City of St. Louis. Missouri
Development Finance Board tax credits in the amount of $12,000,000, allocated over five

years, have already been awarded to support CORTEX. The Economic Development
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Administration (EDA) of the U. S. Department of Commerce has likewise awarded
CORTEX a $2.9 million grant in support of its project implementation efforts. In addition,
federal New Market Tax Credits may be available on a project by project basis for
institutional lenders or other public and private entities. A principal, but not the only, use of
CORTEX funds will be to assemble key sites for redevelopment and for the direct costs of
staff and consultants retained by CORTEX and/or its affiliates. As acquired sites are sold or
leased to others for development, the Developer may maintain a position as an equity
investor or lender, or its investment may be refunded to replenish its capital base and allow

for reinvestment in the implementation of other Projects within the Redevelopment Area.

The Developer will assist businesses and institutional users in compliance with the
Redevelopment Plan to obtain, occupy, and maintain buildings, sites, and facilities within the
Redevelopment Area. Debt and equity financing of both facilities and operations of such
organizations will be the responsibility of the individual ownership or management group

associated with each project.

The Developer’s participation in project financing is described in greater detail below:

i. FUNDING PROPERTY ACQUISITION
The major financial role of the Developer will be to acquire or assist in the acquisition
and holding (for sale or lease to others for redevelopment) of strategic properties
consistent with the Redevelopment Plan. The Developer will use equity capital raised by
its parent organization, CORTEX, or its affiliates, along with debt capital from a variety
of local and national investors and financial institutions. The use of the Developer’s
capital will be reserved primarily for sites and projects that are deemed strategic to
implementation of the Redevelopment Plan, especially those that will have a catalytic
affect on private market forces that will result in other developers and investors being
attracted to invest in the Redevelopment Area in accordance with the Redevelopment
Plan. To the greatest extent possible, investments of the Developer’s debt and equity
funds will be structured to revolve, or “roll over,” as properties are acquired and disposed

of, thereby allowing the recycling these funds for acquisition of other properties.
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ii. FINANCING INDIVIDUAL PROJECTS
Under the Redevelopment Plan, the Developer intends to act primarily as an umbrella
coordinator and facilitator of the various activities necessary to further the success and
objectives of the Redevelopment Plan. Consequently, as individual development projects
are undertaken, short-term construction financing and long-term permanent development
financing will be the responsibility of the various Project Area development entities
involved. It is anticipated that financing the costs of construction will typically be
provided by institutional lenders such as commercial banks. Permanent financing for
investor-owned or commercial developments will likely be provided by local banks or
national financial institutions such as insurance companies, or a combination of these two
primary sources. Equity investment in such projects would be sought from individual
investors or collectively through the services of an investment banking organization.
Furthermore, it is anticipated that the various developer entities, acting either alone or in
concert with the Developer, will promote the Redevelopment Plan, the Redevelopment

Area, and individual development projects with individual lenders and equity investors.

In addition to the private financing vehicles described herein, it is expected that many, if
not all, of the individual projects to be undertake within the Redevelopment Area will
also make use of one or more public incentives offered by federal, state or local
governments, and such individual projects may not be feasible without the use of such
incentives. Incentives may include but not be limited to those discussed in the following

subsections.

iii. OTHER FINANCING MECHANISMS
A further important role of the Developer will be to customize and focus appropriate
individualized development incentives in order to secure the optimum level of private
investment in the Redevelopment Area. This may include consideration and planning for

the utilization of all or several of the following:

1. Historic Rehabilitation Tax Credits - Both federal and state tax credits are available
and can be used in combination to raise equity funds for the rehabilitation of qualified
historically significant buildings. Numerous older buildings within the
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Redevelopment Area that were built originally for warehouse and manufacturing

functions are potentially eligible for these credits.

2. Tax Increment Financing — Consideration will be given by the Developer to seeking
public approvals necessary for use of the city’s tax increment financing mechanism as
enabled under Chapter 99.800 RSMo. 2000, as amended. This mechanism could be
designed to assist in financing major infrastructure investments critical to the
revitalization of the overall Redevelopment Area or to make financially feasible one or
more individual redevelopment projects. It is likewise anticipated that certain major
development projects may be eligible for support of the state’s tax increment financing

program as well.

3. Community or Neighborhood Improvement District — Establishment of a state
enabled improvement district under Chapter 67 or Sections 238.200-238.275, RSMo.
2000, as amended, will be assessed by the Developer as a means of providing a source
of sustained funding for improvements and ongoing management of the
Redevelopment Area including activities and services related to marketing, safety and
security, environmental and public infrastructure maintenance, area cleanliness, and

landscaping.

4. Transportation Development District — The Developer will evaluate requesting the
City’s approval of one or more transportation development districts (TDDs) as a
means of funding development of parking and multimodal facilities, street and
streetscape improvements, a MetroLink station at Sarah Street or Boyle Avenue, and

other eligible activities consistent with the Redevelopment Plan.

5. Land Clearance for Redevelopment Authority - The Developer will give
consideration to use of the powers provided under Chapter 99.300-99.600, RSMo.
2000, as amended to assist in the implementation of the Development Plan.

6. Other City, State and Federal Tax Credit and Finance Programs - The Developer
will continuously explore various City, State and Federal tax credit and development
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finance programs, both existing and proposed, to determine their availability and
applicability to advance the implementation of the Redevelopment Plan. In addition to
state and federal historic rehabilitation tax credit programs, the potential for funding
essential public infrastructure improvements and providing needed financial incentives
for economic development efforts through existing and future federal and state grant
and tax credit programs will be explored. This will include tax credits available
through the Missouri Development Finance Board, including the Missouri Downtown
Economic Stimulus Act, or MoDESA, grants and loans available from the Economic
Development Administration of the U. S. Department of Commerce, and tax credits

available through the federal New Markets Tax Credits program.

7. CORTEX Investment and Support
In addition to the preceding, the Developer anticipates that financial support and
investment capital may be provided for individual projects through its parent
organization, CORTEX. This assistance will include revenue from its operations, from
its transactions in assembling and providing sites for development by others, and from
donated funds from third parties committed to achieving the goals of the
Redevelopment Plan.

iv. City, State, and Federal Government Participation
The financial feasibility of this Redevelopment Plan is based upon the Developer
obtaining City, State or Federal government participation in the following Project cost

areas consistent with the description made in other sections of this Redevelopment Plan:

1.  Atreasonable, nominal or no cost, acquiring properties owned or controlled by the
St. Louis Land Reutilization Authority or similar entities;

2. Vacating certain streets and alleys as described within the Redevelopment Plan;
and,

3. Assisting the Developer in accessing financing and/or providing funding for public
streets, utilities, and other public infrastructure as described in this Redevelopment
Plan, and working with the Developer to ensure that such improvements meet

applicable standards of the City or other jurisdiction.
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It is understood that, while City, state, and federal government participation as described
in the subsection and elsewhere in the Plan is desirable, it may or may not be possible
for these governments to provide such participation, given development and City
economic considerations. Accordingly, notwithstanding anything to the contrary in this
Section or in the remainder of this Plan, failure of the City, state or federal governments
to participate as described herein and elsewhere in this Plan shall not be construed as
failure on the part of the Developer or the City to implement the Plan and/or to fully

cooperate in its implementation.

S. PERSONS ASSOCIATED WITH THE DEVELOPER

i. REDEVELOPMENT CORPORATION OWNERSHIP AND BOARD
DIRECTORS
The Developer, CORTEX West Redevelopment Corporation, is a Missouri
Redevelopment Corporation organized under and pursuant to the requirements of the
Urban Redevelopment Corporations Law (Chapter 353 RSMo. 2000, as amended) for the
purpose of preparing and implementing the redevelopment of the Redevelopment Area.
The CORTEX West Redevelopment Corporation is a wholly owned subsidiary of
CORTEX and is established as a limited dividend private redevelopment corporation as
prescribed by Chapter 353, RSMo 2000, as amended.

Shareholders:
CORTEX, a collaborative effort of Washington University, Saint Louis University, BJC
Healthcare, University of Missouri and University of Missouri St. Louis, and Missouri

Botanical Garden is the sole shareholder

CORTEX West Redevelopment Corporation Board of Directors:
John Dubinsky

Henry Givens

Lewis A. Levey
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Richard A. Roloff

ii. CONSULTANTS
The following consultants and professional advisors have been or will be associated with

the preparation and implementation of the Redevelopment Plan:

Development Strategies, Inc.
Richard C. Ward and Larry Marks
10 S. Broadway, Suite 1500

St. Louis, Missouri 63102

The Stolar Partnership LLP

Harvey A Harris and S. Jerome Pratter
911 Washington Avenue, 7" Floor

St. Louis, Missouri 63101

Davis Associates
Darlene M. Davis, CPA
4119 N. Highway 67
Florissant, MO 63034

The Berrick Partnership
Brian A. Wahby

810 Ann Avenue

St. Louis, MO 63104

T. PROPERTY OWNED, OPTIONED, OR TO BE ACQUIRED BY THE
DEVELOPER

i. EXISTING OWNERSHIP

CORTEX or an affiliate owns a number of properties in the Redevelopment Area—
4000-4024 Laclede Avenue in City Block 3919W, 4300-4378 Forest Park Avenue and
237 S. Boyle Avenue in City Block 3904, 4270 Duncan Avenue in City Block 4586,
4300 Duncan Avenue in City Block 4589, and 405 S. Boyle Avenue in City Block
4589—and is actively acquiring additional properties. The Developer or its affiliate
intends to acquire and/or to dispose of property within the Redevelopment Area as
necessary in order to effectuate the objectives of the Redevelopment Plan.

ii. PROPERTY ACQUISITION
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After negotiating in good faith with existing property owners in the Redevelopment
Area, the Developer shall have the right to acquire properties within the Redevelopment
Area by eminent domain where such acquisition is authorized and contemplated in this
Redevelopment Plan and is necessary for site development and/or consolidation in
accordance with the Redevelopment Plan, or where owners of property scheduled for
rehabilitation or conservation are unwilling to maintain and upgrade their property as
required under the Redevelopment Plan, or in accordance with the provisions of Section
F.

The rights of the Developer to acquire properties within the Redevelopment Area by
eminent domain shall lapse after fifteen (15) years following enactment of the
ordinance approving the Redevelopment Plan (the “Redevelopment Ordinance”)
unless the Developer satisfies the following criteria, in which case the right to use

eminent domain shall be extended for an additional ten (10) years:

a. The Developer remains a viable, operating entity; and

b. The following events have occurred since the incorporation of Developer and
prior to the expiration of the fifteen (15) year period following the enactment of
the Redevelopment Ordinance:

1. 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

2. A minimum investment in such developments of at least $200,000,000 in

debt and equity has occurred within the Redevelopment Area.
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The Developer shall not have the right to acquire individual parcels by eminent
domain within Project Areas 6, 13, and 14 or the Zurheide property in Project Area
24 as designated on Exhibit 4, provided that of the following conditions are
maintained throughout the term of the Redevelopment Plan:

a. The principal use of each such individual parcel within the Project Areas existing
as of the date of the enactment of the Redevelopment Ordinance continues

uninterrupted.

b. Each such individual parcel within the Project Area is maintained in a good state

of repair commensurate with the building codes and ordinances of the City.

c. Each such individual parcel within the Project Area remains free from any
uncured violations of the municipal building code, ordinances, or any other

applicable law or regulation.

d. Each such individual parcel within the Project Area remains under the same

ownership® existing as of the date of adoption of the Redevelopment Ordinance.

iii. ACQUISITION PROCEDURES
The Developer shall be granted by the Board of Aldermen a Certificate of Public
Convenience and Necessity, pursuant to Section 11.06.180 and 11.06.220 of the Revised
Code of the City of St. Louis, authorizing and empowering the Developer to acquire by
eminent domain all or any part of or any interest in the real property in the

Redevelopment Area for the purposes expressed in the Redevelopment Plan.

With respect to property which must be acquired by the Developer, the Developer will
endeavor to negotiate voluntary transfer of the property to be acquired. However, in the
event that the Developer and the owner are unable to reach agreement, or if the owner
cannot be located or shall have refused to negotiate an acquisition price acceptable to the
Developer, then, in any such event, the Developer may exercise the right of eminent
domain as provided in Chapter 353 RSMo. 2000, as amended, in order to implement the

! Same ownership means ownership and/or control by the same individual(s) and/or families and their heirs
(including trusts for their benefit so long as management of such trust is under such individual’s control).
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Redevelopment Plan. With respect to all property acquired by the Developer, relocation

benefits will be provided according to the terms of Section P, Relocation as applicable.

The cost of all acquisition and relocation activities undertaken by the Developer shall be

Developer’s sole responsibility.

U. PROPOSED CITY ACTIONS AND PROPERTY TO BE ACQUIRED BY
THE CITY

ACQUISITION

The Developer requests that the City undertake and complete the timely vacation or

closure of such streets and alleys as may be necessary to implement the Redevelopment

Plan and in accordance with applicable city procedures but at Developer’s cost. With

respect to the remainder of the Area, Developer does not request that any acquisition be

undertaken by the City or any agent of the City at this time, but may in the future request

City or City agency assistance with acquisition, at Developer’s cost, in instances where

the Developer deems City or City agency acquisition to be the most expeditious and

fiscally sound approach to implementing the Redevelopment Plan.

ZONING CHANGES
See Section M.

LANDSCAPING
See Section K.

FINANCE

See Section R.

DEVELOPER'S RIGHT TO CONTRACT WITH THE LAND CLEARANCE
FOR REDEVELOPMENT AUTHORITY

The Developer may enter into one or more contracts with the Land Clearance for

Redevelopment Authority of the City of St. Louis pursuant to Chapter 99.300 RSMo.

2000, as amended, to obtain the services of such Authority to act on behalf of the
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Developer in obtaining property by negotiation or condemnation within the
Redevelopment Area or for other incentives for specific Projects. In the event of such a
contract, all costs of such negotiation or acquisition by condemnation of the Authority
will be paid by the Developer. The Developer reserves all rights, however, to acquire
any and all properties in the Redevelopment Area directly by negotiation or
condemnation under Chapter 353, RSMo. 2000, as amended, without utilizing the

services of the Land Clearance for Redevelopment Authority or any other City agency.

V. CITY OWNED PROPERTY

No property in the Redevelopment Area, with the exception of the original Center for
Emerging Technologies building, is currently owned by the City or a City agency. A City
agency intends to retain ownership of the Center for Emerging Technologies building, or to
transfer such ownership to the Center at a time and on terms acceptable to the City agency.
Should the City or a City agency acquire ownership of any other parcel in the redevelopment
area, the City or City agency will offer such property to Developer to effectuate the goals and
objectives of the Redevelopment Plan, and the Developer may acquire such property from the
City or City agency at a mutually agreeable cost. In addition, the Developer will acquire all

street and alley rights-of-way as described in Section N.

W. EMPLOYMENT PRACTICES

The Developer, for itself, its successors, and assigns, admits the language, intent, and purpose
regarding fair employment practices contained in Ordinance 51512 of the City of St. Louis
and admits and agrees that said language, intent, and purpose apply to the Redevelopment
Plan and that the Developer will be bound thereby, and Developer agrees that it will comply
with the overall terms and spirit of said Ordinance. Furthermore, each individual developer
within the Redevelopment Area which receives City assistance of $20,000,000 in present
value or more over the term of the assistance shall be subject to the requirements of City
Code Chapter 3.99
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X. NON-DISCRIMINATION AND M/WBE UTILIZATION

The Developer, for itself, its successors, and assigns, will at all times make all facilities in the
Redevelopment Area available to the general public without regard to race, marital status,
color, age, religion, sexual orientation, familial status, disability, national origin or ancestry.
This section shall not be construed as depriving the Developer or any owner of the customary
rights incident to ownership, including the rights of management and the rights to establish
rules and regulations for the use of the property or charges or rents therefore, but the
Developer or owner shall not discriminate in the exercise of such rights on the basis of race,
color, disability, religion, sex, marital status, or national origin. Parcel Development Agree-
ments executed pursuant to Section F hereof shall expressly require each owner's compliance
with this non-discrimination provision. Any contracts or agreements entered into or resulting
from the Redevelopment Plan shall observe Equal Employment Opportunity Guidelines.
Furthermore, all activities under the control of the Developer in the Redevelopment Area will
be subject to the Mayor’s Executive Order #28 regarding M/WBE participation in the
Redevelopment Project and any subsequent Executive Order(s) and/or City Ordinance(s) that

amend or replace Executive Order #28.

Y. TAXES

If requested by the Developer and subject to the provisions of Subsection (ii) of this Section
Y, real property acquired by the Developer within the Redevelopment Area may be taxed in
the manner provided in Section 353.110 RSMo. 2000, as amended, but with the maximum
period of tax abatement so granted not to exceed 25 years from the time that ownership of the

Property “passes through” the Redevelopment Corporation.

i. NECESSITY FOR TAX ABATEMENT
Tax abatement is deemed an essential tool to be used to help make otherwise financially
infeasible projects feasible, and to induce the Developer and others to invest in the
Redevelopment Area in consideration of the high costs associated with the
redevelopment, including site assembly, environmental mitigation and clean-up, site

improvements, and security, and the high economic risks resulting from a lack of
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demonstrated and effective market demand for the types and scale of development

anticipated by the Plan.

ii. TAXABATEMENT
Subject to the provisions of paragraph 2 of this subsection Y (ii), pursuant to Section
353.110.2, RSMo. 2000, as amended, and upon compliance with the terms and
conditions of Section 11.06.300 and Section 11.06.310 of the Revised Code of the City
of St. Louis, all real property within the Development Area acquired by the Developer or
conveyed to its successors and assigns as set forth in Subsection Y (iv) hereof and used in
accordance with the Development Plan, may at the discretion of the Developer be subject
for a period of ten (10) years to assessment or payment of general ad valorem property
taxes imposed by the City or State or any political subdivision thereof in the manner
provided by Section 353.110.1, RSMo. 2000, as amended, and said Section is
incorporated herein by reference. Such tax abatement shall commence on January 1st of
the year following the transfer of title of such real property to the Developer. For the
next fifteen (15) years, ad valorem taxes upon such real property may at the discretion of
the Developer be measured by the assessed valuation thereof as determined by the
assessor upon the basis of not to exceed fifty percent (50%) of the true value of such real
property so long as the real property is owned by the Developer or its successors and
assigns as set forth in Subsection Y (iv) hereof and used in accordance with the
Development Plan. After a period totaling twenty-five (25) years, such real property
shall be subject to assessment and payment of all ad valorem taxes, based on the full true
value of the real property at that time; provided, that after the completion of the
redevelopment project, as authorized by law or ordinance whenever any urban
redevelopment corporation shall elect to pay full taxes, or at the expiration of the period,
such real property shall be owned and operated free from any of the conditions,
restrictions or provisions of this chapter, and of any ordinance, rule or regulation adopted
pursuant hereto, any other law limiting the right of domestic and foreign insurance

companies to own and operate real estate to the contrary notwithstanding.

Notwithstanding the foregoing, the Developer will work with the City to ensure that the

amounts and terms of tax abatement provided in individual Parcel Development
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Agreements are the minimum amounts necessary to ensure the feasibility of each
development project within the Redevelopment Area. In the event that the Developer and
City agree that the full terms and amount of tax abatement authorized by this subsection
Y (i) are not needed for a particular development project, tax abatement may be granted
by the Developer in such lesser amount and/or for such lesser time period determined by
Developer. Further, tax abatement may be waived, at the Developer’s option, in the

event that TIF financing is utilized for a particular development.

iii. FORMERLY TAX EXEMPT PROPERTIES
In the event that any such real property in the Redevelopment Area is tax exempt
immediately prior to its acquisition by the Developer, the Assessor of the City of St.
Louis shall promptly assess such land, exclusive of improvements, at such valuation as
shall conform to, but not exceed, the assessed valuation made during the preceding
calendar year of other land, exclusive of improvements, adjacent thereto. The amount of
such assessed valuation so fixed by the City Assessor shall not be increased by the City
Assessor during the ten (10) year period next following the date upon which the
Developer acquired such property so long as such real property is used in accordance
with the Redevelopment Plan and provided that tax abatement has been granted for such
property by the Developer. If tax abatement granted by the Developer is for less than ten
(10) years, the assessed valuation may be increased by the City Assessor at the end of

such lesser tax abatement period.

iv. TRANSFER OF TAX ABATEMENT
Without limiting or expanding the rights to tax benefits described in the other paragraphs
including but not limited to subsection Y (ii) above, any owner of property within the
Redevelopment Area may, at its option, form a redevelopment corporation under Chapter
353, RSMo. 2000, as amended, and upon approval of such redevelopment corporation's
preliminary plans by the Developer (as provided herein) and the execution of its Parcel
Development Agreement pursuant to which the redevelopment corporation agrees to be
bound by the terms, covenants and conditions of the Redevelopment Plan, its
individualized Parcel Development Agreement and the Redevelopment Agreement
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between the Developer and the City with respect to the property which it may acquire
within the Redevelopment Area, such redevelopment corporation shall be entitled to the
benefits of Chapter 353, RSMo. 2000, as amended, as limited by its Parcel Development
Agreement, and the ad valorem tax benefits thereof as provided herein without further
action by the governing body of the City so long as said redevelopment corporation
continues to use said property in accordance with the Redevelopment Plan, Chapter 353,
RSMo. 2000, as amended, and its Parcel Development Agreement and provided, further,
that the earnings of such redevelopment corporation from the property and the
improvements thereof do not exceed that permitted in Chapter 353, RSMo. 2000, as
amended. Any such redevelopment corporation may hold title for a partnership as a
nominee or as a partner and the property so held shall continue to enjoy the tax benefits
of Chapter 353, RSMo. 2000, as amended, as limited by its Parcel Development

Agreement, without further action of the governing body of the City.

The Developer may sell or otherwise dispose of any or all of the real property, whether
by foreclosure of any mortgage or other lien, through bankruptcy proceedings, by order
of any court of competent jurisdiction, by voluntary transfer or otherwise, and so long as
the purchaser of such real property shall continue to use, operate and maintain such real
property in accordance with the Redevelopment Plan and the Parcel Development
Agreement, such real property shall continue to be entitled to tax abatement as described
in Subsection Y (ii) hereof and as limited by the Parcel Development Agreement and
Subsection Y(ii) hereof; and this shall continue following any subsequent sales or other
dispositions of such property by the Developer’s successors and assigns until expiration
of the period set forth in the individualized Project’s Parcel Development Agreement.
Notwithstanding anything to the contrary herein, no property owned by a Redevelopment
Corporation formed pursuant to Chapter 353, RSMo. 2000 shall be entitled to tax
abatement of any sort unless and until such Corporation or such Corporation’s successor
entity enters into a Parcel Development Agreement with the Developer, and the
availability of tax abatement to such Corporation or successor shall be limited to the

amount of tax abatement, if any, provided for in such Parcel Development Agreement.

v. BREACH OR WITHDRAWAL
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If any portion of the real property within the Redevelopment Area is not used, operated,
and maintained in accordance with the Redevelopment Plan and any amendments thereto
or its Parcel Development Agreement, or in the event that the transferee does not desire
the property to continue under the Redevelopment Plan and any amendments thereto, the
Developer may, due to such a breach or the owner’s desire for withdrawal, request that
portion of the real property within the Redevelopment Area be declared not eligible for
the benefits under Chapter 353, RSMo. 2000, as amended, Section 11.06 of the Revised
Code of the City of St. Louis or the ordinances approving the Redevelopment Plan and
the Redevelopment Agreement. If the Developer and the City’s Board of Aldermen
agree in writing to such a request for an amendment from the Developer or the owner of
such property to withdraw the property from the benefits of the aforementioned incentive
programs, such portion of the real property shall be assessed for ad valorem taxes upon
the full true value of the real property and may be owned and operated free from any of
the conditions, restrictions, or provisions of Chapter 353, RSMo. 2000, as amended,
Section 11.06 of the Revised Code of the City of St. Louis, and the ordinance approving
the Redevelopment Plan, but will not constitute a withdrawal of other parcels of property
from the benefits of Chapter 353, RSMo. 2000, as amended, Section 11.06 of the
Revised Code of the City of St. Louis, or the ordinance approving the Redevelopment
Plan and Redevelopment Agreement. A breach of any covenant or obligation imposed
by Chapter 353, RSM0.2000, as amended, Section 11.06 of the Revised Code of the City
of St. Louis, the Redevelopment Plan and the Redevelopment Agreement by any owner
will not constitute a breach by any other owner in the Redevelopment Area, and each

parcel of property will be treated separately for this purpose.

vi. PAYMENTS IN LIEU OF TAXES
Notwithstanding the tax abatement provisions of Section 353.110, RSMo. 2000, as
amended, the Developer agrees for itself and on behalf of any other redevelopment
that it or any such other redevelopment corporation or any such other owner will pay the
City with respect to property which it owns in the Redevelopment Area which receives
the benefits of Section 353.110, RSMo. 2000, as amended, and its individualized Parcel
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Development Agreement, as above provided, any amount annually equal to the amount
by which the actual tax on such property computed pursuant to Section 353.110, RSMo.
2000, as amended, is less than the tax which would have resulted in such taxable years
on such property if the assessed value of such property and the improvements thereof
had remained the same as the assessed value of such property and improvements thereon
at January 1, 2006, the first day of the year in which the Ordinance approving this
Redevelopment Plan became effective. The obligation to make the foregoing payments
shall constitute a lien against each such parcel as to which such obligation applies,
enforceable by the City in the same manner as general real estate taxes, but neither the
Developer, nor any of such urban redevelopment corporations nor any of such successors
or assigns, nor any individual persons associated with the Developer, shall have any

personal liability with respect thereto.

Z. ANALYSIS OF ECONOMIC BENEFITS

The data in this section summarizes a series of analyses for projected private investments
within the Redevelopment Area to illustrate the economic impact of this development on the
City of St. Louis. The anticipated new investment pursuant to this Redevelopment Plan is
estimated to be nearly $840 million (2005 $). Public revenues generated during the 25 years
of the Redevelopment Plan will total an estimated $496 million (2005 $). This is $327
million more than the existing development would generate during the same period (see

Appendix I1).

In addition, it is estimated that the proposed development will create 8,400 one-year full time
construction jobs distributed over the years of active development, at an estimated average
annual salary of $50,000. It is further estimated that the number of direct permanent net new
jobs associated with the users and occupants of the Redevelopment Area (non-construction)
will grow to over 12,500 at build-out, not counting the substantial multiplier effects that will
also be realized within the local and regional economies.
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AA. TERM OF PLAN

This Redevelopment Plan shall remain in full force and effect and shall be binding on the
Developer and all landowners in the Redevelopment Area from the effective date of the
ordinance approving this Redevelopment Plan and execution by the City of a Redevelopment
Agreement to a date twenty-five (25) years thereafter, subject to extension for such additional
period or periods of time, in the aggregate not to exceed an additional twenty-five years, as
shall be granted and established by ordinances(s) of the City approving such additional
periods(s) of time, provided such ordinance(s) are duly enacted and become effective prior to
the then current termination date. Tax abatement granted in accordance with this
Redevelopment Plan and individual Project Parcel Development Agreements that extend

beyond such Redevelopment Plan’s termination will survive such plan’s termination.

BB. PROHIBITED USES

The Developer desires to create an institutional and research setting within the
Redevelopment Area as described in Section A of this Redevelopment Plan. Because of
the need to maintain an aura of security, professionalism, research and education within
such Area, the Developer, therefore, has determined that the uses listed below, as well as
uses similar thereto, will be harmful to its development goals for the Redevelopment
Area in accordance with the Redevelopment Plan. These uses, thus, shall be prohibited.
This decision is based upon the following and other negative impacts: excessive noise,
traffic, odor, fire, or explosive hazard and hours of operation. Accordingly, the
Developer will not condone, support or approve Parcel Development Agreements that

include or provide for any of the following uses within the Redevelopment Area:

Adult bookstores, adult video stores, or other sexually-oriented adult retail establishments;
Auto dealers (new and used)

Clubs, dance halls and discos;

el

Dyeing and cleaning plants. (This prohibition does not include retail cleaning

establishments where the cleaning is not done on the premises);

CORTEX West Redevelopment Plan 69



Massage parlors;
Pawn shops;
Pinball and video arcades;

Second-hand shops or “flea markets”;

© o N o O

Junk shops;

10. Tattoo or body piercing parlors;

11. Tire and muffler centers and auto body shops;
12. Tool, truck, or equipment rental; and

13. X-rated or adult movie houses

CC. CONFORMANCE OF PRIOR PROJECT APPROVALS

The Developer proposes that the City of St. Louis shall in the ordinance approving the
Redevelopment Agreement by and between the City and the Developer for this Redevelopment
Area, agree that it shall take any and all steps necessary to require that any Project previously
approved by the City for any parcel within the Redevelopment Area under Chapters 99.300-
99.660, 100.300-100.620 or 353.010-353.190 RSMo. 2000, as amended, including, but not
limited to, , the Chapter 100 Manchester/Chouteau Redevelopment Area, Ordinance 56735; the
Chapter 353 Manchester/Chouteau Redevelopment Area, Ordinance 56629; the Chapter 353 4300
Forest Park Redevelopment Area, Ordinance 56934; the Chapter 99 4322-48 Forest Park Ave.
Redevelopment Area, Ordinance 59549; the Chapter 99 4041 Forest Park Ave. Redevelopment
Area, Ordinance 63753; the Chapter 99 3960 Duncan Ave. Redevelopment Area, Ordinance
65594; the Chapter 99 4059-4117 Forest Park Ave. Redevelopment Area, Ordinance 64841, and
any other previously approved redevelopment areas under Chapters 99, 100, or 353 located in
whole or in part within the Redevelopment Area, which has not secured a building permit from
the City to proceed with construction as of the date of the ordinance approving the
Redevelopment Plan and the Redevelopment Agreement shall conform to the terms and
conditions of the Redevelopment Plan as of the date of the approval of this Redevelopment Plan
and all such prior plans and ordinances are hereby deemed amended to effect such conformity to
this Redevelopment Plan, or if for any reason such amendment is ineffective, then such prior plan
and enabling ordinance is hereby terminated, provided that any tax abatement currently in effect
shall not be terminated thereby. Notwithstanding anything in this paragraph to the contrary, the
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Developer, in its sole discretion, may consent to the issuance of a building permit and/or a
redevelopment agreement pursuant to a previously approved ordinance or redevelopment area,
and the City may proceed to approve such building permit and execute such redevelopment

agreement with the Developer’s consent.

DD. SEVERABILITY

If any provision of this Redevelopment Plan is for any reason found to be unenforceable or
inapplicable, the other provisions hereof will remain in full force and effect and in the same manner as

if such unenforceable or inapplicable provision had never been contained in the Redevelopment Plan.
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Exhibit C
Development Agreement

THIS DEVELOPMENT AGREEMENT is entered into this ___day of , 2006 (hereinafter
referred to as the “Agreement”), between the CITY OF ST. LOUIS, MISSOURI (hereinafter referred to
as the “City”) and CORTEX WEST REDEVELOPMENT CORPORATION, and its successors and
assigns (hereinafter referred to as “Developer”), for the implementation of the Development Plan
(hereinafter defined), submitted by Developer for the area set forth in Exhibit A, attached hereto and
incorporated hereby by reference.

WHEREAS, the Board of Aldermen of the City of St. Louis has enacted into law Ordinance No.
____of which this Agreement is a part, approving the Development Plan, submitted by Developer,
attached hereto as Exhibit B (herein referred to as the “Development Plan”), and has determined that the
clearance, redevelopment, replanning, rehabilitation and reconstruction provided for herein are necessary
for the public convenience and necessity and that the approval of the Development Plan and the activities
related thereto are necessary for the preservation of the public peace, health, safety, morals, and welfare;
and

WHEREAS, the ordinance of which this Agreement is a part requires the undertaking and
performance upon part of the Developer and of the City of various obligations; and

WHEREAS, said ordinance directs the Mayor of the City to enter into an Agreement with
Developer providing for execution of the Development Plan; and

WHEREAS, CORTEX WEST REDEVELOPMENT CORPORATION, the Developer, is a
corporation formed under Chapter 353 of the Revised Statutes of Missouri, 2000, as amended, and is now
in good standing in the State of Missouri.

NOW, THERFORE, the City and the Developer, for the consideration and mutual covenants
hereinafter contained and described under the conditions set forth, do hereby agree as follows:

1. Items Incorporated into this Agreement. The provisions of Chapter 353 of the Revised
Statutes of Missouri, 2000, as amended (the "Urban Redevelopment Corporations Law"), up to and
including the date of the passage and approval of the ordinance of which this Agreement is a part, the
provisions of St. Louis Ordinance No. 66847 and the Development Plan are hereby incorporated by
reference and made in whole a part of this Agreement.

2. Legal Description. The development area (hereinafter referred to as the "Redevelopment
Area") is as set forth in Exhibit A attached hereto and incorporated herein by reference.

3. Developer Control. Developer shall have complete and exclusive control over the
construction of the Development and the management and operation of the Development, in accordance
with the provisions of the Development Plan.

4. Development Stages. The staging of the Development shall be as set forth in Section C of
the Development Plan.
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5. Development Timing. The Development shall be implemented as follows: The first
development project, including completion of construction and substantial rent-up of the facility, will be
completed within three (3) years following execution of this Agreement.

6. Delays/Extensions. Notwithstanding anything to the contrary contained herein, in the
Development Plan or in the ordinance approving the Development Plan and of which this Agreement is a
part, the times within which development activities are to commence or be completed will automatically
be extended appropriately as a result of occurrences, events, actions or inactions not within the reasonable
control of Developer, including without limitation construction delays, delays caused by competent legal
authority, strikes, lock-outs, labor disputes, riots, fire, or other casualties, tornadoes, acts of God, acts of
public enemy, accidents, governmental restrictions, unanticipated or unusual site conditions, priority
regarding acquisition of or use of materials, litigation challenging the rights of Developer and/or the City,
or other litigation involving the exercise by Developer of eminent domain to acquire the Redevelopment
Area or in connection with any condemnation suit by Developer for acquisition of the Development Area
or any part thereof, delays caused by the City, County, State or Federal governments or any failure to
obtain requisite permits and/or approvals of City Boards, departments and commissions within the
projected time frame.

7. Notice of Delay. Developer shall provide written notice to the City of such delay prior to
the end of the period, or extension thereof, in which such action was to have been taken or completed.
Said notice shall explain in detail the reason for such delay and the estimated date by which such action
will be performed or commenced

8. Extensions. In addition to any extension pursuant to Section 6 of this Agreement, and
upon written request, from Developer, the City may grant extensions to time periods in which certain
activities are to be undertaken by Developer.

9. Performance for Benefit of City. In the event Developer shall fail to meet any time limits,
as extended, for commencement or completion of any activity, or performance of other obligations, the
City, and only the City, may take the actions set forth in Section 10 and Section 20 of this Agreement, and
no third parties shall have any rights or claims with respect to such failure.

10. Breach and Compliance. In the event of substantial noncompliance with this Agreement
or the Development Plan, written notice of same may be delivered to Developer by the Mayor, and if
Developer, after receipt of such notice, shall not have corrected such substantial noncompliance within
forty-five (45) days after receipt of said notice (unless the time for such correction is further extended by
the Board of Public Service upon written petition of Developer), or, in the case of alleged substantial
noncompliance which cannot reasonably be corrected within forty-five (45) days, if Developer after
receipt of such notice shall have not commenced and continued to diligently pursue the correction of such
noncompliance, then the Mayor may, in his discretion, petition the Board of Public Service to cancel, void
and terminate this Agreement and all rights of the Developer hereunder in whole or in part.

If the Mayor does so petition the Board of Public Service, notice of said petition shall be given to
Developer by the City. No sooner than fifteen (15) days after notice of said petition is given to the
Developer, the Board of Public Service shall hold a hearing on the petition, following which it may, at its
option, but only if it finds that there was such substantial noncompliance and that Developer has failed to
timely cure same, or to timely commence and diligently pursue a cure of same, as the case may be,
cancel, void, and terminate this Agreement and all rights of Developer hereunder in whole or in part.

11. Building Maintenance. After acquisition of any portion of the Redevelopment Area,
Developer shall maintain or cause to be maintained the acquired property, and any such adjacent public
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property in the Redevelopment Area that is required under the ordinances of the City to be maintained by
an adjacent property owner, in a good state of repair commensurate with the building code and ordinances
of the City. After acquisition of any portion of the Redevelopment Area, Developer shall be obligated to
secure the acquired buildings until commencement of rehabilitation or reconstruction.

12. Developer's Compliance with City Procedures. Developer shall obtain all necessary
permits and approvals as prescribed by law and be subject to all lawful inspections and perform such
necessary acts as are required under the ordinances of the City, including the ordinance of which this
Agreement is a part. Approval of necessary permits by the City shall not be unreasonably withheld.

13. City Access to Development Project.  After acquisition of any potion of the
Redevelopment Area, Developer shall cooperate and permit access to such portion of the Redevelopment
Area and the development projects for the agents, representatives, or other officials of the City during
business hours and upon reasonable notice.

14. City Actions. The City agrees to cooperate with Developer in carrying out the
Development Plan and this Agreement and with due diligence will perform each and every act required of
it under the Development Plan and this Agreement.

15. Tax Abatement. (a) Pursuant to Section 353.110.2, R.S.Mo. 2000 and upon compliance
with the terms and conditions of Section 11.06.300 and Section 11.06.310 of the Revised Code of the City
of St. Louis, 1980, all real property within the Development Area, acquired by the Developer or conveyed
to its successors and assigns as set forth in Subsection 15(c) hereof and used in accordance with the
Development Plan, shall be subject for a period of ten (10) years or such lesser period as the Developer
may determine from time to time with respect to any one or more parcels within the Development Area,
to assessment or payment of general ad valorem property taxes imposed by the City or State or any
political subdivision thereof in the manner provided by Section 353.110.1, R.S.Mo. 2000, and said
Section is incorporated herein by reference. Such tax abatement shall commence on January 1st of the
year following the transfer of title of such real property to the Developer. For the next fifteen (15)
years or such lesser period as the Developer may determine from time to time with respect to any one or
more parcels within the Development Area, ad valorem taxes upon such real property shall be measured
by the assessed valuation thereof as determined by the assessor upon the basis of not to exceed fifty
percent (50%) of the true value of such real property so long as the real property is owned by the
Developer or its successors and assigns as set forth in Subsection 15(c) hereof and used in accordance
with the Development Plan. After a period totaling twenty-five (25) years, or such lesser period as may
have been determined by Developer as above provided, such real property shall be subject to assessment
and payment of all ad valorem taxes, based on the full true value of the real property; provided, that after
the completion of the redevelopment project, as authorized by law or ordinance, whenever any urban
redevelopment corporation shall elect to pay full taxes, or at the expiration of the period, such real
property shall be owned and operated free from any of the conditions, restrictions or provisions of Section
353, R.S.Mo. 2000, and of any ordinance, rule or regulation adopted pursuant thereto, any other law
limiting the right of domestic and foreign insurance companies to own and operate real estate to the
contrary notwithstanding. Notwithstanding the foregoing, the Developer will work with the City to
establish such amounts and terms of tax abatement in the individual Parcel Development Agreements (as
such term is defined in the Development Plan) that are anticipated to be the minimum amounts necessary
to provide for the feasibility of each development project within the Redevelopment Area. In the event
that the Developer and the City agree that the full terms and amount of tax abatement authorized by this
Section 15 are not needed for a particular development project, tax abatement may be granted by the
Developer in such lesser amount and/or for such lesser time period as determined by the Developer. The
Developer will work with the City to carefully evaluate individual development projects requesting tax
abatement with the objective of establishing a level of tax abatement that is sufficient to enable project
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feasibility given development costs and risks without unnecessary negative impacts on the City’s tax
base. Further, tax abatement may be waived, at the Developer’s option, in the event that TIF financing is
utilized for a particular development

(b) Formerly Tax Exempt Properties. In the event that any such real property is tax
exempt immediately prior to its acquisition by the Developer, the Assessor of the City of St. Louis shall
promptly assess such land, exclusive of improvements, at such valuation as shall conform, to but not
exceed, the assessed valuation made during the preceding calendar year of other land, exclusive of
improvements, adjacent thereto. The amount of such assessed valuation so fixed by the City Assessor
shall not be increased by the City Assessor during the ten (10) year period next following the date upon
which the Developer acquired such property or such lesser period as the Developer may determine from
time to time with respect to any one or more parcels within the Development Area, so long as such real
property is used in accordance with the Development Plan. If tax abatement granted by the Developer is
for less than ten (10) years, the assessed valuation may be increased by the City Assessor at the end of
such lesser tax abatement period.

(©) Conveyance Of Tax Abatement. The Developer may sell or otherwise dispose of
any or all of the real property acquired by it for the purposes of this project. In the event of the sale or
other disposition of such property, whether by foreclosure of any mortgage or other lien, through
bankruptcy proceedings, by order of any court of competent jurisdiction, by voluntary transfer or
otherwise, and so long as the purchaser of such real property shall continue to use, operate and maintain
such real property in accordance with the Development Plan, such real property shall continue to be
entitled to tax abatement as described in Subsection 15(a) hereof (or Subsection 15(b) hereof), and any
applicable Parcel Development Agreement (as such term is defined in the Development Plan), as the case
may be; and this shall continue following any subsequent sales or other dispositions of such property by
the Developer's successors and assigns until expiration of the period provided for in Section 353.110,
R.S.MQ0. 2000, or such lesser period as may be set forth in the applicable Parcel Development Agreement.

(d) Breach Or Withdrawal. If any portion of the real property receiving tax
abatement is not used, operated, and maintained in accordance with the Development Plan and any
amendments thereto, or in the event that the transferee does not desire the property to continue under the
Development Plan and any amendments thereto, such portion of the real property shall be assessed for ad
valorem taxes upon the full true value of the real property and may be owned and operated free from any
of the conditions, restrictions, or provisions of Chapter 353 of the Revised Statutes of Missouri, 2000,
Section 11.06 of the Revised Code of the City of St. Louis, as amended, and the ordinance approving the
Development Plan, but will not constitute a withdrawal of other parcels of property from the benefits of
Chapter 353 of the Revised Statutes of Missouri, 2000, Section 11.06 of the Revised Code of the City of
St. Louis, as amended, or said ordinance. A breach of any covenant or obligation imposed by Chapter 353
of the Revised Statutes of Missouri, 2000, or Section 11.06 of the Revised Code of the City of St. Louis,
as amended, by any owner will not constitute a breach by any other owner in the Development Area, and
each parcel of property will be treated separately for this purpose.

(e) Currently Exempt Property. Any real property within the Development Area
which is otherwise exempt from property taxes pursuant to Section 137.100(5), RSMo. 2000, shall not be
affected by Section 15 hereof.

16. Eminent Domain. The Developer shall have the power of eminent domain, as granted to
it by Ordinance No. __ of which this Agreement is a part; provided that the power of eminent domain
shall only be exercised as provided in the Development Plan.
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17. Earnings Limitation on Development. The net earnings of Developer from the
Development shall be limited as provided in Section 353.030 of the Revised Statutes of Missouri, 2000,
and Developer shall comply in all respects with the provisions of Section 353.030 of the Revised Statutes
of Missouri, 2000. In addition to all other applicable laws, no dividend shall be distributed to the
shareholders of the Developer unless and until a Certificate of Completion has been issued by the City.

18. Developer’s Right to Transfer Property. Developer reserves the right to sell, assign,
transfer, lease, mortgage and convey any property or any part thereof or interest therein which it may
acquire within the Redevelopment Area, to any person, corporation, partnership, public authority, joint
venture or other entity, including, without limitation, any affiliate of Developer, either before or after
completion of the development activities as herein provided. In the event of the conveyance, by sale or
otherwise, of all or a part of the Redevelopment Area, or the Development thereon, within five (5) years
of the effective date of the Ordinance approving the Development Plan and of which this Agreement is a
part, Developer, its successors and assigns, covenants that it shall notify the City at least fifteen (15) days
in advance of the closing of such sale or conveyance. All such transfers prior to completion of the
acquisition, construction and completion of improvements to the Redevelopment Area, however, shall be
subject to the requirements of the Development Plan, Ordinance No. 66847, this Agreement and the
ordinance of which this Agreement is a part, to complete the development activities called for in the
Development Plan with respect to such property. All such transfers, before or after completion of the
development activities, shall be subject to the covenants set forth in Section 26 of this Agreement.

19. Performance Bonding. Developer has demonstrated its financial capability to undertake
and complete the acquisition of the Redevelopment Area. The covenants of Developer contained herein
are therefore deemed sufficient to assure acquisition of the Redevelopment Area and there shall be no
requirement on the part of the Developer for performance bond or other surety respecting acquisition of
the Redevelopment Area or performances required by this Agreement.

20. Liguidated Damages. Notwithstanding the City's right to terminate for substantial non-
compliance consistent with Paragraph 10 hereof, liquidated damages in the amount of Five Hundred
Dollars ($500.00) for each month of delay may be assessed in favor of the City upon failure of Developer
to complete the first development project within the time period provided for in Section 5 hereof, except
as said time may be extended automatically hereunder or by the Board of Public Service for good cause
and except as provided for in Section 6 and Section 28 of this Agreement, or upon failure of Developer to
comply with the other requirements, covenants and conditions herein. Periods of less than one (1) month
shall be assessed upon a basis proportionate to the number of days in the period. The City shall be entitled
to enforce the terms of this provision by civil action.

21. Certificate of Completion. Developer shall request, in writing, after completion of any
phase or any part of the Development, in accordance with the approved Development Plan, that the
President of the Board of Public Service issue a Certificate of Completion on such phase or part of the
Development. Upon receipt of such request, the President of the Board of Public Service shall conduct his
investigations and if the President determines that Developer has substantially completed such phase or
part of the Development in accordance with the Development Plan, the President shall issue a Certificate
of Completion. However, in the event the President of the Board of Public Service determines that such
phase or part of the Development has not been substantially completed in accordance with the approved
Development Plan, the President shall forthwith transmit notice by certified or registered mail, return
receipt requested, to Developer, stating the reasons for the finding that there has not been substantial
compliance with the approved Development Plan. Failure to so notify Developer within thirty (30) days
after receipt of said written request shall be deemed a Certificate of Completion. Developer shall have
one hundred and eighty (180) days after the transmission of such notice by the President of the Board of
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Public Service (or such longer period as may be permitted under Section 6 hereof) within which to correct
any such failure to substantially complete the Development, or the applicable phase or part thereof, in
accordance with the Development Plan.

22. Relocation Benefits. Developer shall provide relocation benefits in accordance with
Section 11.05 of the Revised Code of the City of St. Louis, as amended, unless the provisions of the
Federal Uniform Relocation Act are applicable to such displacement and relocation, in which case the
provisions of the Uniform Relocation Act shall apply.

23. Fair Employment Practices. The Developer, for itself, its successors and assigns,
admits the language, intent, and purpose regarding fair employment practices contained in
Ordinances Nos. 47957 and 57173 of the City of St. Louis and admits and agrees that said language,
intent, and purposes apply to the Development Plan and that the Developer will be bound thereby,
and Developer agrees that it will comply with the overall terms and spirit of said Ordinances.

24, Nondiscrimination in Facilities. The Developer, for itself, its successors, and assigns,
will at all times make all facilities in the Redevelopment Area under Developer’s control available to
the general public without regard to race, marital status, color, age, religion, sexual orientation,
familial status, disability, national origin or ancestry.

25. Modifications. The terms, conditions and provisions of this Agreement and the
Development Plan can be neither substantially modified nor eliminated except by mutual agreement in
writing between the City and Developer; provided, however, that this Agreement shall not be construed as
an enlargement of the authority conferred upon the City by Chapter 353 of the Revised Statutes of
Missouri, 2000, as amended.

26. Term of Use Limitation. Developer, for and on behalf of itself and its successors and
assigns, covenants that the uses in the Redevelopment Area shall be limited to the uses described in the
Development Plan for a period of twenty-five (25) years from the effective date of the ordinance
approving the Development Plan and of which this Agreement is a part.

217. Term of Agreement. This Agreement shall remain in full force and effect for twenty-five
(25) years whereupon this Agreement shall terminate and become null and void, provided that all
development as herein described has been completed and so certified by the Board of Aldermen. The
right and privileges given to Developer by this Agreement and the duties and obligations imposed on
Developer shall apply only to the development projects described in the Development Plan.
Notwithstanding anything herein to the contrary, any liability of either party hereto to the other accruing
prior to the termination of this Agreement and remaining unsatisfied at the time of such termination, shall
continue and remain actionable beyond such date of termination subject to applicable statutes of
limitations.

28. Invalidation or Cancellation of Agreement by Developer. In the event that Developer
shall be prohibited from performing the covenants and agreements herein contained, or contained in the
Development Plan, by the order of any governmental agency or other authority of competent jurisdiction,
or Court, or in the event that Chapter 353 of the Revised Statutes of Missouri, 2000, as amended, or
Ordinance No. 66847, or the ordinance of which this Agreement is a part, shall be declared invalid in
whole or in part, or shall be amended in whole or in part, and Developer is denied exercise of eminent
domain available to Developer under said laws, or if Developer determines, in its sole discretion, that the
acquisition costs of the Redevelopment Area will render the Development Plan economically infeasible,
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then and in any such event, Developer may cancel or terminate this Agreement by giving written notice of
its intention to do so to the City within the sixty (60) day period after the event giving rise to such right.

29. Hold Harmless. Developer hereby agrees that, anything to the contrary herein
notwithstanding, it will hold harmless and defend the City against any and all claims, loss, damage, injury
and liability however caused, resulting from, arising out of or in any way connected with the matters set
forth in the Development Plan, this Agreement, or the ordinance of which this Agreement is a part, other
than claims, loss, damage, injury and liability caused by or contributed to, or resulting from any
intentional acts or alleged intentional acts or negligence or alleged negligence on the part of any officer,
employee or agent of the City.

30. Notice. Whenever notice or other communication is called for herein to be given or is
otherwise given pursuant hereto, it shall be in writing and shall be personally delivered or sent by
registered or certified mail, return receipt requested, addressed as follows:
if to the City:

Mayor, City of St. Louis
City Hall

1200 Market St.

St. Louis, MO 63103

with a copy to:

City Counselor

City of St. Louis
City Hall

1200 Market St.

St. Louis, MO 63103

if to Developer:

CORTEX West Redevelopment Corporation
John Dubinsky, President

1401 South Brentwood

Suite 675

St. Louis, Missouri 63105
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with a copy to:

Harvey A. Harris

The Stolar Partnership, LLP.
911 Washington Ave.

Suite 700

St. Louis, MO 63101

All said notices by mail shall be deemed given upon receipt. A change or addition of designated
officers or addresses may be effected by providing written notice of such change or addition to the other

party.

31. Severability. The provisions of this Agreement shall be deemed severable. In the event
that any provision of this Agreement is found by a court of competent jurisdiction to be invalid, the
remaining provisions of this Agreement shall remain valid unless the court finds that the valid provisions
are so essentially and inseparably connected with and so dependent upon the invalid provision that it
cannot be presumed. that the parties hereto would have agreed to the valid provisions of this Agreement,
or unless the Court finds the valid provisions, standing alone, are incomplete and incapable of being
executed in accordance with the contracting parties' intent. If any part of this Agreement regarding the
rights or duties hereunder of Developer is found invalid, Developer shall thereafter at its election have the
right to be released from this Agreement.

32. Headings. The headings and captions of this Agreement are for convenience and
reference only, and in no way define, limit, or describe the scope or intent of the Agreement of any
provision hereof.

IN WITNESS WHEREOF, the parties have set their hands and seals as of the day and year first
above written.

APPROVED AS TO FORM: CITY OF ST. LOUIS
By:

CITY COUNSELOR MAYOR

ATTEST:

CITY CLERK

CORTEX WEST REDEVELOPMENT CORPORATION

By:
Title:

ATTEST:

Secretary
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STATE OF MISSOURI)
) SS.
CITY OF ST. LOUIS )

, of lawful age, and after first being duly sworn upon his oath, states that he is
the Mayor of the City of St. Louis and that he executed the foregoing Development Agreement on behalf
of the City of St. Louis.

Mayor

Subscribed and sworn to before me this day of , 2006.

NOTARY PUBLIC
My Commission Expires:

STATE OF MISSOURI)
) SS
CITY OF ST. LOUIS )

, of lawful age, and after first being duly sworn upon his oath, states that he is
the of CORTEX West Redevelopment Corporation and that he executed the foregoing
Development Agreement on behalf of CORTEX West Redevelopment Corporation.

Subscribed and sworn to before me this day of , 2006.

NOTARY PUBLIC
My Commission Expires:
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Exhibit A
Redevelopment Area

A tract of land located in the City of St. Louis, Missouri, being all or portions of City Blocks

3904, 3917, 3918W, 3919W, 3953, 3959, 3960, 3961, 3962, 3963, 3966(N and S), 3967(N and S),
3968(N and S), 3971(N and S), 4586, and 4589 and specifically described as follows:
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Beginning at a point which is the intersection of centerline of Laclede Avenue with the
eastern right-of-way of Vandeventer Avenue, thence south along said eastern right-of-way of
Vandeventer Avenue to its intersection with the northern right-of-way of 1-64/US 40, thence
southwest along said northern right-of-way of 1-64/US 40 to its intersection with the
centerline of Taylor Avenue, thence north along said centerline of Taylor Avenue to its
intersection with the northern right-of-way of Clayton Avenue, thence northeast along said
northern right-of-way of Clayton Avenue to its intersection with the centerline of S. Newstead
Avenue, thence north along said centerline of S. Newstead Avenue to its intersection with the
southern right-of-way of Duncan Avenue, thence east along said southern right-of-way of
Duncan Avenue to its intersection with the eastern right-of-way of Boyle Avenue, thence
north along said eastern right-of-way of Boyle Avenue to its intersection with the eastern
extension of the centerline of the alley in City Block 3904, thence west along said centerline
of the alley in City Block 3904 to its intersection with the projection of a lot in Block 41 of
the Lindell 2" Addition whose western property line is 163’ 4” east of the eastern right-of-
way of S. Newstead Avenue , thence north along the western property line of the lot to its
projected intersection with the centerline of Forest Park Avenue, thence east along said
centerline of Forest Park Avenue to its intersection with the centerline of Sarah Avenue,
thence north along said centerline of Sarah Avenue to its intersection with the centerline of
Laclede Avenue, thence east along said centerline of Laclede Avenue to its intersection with

the eastern right-of-way of Vandeventer Avenue, the point of beginning.
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	    COMMITTEE SUBSTITUTE
	 
	The owner of any property within the Redevelopment Area or another developer may either rehabilitate an existing structure(s) or build new facilities that comply with and further the goals of the Redevelopment Plan.  Before any owner or developer initiates such rehabilitation or new construction, it shall have entered into a Parcel Development Agreement with plans attached thereto as provided herein below in subparagraph F (v). The Developer shall not enter into a Parcel Development Agreement that is inconsistent with the intent and spirit of the Plan. 
	 ii. INITIAL NOTICE TO RECORD OWNERS



Appendix Il
CORTEX EAST TAXES SUMMARY

($2005)
Phase Out Difference in Cumulative Cumulative
Pilot/New Phase Out Phase Out New of Existing Phase Out Cumulative Real Real Net New Taxes
Real New of Existing New of Existing Personal Personal New of Existing Total Cumulative New Taxes Estate Estate Less
Estate Payroll Payroll Sales SEE Property Property Utility Utility Total Cumulative Current Vs. Taxes Taxes Forgiven
Year Taxes (1) Taxes (2) Taxes (3) Taxes (4) Tax (5) Taxes (6) Taxes (7) Taxes (8) Taxes (9) Taxes Taxes Taxes (10)  Current Taxes Forgiven Forgiven Taxes
1 $326,000 $248,075 $663,338 $61,750 $79,650 $54,130 $63,080 $13,469 $68,875 $1,498,717 $1,498,717 $1,251,150 $247,567 $0 $0 $247,567
2 $326,000 $496,150 $628,425 $123,500 $70,800 $108,261 $59,760 $26,938 $65,250 $1,834,284 $3,333,001 $2,502,300 $830,701 $204,820 $204,820 $625,881
3 $326,000 $744,225 $593,513 $185,250 $61,950 $162,391 $56,440 $40,407 $61,625 $2,169,851 $5,502,851 $3,753,450 $1,749,401 $470,230 $675,050 $1,074,351
4 $326,000 $992,300 $558,600 $247,000 $53,100 $216,521 $53,120 $53,876 $58,000 $2,505,417 $8,008,269 $5,004,600 $3,003,669 $699,640 $1,374,690 $1,628,979
5 $326,000| $1,240,375 $523,688 $308,750 $44,250 $270,652 $49,800 $67,345 $54,375 $2,840,984 $10,849,253 $6,255,750 $4,593,503| $1,001,050 $2,375,740 $2,217,763|
6 $326,000| $1,488,450 $488,775 $370,500 $35,400 $324,782 $46,480 $80,814 $50,750 $3,176,551 $14,025,804 $7,506,900 $6,518,904 $1,266,460 $3,642,200 $2,876,704
7 $326,000| $1,736,525 $453,863 $432,250 $26,550 $378,912 $43,160 $94,283 $47,125 $3,512,118 $17,537,922 $8,758,050 $8,779,872 $1,531,870 $5,174,070 $3,605,802
8 $326,000| $1,984,600 $418,950 $494,000 $17,700 $433,043 $39,840 $107,752 $43,500 $3,847,685 $21,385,607| $10,009,200 $11,376,407 $1,797,280 $6,971,350 $4,405,057
9 $326,000| $2,232,675 $384,038 $555,750 $8,850 $487,173 $36,520 $121,221 $39,875 $4,183,252 $25,568,858| $11,260,350 $14,308,508 $2,062,690 $9,034,040 $5,274,468|
10 $326,000| $2,480,750 $349,125 $617,500 $0 $541,304 $33,200 $134,690 $36,250 $4,518,819 $30,087,677| $12,511,500 $17,576,177 $2,328,100( $11,362,140 $6,214,037
11 $1,460,000| $2,728,825 $314,213 $617,500 $0 $595,434 $29,880 $148,159 $32,625 $5,926,635 $36,014,312| $13,762,650 $22,251,662 $1,460,000| $12,822,140 $9,429,522
12 $1,590,000| $2,976,900 $279,300 $617,500 $0 $649,564 $26,560 $161,628 $29,000 $6,330,452 $42,344,764| $15,013,800 $27,330,964 $1,590,000( $14,412,140 $12,918,824
13 $1,720,000| $3,224,975 $244,388 $617,500 $0 $703,695 $23,240 $175,097 $25,375 $6,734,269 $49,079,033| $16,264,950 $32,814,083 $1,720,000| $16,132,140 $16,681,943
14 $1,860,000| $3,473,050 $209,475 $617,500 $0 $757,825 $19,920 $188,566 $21,750 $7,148,086 $56,227,119| $17,516,100 $38,711,019 $1,860,000( $17,992,140 $20,718,879
15 $1,990,000| $3,721,125 $174,563 $617,500 $0 $811,955 $16,600 $202,035 $18,125 $7,551,903 $63,779,022| $18,767,250 $45,011,772 $1,990,000| $19,982,140 $25,029,632
16 $2,120,000| $3,969,200 $139,650 $617,500 $0 $866,086 $13,280 $215,504 $14,500 $7,955,720 $71,734,742| $20,018,400 $51,716,342 $2,120,000( $22,102,140 $29,614,202
17 $2,260,000| $4,217,275 $104,738 $617,500 $0 $920,216 $9,960 $228,973 $10,875 $8,369,536 $80,104,278| $21,269,550 $58,834,728 $2,260,000| $24,362,140 $34,472,588
18 $2,390,000| $4,465,350 $69,825 $617,500 $0 $974,346 $6,640 $242,442 $7,250 $8,773,353 $88,877,631| $22,520,700 $66,356,931 $2,390,000( $26,752,140 $39,604,791
19 $2,520,000| $4,713,425 $34,913 $617,500 $0| $1,028,477 $3,320 $255,911 $3,625 $9,177,170 $98,054,802| $23,771,850 $74,282,952 $2,520,000| $29,272,140 $45,010,812
20 $2,650,000| $4,961,500 $0 $617,500 $0| $1,082,607 $0 $269,380 $0 $9,580,987| $107,635,789| $25,023,000 $82,612,789 $2,650,000| $31,922,140 $50,690,649
21 $2,650,000| $4,961,500 $0 $617,500 $0| $1,082,607 $0 $269,380 $0 $9,580,987| $117,216,776| $26,274,150 $90,942,626 $2,650,000| $34,572,140 $56,370,486
22 $2,650,000| $4,961,500 $0 $617,500 $0| $1,082,607 $0 $269,380 $0 $9,580,987| $126,797,763| $27,525,300 $99,272,463 $2,650,000| $37,222,140 $62,050,323
23 $2,650,000| $4,961,500 $0 $617,500 $0| $1,082,607 $0 $269,380 $0 $9,580,987| $136,378,750| $28,776,450 $107,602,300 $2,650,000| $39,872,140 $67,730,160
24 $2,650,000| $4,961,500 $0 $617,500 $0| $1,082,607 $0 $269,380 $0 $9,580,987| $145,959,737| $30,027,600 $115,932,137 $2,650,000| $42,522,140 $73,409,997
25 $2,650,000| $4,961,500 $0 $617,500 $0| $1,082,607 $0 $269,380 $0 $9,580,987( $155,540,724| $31,278,750 $124,261,974 $2,650,000| $45,172,140 $79,089,834
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CORTEX WEST REDEVELOPMENT AREA

FOREST PARK BLVD RESEARCH CAMPUS

PROJECT| PARCEL PARCEL| YEAR | BLDG | BLDG. | NUM EXISTING PROPOSED EXIST| PROP ACTION BUILDING
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
1 3919040190 3910-12 LACLEDE AV A C Y REALTY CO 7,100 1891 F 6,000 0 Retail Commercial Commercial J J Rehab Remain National Register
1 3919040195 3900-8 LACLEDE AV A C Y REALTY CO 17,750 1896 F 22,000 0 Retail Commercial Commercial J J Rehab Remain 3 other tenants, National Register
24,850 28,000
0.57
2 |3919040180 |3914—38 LACLEDE AV |CIT‘( OF ST LOUIS 43.375| 1991 G | 44,250| 0 | Institution | Institution J J | Conservation Remain | Fleet Service |
43,375 44,250
1.00
3 |3919040210 |3901—39 FOREST PARK AV |SA|NT LOUIS UNIVERSITY 71,000| 1901 P | 77.100| 0 | Vacant Light Ind | Research/Office J J | New Construcion Remove | |
71,000 77,100
1.63
4 3919040140 4002-6 LACLEDE AV SLLC REAL ESTATE WI, LLC 14,925 1914 F 34,825 0 Institution Research/Office J J New Construcion Remove
4 3919040145 4000 LACLEDE AV SLLC REAL ESTATE WI, LLC 7,632 0 0 Institution Research/Office J J New Construcion Remove Bldg S.F and ass. Improv. Included above
4 3919040150 3948-62 LACLEDE AV HORNICK, THOMAS G TRS 29,300 1908 F 27,000 0 Light Industrial Research/Office J J New Construcion Remove
4 3919040160 3942 LACLEDE AV B & T INVESTMENTS INC 8,875 1947 G 5,963 0 Light Industrial Research/Office J J New Construcion Remove
4 3919040170 3940 LACLEDE AV B & T INVESTMENTS INC 6,213 0 0 Parking Research/Office J J New Construcion Surface Lot
4 3919040225 3941-49 FOREST PARK AV SALVATION ARMY. 50,268 1951 G 73,500 0 Institution Research/Office J J Rehab/New Optional Remain
4 3919040260 4001-5 FOREST PARK AV SALVATION ARMY 10,395 0 0 Retail Commercial Research/Office J J New Construcion Vehicle Sales
127,608 141,288
2.93
5 3919040030 4048 LACLEDE AV LACLEDE AVENUE LLC 4,300 1892 F 1,952 1 Single Family Research/Office J J New Construcion Remove
5 3919040035 4046 LACLEDE AV LACLEDE AVENUE LLC 4,300 1892 P 1,952 1 Single Family Research/Office J J New Construcion Remove
5 3919040040 4044 LACLEDE AV STRAUSS, ADAM H D 5,999 1892 F 1,952 1 Single Family Research/Office J J New Construcion Remove
5 3919040050 4040-42 LACLEDE AV STRAUSS, ADAM H D 4,500 1900 F 3,108 2 Two Family Research/Office J J New Construcion Remove
5 3919040060 4038 LACLEDE AV PRUITT, SHENISE L 4,500 1902 F 2,636 2 Two Family Research/Office J J New Construcion Remove Under Renovation
5 3919040070 4034-36 LACLEDE AV FISSEHAZION & STEHMAN 9,000 1895 P 4,672 4 Four Family Research/Office J J New Construcion Remove
5 3919040080 4030 LACLEDE AV STRAUSS, ADAM H D 9,000 1901 F 5,452 0 Light Industrial Research/Office J J New Construcion Remove For Lease
5 3919040090 4024-26 LACLEDE AV SLLC REAL ESTATE WI, LLC 9,000 0 0 Parking Research/Office J J New Construcion Surface Lot
5 3919040100 4022 LACLEDE AV SLLC REAL ESTATE W, LLC 4,500 0 0 Parking Research/Office J J New Construcion Surface Lot
5 3919040110 4020 LACLEDE AV SLLC REAL ESTATE WI, LLC 4,500 0 0 Parking Research/Office J J New Construcion Surface Lot
5 3919040120 4018 LACLEDE AV SLLC REAL ESTATE WI, LLC 4,500 1948 P 2,424 0 Light Industrial Research/Office J J New Construcion Remove
DEVELOPMENT STRATEGIES 1 1/26/2006





PROJECT| PARCEL PARCEL| YEAR | BLDG | BLDG. | NUM EXISTING PROPOSED EXIST| PROP ACTION BUILDING
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
5 3919040125 4014 LACLEDE AV SLLC REAL ESTATE WI, LLC 4,500 1902 P 2,725 0 Light Industrial Research/Office J J New Construcion Remove
5 3919040130 4008-12 LACLEDE AV SLLC REAL ESTATE WI, LLC 9,000 0 0 Parking Research/Office J J New Construcion Surface Lot
5 3919040270 4007 FOREST PARK AV SALVATION ARMY. 4,500 1898 F 2,000 0 Retail Commercial Research/Office J J New Construcion Remove Vehicle Sales
5 3919040280 4011 FOREST PARK AV SALVATION ARMY 9,000) 1944 G 5,560 0 Retail Commercial Research/Office J J New Construcion Remove Vehicle Sales
5 3919040290 4015 FOREST PARK AV SALVATION ARMY 13,500 1907 F 13,800 0 Light Industrial Research/Office J J New Construcion Remove
5 3919040300 4015 FOREST PARK AV SALVATION ARMY 4,500 0 0 Parking Research/Office J J New Construcion Surface Lot
5 3919040310 4025-27 FOREST PARK AV SALVATION ARMY. 9,000 0 0 Parking Research/Office J J New Construcion Surface Lot
5 3919040320 4035-57 FOREST PARK AV |LCRA 54,000) 1921 G 48,000 0 Office Research/Office J J Conservation Remain
5 3919040330 4059-67 FOREST PARK AV EMERGING TECHNOLOGIES BUILDING Il LL 18,000 1901 G 49,875 0 Office Research/Office J J Conservation Remain
190,099 146,108 11
4.36
6 3919040020 4054 LACLEDE AV SCHNEIDER, GENE M & BETTY J TRS 6,966 1895 P 7,744 4 Four Family Commercial J J New Construction Remove
6 3919040340 10 S SARAH ST EMERGING TECHNOLOGIES BUILDING Il LL 5,619 0 0 Vacant Lot Commercial J J New Construction
6 3919040360 8 S SARAH ST ROTHSCHILD PROPERTIES 11,674 1928 F 5,050 0 Vacant Retail/lRes Commercial J J Rehab/New Optional Remain
6 3919040370 4058-64 LACLEDE AV SCHNEIDER, GENE M & BETTY JTRS 6,144 1895 F 6,650 0 Retail Commercial Commercial J J Rehab/New Optional Remain Hardware Store
30,403 19,444 4
0.70
7 3918040055 3916 FOREST PARK AV LOPATA, MONTE & HAROLD SEIDEL 60,000 1990 G 1,825 0 Auto -- Gas Station Research/Office/Hotel K K New Construction Remove Also Parking for Laclede Gas
7 3918040060 225 S VANDEVENTER AV LOPATA, MONTE & HAROLD SEIDEL 26,324 1993 F 1,034 0 Auto -- Used Cars Research/Office/Hotel K K New Construction Remove Used Cars
7 3918040070 - 95 |3915 - 35R DUNCAN AV KIRBERG ROOFING, INC 33,676 0 0 Light Industrial Research/Office/Hotel K K New Construction Parcels divided with PA 8
120,000 2,859
2.75
8 3918040040 4040 FOREST PARK AV LACLEDE GAS CO 10,000 1897 G 1,656 0 Utility Research/Office K K Rehab/New Optional Remain Training School
8 3918040045 4000-28 FOREST PARK AV LACLEDE GAS CO 76,534/ 1900 G 8,200 0 Utility Research/Office K K Rehab/New Optional Remain Garage
8 3918040050 3950 FOREST PARK AV LACLEDE GAS CO 76,534/ 1936 G 40,800 0 Utility Research/Office K K Rehab/New Optional Remain
8 3918040070 - 95 |3915 - 35R DUNCAN AV KIRBERG ROOFING, INC 5,009 1907 F 4,444 0 Light Industrial Research/Office K K New Construction Remove Parcels divided with PA 7
8 3918040101 3943-51 DUNCAN AV KIRBERG ROOFING INC 58,762 1950 G 17,750 0 Light Industrial Research/Office K K New Construction Remove
8 3918040110 4001-17 DUNCAN AV LACLEDE GAS CO 72,097 1956 F 4,500 0 Utility Research/Office K K Rehab/New Optional Remain Parcel divided with PA 9
298,936 77,350
6.86
9 3918040010 4062 FOREST PARK AV, FPS INC 5,500 0 0 Light Industrial Research/Office K K New Construction Surface Lot
9 3918040020 4060 FOREST PARK AV LACLEDE GAS CO 24,500 0 0 Light Industrial Research/Office K K New Construction Surface Lot
9 3918040030 4052 FOREST PARK AV BDG REALTY, LLC 10,000 1917 F 3,000 0 Light Industrial Research/Office K K New Construction Remove
DEVELOPMENT STRATEGIES 2 1/26/2006





PROJECT| PARCEL PARCEL| YEAR | BLDG | BLDG. | NUM EXISTING PROPOSED EXIST| PROP ACTION BUILDING

AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
9 3918040035 4044 FOREST PARK AV BDG REALTY, LLC 10,000 1941 F 2,862 0 Light Industrial Research/Office K K New Construction Remove
9 3918040110 4045 DUNCAN AV LACLEDE GAS CO 50,000 0 Light Industrial Research/Office K K New Construction Parcel divided with PA 8

100,000 5,862
2.30
10 3953000010 412 S SARAH ST NORFOLK & WESTERN RAILWAY 74,444 1950 G/P 5,000 0 Transport Research/Office K K New Construction Remove Two Buildings
10 3953000020 4040-44 DUNCAN AV ELEVATOR D, INC 161,651 1954 F 0 0 Industrial Research/Office K K New Construction Remove Grain Storage 2.5M bushels capacity/360,00 SF
10 3953000031 4018 DUNCAN AV DCE PROPERTY 146,884 0 0 Vacant Lot Research/Office K K New Construction
10 3953000040 3960 DUNCAN AV DCE PROPERTY 24,829 1911 P 24,000 0 Vacant Light Ind Research/Office K K New Construction Remove Jack Daniels
10 3953000053 3942 DUNCAN AV DCE PROPERTY 132,988 1981 G 3,677 0 Vacant Light Ind Research/Office K K New Construction Remove
10 3953000150 3930 DUNCAN AV CRESCENT REDEV CORP 88,949 1976 G 24,100 0 Light Industrial Research/Office K K New Construction Remove
10 3953000160 3924R DUNCAN AV STATE OF MO 6,229 o) 0 Vacant Lot Research/Office K K New Construction
10 3953000166 3920 DUNCAN AV LRA 3,311 0 0 Vacant Lot Research/Office K K New Construction Former Rail Spur
10 3953000171 313R S VANDEVENTER AV |[LRA 5,009 0 0 Vacant Lot Research/Office K K New Construction Former Rail Spur
10 3953000171 313R S VANDEVENTERAV__|[LRA 0 0 Research/Office K K New Construction Billboard -- Included Above
10 3953000195 301-5 S VANDEVENTER AV [JUPITER PROPERTY MGT. 25,134 1924 F 21,350 0 Light Industrial Research/Office K K New Construction Remove
10 3953000202 331 S VANDEVENTER AV STATE HIGHWAY COMM 10,324 0 0 Vacant Lot Research/Office K K New Construction
10 3953000210 341 S VANDEVENTER AV STATE OF MO 6,187 0 0 Vacant Lot Research/Office K K New Construction
10 3953000220 349 S VANDEVENTER AV STATE OF MISSOURI 13,218 0 0 Vacant Lot Research/Office K K New Construction
10 3953000225 409R S VANDEVENTER AV |[NORFOLK & WESTERN RAILWAY 2,919 0 0 Vacant Lot Research/Office K K New Construction
10 3953000235 3960R DUNCAN AV DCE PROPERTY 2,831 0 0 Vacant Lot Research/Office K K New Construction
10 3953000250 313 S VANDEVENTER AV DRABHU, LLC 18,513 0 0 Vacant Lot Research/Office K K New Construction For Sale
723,420 78,127
16.61
11 3953000057 510 S SARAH ST WOOD, JEAN 28,401 0 0 Industrial Research/Office K K New Construction
11 3953000061 500 S SARAH ST NORFOLK & WESTERN RAILWAY 213,313 0 0 Transport Research/Office K K New Construction
11 3953000061 500 S SARAH ST NORFOLK & WESTERN RAILWAY 0 0 Research/Office K K New Construction Billboard -- Included Above
11 3960000011 4047-49 CLAYTON AV 'WOOD, JEAN 10,528 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000021 4041 CLAYTON AV \WOOD, JEAN 5,115 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000031 4037 CLAYTON AV 'WOOD, JEAN 7,310 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000041 4035 CLAYTON AV 'WOOD, JEAN 4,590 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000051 4031 CLAYTON AV 'WOOD, JEAN 7,650 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000061 4023-25 CLAYTON AV \WOOD, JEAN 8,500 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000071 4007-19 CLAYTON AV K & P PROPERTIESL L C 12,750 1945 F 2,512 0 Light Industrial Research/Office J J New Construction Remove
DEVELOPMENT STRATEGIES 3






PROJECT| PARCEL PARCEL| YEAR | BLDG | BLDG. | NUM EXISTING PROPOSED EXIST| PROP ACTION BUILDING
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
11 3960000072 4019 CLAYTON AV 'WOOD, JEAN 6,970 0 0 Outdoor Storage Research/Office J J New Construction Outdoor Storage
11 3960000091 4001 CLAYTON AV NORFOLK & WESTERN RAILWAY 21,344 0 0 Vacant Lot Research/Office J J New Construction Oil Tank Site
326,471 2,512
7.49
12 3959000015 4044 CLAYTON AV WALL/USA INC 18,992 1956 G 9,336 0 Office Commercial J J New Construction Remove
12 3959000025 4020 CLAYTON AV DRURY DISPLAYS INC 1,263 0 0 Vacant Lot Commercial J J New Construction
12 39590000200 4030 CLAYTON AV DRURY DISPLAYS INC 4,835 0 0 Vacant Lot Commercial J J New Construction
12 39590000208 4030 CLAYTON AV DRURY DISPLAYS INC 0| 0 0 Commercial J J Billboard -- Included Above
25,090 9,336
0.58
13 3963000080 4200 SARPY AVE SARPY GROUP 20,079 1988 G 10,712 0 office Future Office/Research J J Rehab/New Optional Remain
13 3963000350 4226 SARPY AVE ROSE COFFEE CO. 40,158 1989 G 50,000 0 Industrial Future Office/Research J J Optional Remain Optional Remain
13 39630000600 4224 SARPY AV DRURY DISPLAYS, INC 4,922 0 0 Vacant Future Office/Research J J Optional Remain Optional Remain
13 39630000608 4224 SARPY AV DRURY DISPLAYS, INC 0| 0 0 J J Billboard -- Included Above
65,159 60,712
1.50
14 3962000015 4224 CLAYTON AV DUNCAN AV PROPERTIES INC 38,507 1910 G 23,800 0 Light Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000017 4206 CLAYTON AV \WHITTLE, JOHN T TRS 1,002 0 0 Light Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000030 4146-4200 CLAYTON AV ST L METALLIZING CO 24,375 1952 F 875 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000040 4136 CLAYTON AV ST LOUIS METALLIZING CO 3,180 1998 G 5,750 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000050 4130 CLAYTON AV ST LOUIS METALLIZING CO 7,405 1990 G 1,862 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000060 4128 CLAYTON AV ST LOUIS METALLIZING CO 3,180 1998 G 19,485 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000070 4126 CLAYTON AV ST LOUIS METALLIZING CO 2,570 1983 G 900 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000080 4120 CLAYTON AV ST LOUIS METALLIZING CO 7,362 1939 G 5,400 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000090 4112 CLAYTON AV S L M REDEV CORP 12,746 1982 G 11,349 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000110 4108 CLAYTON AV ST LOUIS METALLIZING CO 6,360 1968 G 5,950 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000120 4100 CLAYTON AV ST L M REDEV CORP 5,510 1973 G 4,293 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000130 4101 SARPY AV ST LOUIS METALLIZING CO 13,286 1988 G 10,810 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000190 4123 SARPY AV ST LOUIS METALLIZING CO 55,975 1946 G 4,070 0 Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000240 4145 SARPY AV \WHITTLE, JOHN T TRS 3,125 0 0 Parking Future Office/Research J J Rehab/New Optional Remain Surface Lot
14 3962000250 4151-4201 SARPY AV \WHITTLE, JOHN T TRS 9,375 1925 G 5,929 0 Light Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000260 4201-11 SARPY AV 'WHITTLE, JOHN TRS 16,248 1951 G 17,712 0 Light Industrial Future Office/Research J J Rehab/New Optional Remain
14 3962000270 4223-45 SARPY AV THE CHRIS CO LLC & MARY G GUYOL TRS 56,051 1936 G 76,800 0 Industrial Future Office/Research J J Rehab/New Optional Remain Later Addition
DEVELOPMENT STRATEGIES 4 1/26/2006





|PROJECT| PARCEL | | PARCELl YEAR | BLDG | BLDG. | NUM | EXISTING PROPOSED |EXIST| PROPl ACTION | BUILDING |
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
266,257 194,985
6.11
15 3961000020 415 S SARAH ST \WOOD, JEAN 25,831 1962 G 6,700 0 Industrial Research/Office K K New Construction Remove
15 3961000025 429 S SARAH ST \WOOD, JEAN 6,325 0 0 Industrial Research/Office K K New Construction
15 3961000030 4101 CLAYTON AV 'WOOD, JEAN 11,349 1938 G 4,046 0 Industrial Research/Office K K New Construction Remove
15 3961000040 4109R CLAYTON AV WOOD, JEAN 7,500 0 0 Industrial Research/Office K K New Construction
15 3961000050 4109-23 CLAYTON AV \WOOD, JEAN 18,861 1970 G 4,212 0 Industrial Research/Office K K New Construction Remove
15 3961000060 4125 CLAYTON AV \WOOD, JEAN 3,637 0 0 Industrial Research/Office K K New Construction
15 3961000065 4129 CLAYTON AV 'WOOD, JEAN 17,424 0 0 Industrial Research/Office K K New Construction
15 3961000070 4131 CLAYTON AV WOOD, JEAN 26,300 0 0 Industrial Research/Office K K New Construction
15 3961000080 4145 CLAYTON AV \WOOD, JEAN 47,044| 1894 G 36,306 0 Industrial Research/Office K K New Construction Remove
164,271 51,264
3.77
16 3961000090 4215 CLAYTON AV CHERRICK DISTRIBUTING CO 55,887 1941 G 63,650 0 Light Industrial K K Rehab/New Option Remain
16 3961000095 4235 CLAYTON AV \WOTKA, THOMAS 61,419 1948 F 66,042 0 Light Industrial K K Rehab/New Option Remain
16 3961000100 4257 CLAYTON AV \WOTKA, THOMAS 30,056 1962 F 51,600 0 Light Industrial K K Rehab/New Option Remain
16 3961000125 4261 CLAYTON AV 'WOTKA, THOMAS 34,063 1980 0 0 Parking K K Rehab/New Option Remain
181,425 181,292
4.16
17 4586000030 311 S. SARAH US METAL SUPPLY 292,019 1940 F 160,000 0 Industrial Research/Office K K New Construction Remove
17 4586000040 315 S. SARAH BI-STATE DEVELOPMENT 30,000 0 0 Transport Research/Office K K New Construction
17 4586000070 4240 R DUNCAN BI-STATE DEVELOPMENT 30,000 0 0 Transport Research/Office K K New Construction
352,019 160,000
8.08
18 4586000010 4250 DUNCAN SBC TELEPHONE 118,728 1948 G 44,625 0 Light Industrial Research/Office K K Rehab/New Optional Retain
18 4586000020 4240 DUNCAN STATION INVESTMENTS 118,728 1948 F 152,625 0 Light Industrial Research/Office K K Rehab/New Optional Retain
18 4586000050 4250 R DUNCAN BI-STATE DEVELOPMENT 48,451 0 0 Transport Research/Office K K New Construction
285,907 197,250
6.56
19 3917000090 4100-28 FOREST PARK AV |FPS INC 60,125 0 0 Light Industrial J J New Construction Parcel Divided with 20
19 3917000110 4155 DUNCAN AV MO GOODWILL IND CORP 29,098 0 0 Institution Open Space/ Gar. J J New Construction Surface Lot
19 3917000120 4165-67 DUNCAN AV DUNCAN AVE INVESTMENT CO 28,950 1914 F 19,235 0 Light Industrial Garage/Commercial J J New Construction Remove
19 3917000130 4201-27 DUNCAN AV NATIONAL SALES CO 54,144 1913 F 48,686 0 Light Industrial Garage/Commercial J J New Construction Remove
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PROJECT| PARCEL PARCEL| YEAR | BLDG | BLDG. | NUM EXISTING PROPOSED EXIST| PROP ACTION BUILDING
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
19 3917000055 4214-32 FOREST PARK AV LEGAL SERVICES OF EASTERN MO INC 44,900 1927 G 28,322 0 Office Commercial Research/Office J J Rehab/New Optional Retain
19 3917000070 4210-22 FOREST PARK AV EXTRA SPACE DEVELOPMENT LLC 22,295 1920 G 62,700 0 Light Industrial Research/Office J J Rehab/New Optional Retain
19 3917000075 4200 FOREST PARK AV MERS/MISSOURI GOOD WILL INDUSTRIES 23,160 1922 F 27,200 0 Institution Research/Office J J Rehab/New Optional Retain
19 3917000080 4140-44 FOREST PARK AV MISSOURI GOODWILL INDUSTRIES INC 57,238 1926 F 106,760 0 Institution Research/Office J J Rehab/New Optional Retain
19 3917000180 218 S BOYLE AV NORFOLK & WESTERN RAILWAY CO 2,600 0 0 Vacant Research/Office J J New Construction Former Railroad R.O.W.
19 3917000090 4100-28 FOREST PARK AV FPS INC 72,646 1913 F 205,900 0 Light Industrial J J Parcel Divided with 19
19 3917000010 4260 FOREST PARK AV BRAUER SUPPLY CO 52,381 1919 G 43,400 0 Light Industrial Research/Office J J New Construction Remove
19 3917000020 4248-52 FOREST PARK AV |SUMMERS PRINTING CO 9,600 0 0 Light Industrial Research/Office J J New Construction Surface Lot
19 3917000030 4246 FOREST PARK AV CHRISTOPHER, CHARLES R 9,600 1926 F 17,890 0 Light Industrial Research/Office J J New Construction Remove Investors Title 2nd Floor
19 3917000040 4240 FOREST PARK AV SUMMERS PRINTING CO 9,550 1926 F 17,890 0 Light Industrial Research/Office J J New Construction Remove For Sale/Lease
19 3917000140 4235-37 DUNCAN AV FARRIS, CHARLES L & ETAL, TRS 20,458 1913 F 22,225 0 Light Industrial Research/Office J J New Construction Remove
19 3917000150 4239 DUNCAN AV SPRUCE LLC 6,207 1913 F 5,585 0 Light Industrial Research/Office J J New Construction Remove
19 3917000160 4241-63 DUNCAN AV BRAUER SUPPLY CO 32,513 1913 G 21,125 0 Light Industrial Research/Office J J New Construction Remove
535,465 626,918
12.29
20 3904000050 4384-86 FOREST PARK AV |WASHINGTON UNIVERSITY 9,728 0 6 Institution Research/Office E J New Construction Surface Lot
20 3904000060 4380-82 FOREST PARK AV |WASHINGTON UNIVERSITY 6,333 0 0 Institution Research/Office E J New Construction Surface Lot
20 3904000070 4376-78 FOREST PARK AV MILLER, KENNETH 6,333 1904 F 3,374 2 Two Family Research/Office E J New Construction Remove
20 3904000080 4372-74 FOREST PARK AV NADER, SALAN 6,333 1904 F 3,464 3 Three Family Research/Office E J New Construction Remove
20 3904000082 4366 FOREST PARK AV FOREST WEST PROPERTIES, INC. 1911 F 1 Condo Research/Office E J New Construction Remove UNIT 1A ARCADIA CONDO ($10,920)
20 3904000083 4366 FOREST PARK AV BERGBOWER, ANTHONY 1911 F 1 Condo Research/Office E J New Construction Remove UNIT 1B ARCADIA CONDO ($10,920)
20 3904000084 4366 FOREST PARK AV FOREST WEST PROPERTIES, INC. 1911 F 1 Condo Research/Office E J New Construction Remove UNIT 2C ARCADIA CONDO ($10,920)
20 3904000085 4366 FOREST PARK AV HIRSELJ, DANIEL 1911 F 1 Condo Research/Office E J New Construction Remove UNIT 2D ARCADIA CONDO ($10,920)
20 3904000086 4366 FOREST PARK AV JARAMILLO, DAVID 1911 F 1 Condo Research/Office E J New Construction Remove UNIT 3E ARCADIA CONDO ($10,920)
20 3904000087 4366 FOREST PARK AV GROSSHEIM, JENNIFER 9,516 1911 F 5,250 1 Condo Research/Office E J New Construction Remove UNIT 3D ARCADIA CONDO ($10,920)
20 3904000100 4362 FOREST PARK AV CLARK CITY VENTURES II, LLC 9,520 1906 F 2,558 1 Single Family Research/Office E J New Construction Remove
20 3904000110 4358 FOREST PARK AV LINDELL VANDEVENTER APTS. 11,806 1929 G 8,500 18 Multi Family Research/Office E J New Construction Remove 18 units
20 3904000120 4352-54 FOREST PARK AV YANG, CHEN HSYONG & HUI MEI 9,902 1914 G 4,576 4 Four Family Research/Office E J New Construction Remove
20 3904000135 4300 FOREST PARK AV CIRENEG, LLC 96,000 0 Research/Office J J New Construction
165,471 27,722 40
3.80
21 4589000080 4300-16 DUNCAN CORTEX 140,597 1929 G 123,800 0 Industrial Garage K K New Construction Remove
21 4589000090 405 S. BOYLE CORTEX 24,357 1975 G 17,400 0 Industrial Garage K K New Construction Remove
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|PROJECT| PARCEL | | PARCELl YEAR | BLDG | BLDG. | NUM | EXISTING PROPOSED |EXIST| PROPl ACTION BUILDING |
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
164,954 141,200
3.79
22 4589000030 330 S. NEWSTEAD BRAUER SUPPLY CO 17,198 1940 F 13,775 0 Light Industrial Institution K K New Construction Remove
22 4589000040 4390 DUNCAN GILBERT, WILLIAM A. & HELEN R. 146,009 1974 G 36,500 0 Light Industrial Institution K K New Construction Remove
22 4589000050 4356 DUNCAN GILBERT, WILLIAM A. 38,019 1951 G 38,800 0 Light Industrial Institution K K New Construction Remove
22 4589000060 4350 DUNCAN CITY OF ST LOUIS 27,936 0 0 Vacant Lot Institution K K New Construction
22 4589000070 4340 DUNCAN RHO, INC 59,626 1931 F 70,050 0 Industrial Institution K K New Construction Remove
288,788 159,125
6.63
23 4589000102 600 S. NEWSTEAD BJC HEALTH SYSTEM 356,978 1973 G 234,000 0 Institution Institution K K Rehab/New Option Remain Clayton Ave. R.O.W.
23 4589000103 4303 CLAYTON BJC HEALTH SYSTEM 12,746 0 0 Institution Institution K K Rehab/New
23 4589000105 4253 CLAYTON BJC HEALTH SYSTEM 24,266 INC 0 Institution Institution K K Rehab/New
23 4589000120 4333 CLAYTON Z ENTERPRISES LLC 53,253 1956 G 7,800 0 Office Institution K K Rehab/New Option Remain
447,243 241,800
10.27
24 3966130400 620 TOWER GROVE AV FOREST WEST PROPERTIES, INC 129,025 0 0 Vacant Research/Off/Inst J J New Construction
24 3966130121 4318-28 CLAYTON AV BARNES HOSPITAL 31,711 0 0 Institution Research/Off/Inst J J New Construction Surface Lot
24 3966130110 4302 CLAYTON AV FOREST WEST PROPERTIES, INC 8,624 1949 F 4,144 0 Institution Research/Off/Inst J J New Construction Remove
24 3966130408 721 S BOYLE AV FOREST WEST PROPERTIES, INC 0| 0 0 Research/Off/Inst J J New Construction Billboard
24 3966130260 723 S BOYLE AV 'WASHINGTON UNIVERSITY MEDICAL CENTER 3,180 0 0 Vacant Research/Off/Inst J J New Construction
172,540 4,144
3.96
25 3967130030 4370 CLAYTON AV BARNES HOSPITAL 10,562 0 Parking Institution J J New Construction Parking
25 3967130040 4366 CLAYTON AV BARNES HOSPITAL 3,812 0 Parking Institution J J New Construction Parking
25 3967130050 4362 CLAYTON AV BARNES HOSPITAL 3,812 0 Parking Institution J J New Construction Parking
25 3967130060 4360 CLAYTON AV BARNES HOSPITAL 3,812 0 Parking Institution J J New Construction Parking
25 3967130070 4356 CLAYTON AV PICKER TRUST 7,633 1905 P 1,907 Office/Warehouse Institution J J New Construction Remove Am. Safety & Products
25 3967130080 4354 CLAYTON AV PICKER TRUST 3,813 1931 F 3,898 Office/Warehouse Institution J J New Construction Remove Am. Safety & Products
25 3967130090 4348 CLAYTON AV PICKER TRUST 11,993 1934 P 11,993 Office/Warehouse Institution J J New Construction Remove Am. Safety & Products
25 3967130101 4344 CLAYTON AV BARNES HOSPITAL 4,617 0 Vacant lot Institution J J New Construction
25 3968130300 4332 CLAYTON AV HOULIHAN, ROY 16,379 1946 P 7,262 Automotive Institution J J New Construction Remove Arrow Automotive
25 3968130400 4314 CLAYTON AV 'WASHINGTON UNIVERSITY MEDICAL CENTER 55,626 0 Institution Institution J J New Construction Parking
122,059 25,060
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|PROJECT| PARCEL | | PARCELl YEAR | BLDG | BLDG. | NUM | EXISTING PROPOSED |EXIST| PROPl ACTION | BUILDING |
AREA 1D SITE ADDRESS OWNER NAME S.F. BUILT | COND S.F. UNITS| LAND USE LAND USE ZONE| ZONE AREA ACTION COMMENTS
2.80
26 3971130010 4488 CLAYTON AVE WASHINGTON UNIVERSITY 5,184, 1967 G 24,000 Institution Institution J J Rehab/New Option Remain
26 3971130020 4480 CLAYTON AVE WASHINGTON UNIVERSITY 6,262 1985 G 18,000 Institution Institution J J Rehab/New Option Remain
26 3971130030 4476 CLAYTON AVE WASHINGTON UNIVERSITY 6,809 Parking Institution J J New Construction Parking
26 3971130035 4474 CLAYTON AVE 'WASHINGTON UNIVERSITY 9,252 Parking Institution J J New Construction Parking
26 3971130040 4444 CLAYTON AVE WASHINGTON UNIVERSITY 112,231 Parking Institution J J New Construction
26 3971130050 4400 CLAYTON AVE WASHINGTON UNIVERSITY 180,124 Parking Institution J J New Construction
26 3971130095 735 S NEWSTEAD AVE WASHINGTON UNIVERSITY 4,001 Parking Institution J J New Construction
26 3971130110 739 S NEWSTEAD AVE DRURY DISPLAYS 2,070 Vacant Institution J J New Construction
26 3971130115 741 S NEWSTEAD AVE DRURY DISPLAYS 2,370 Vacant Institution J J New Construction
26 3971130140 816 S TAYLOR AVE WASHINGTON UNIVERSITY 17,078 Parking Institution J J New Construction
26 3971130200 727 S NEWSTEAD AVE WASHINGTON UNIVERSITY 9,595 Parking Institution J J New Construction
354,976 42,000
8.15
27 3967130200 635 TOWER GROVE WASHINGTON UNIVERSITY 13,939 0 School School J J Conservation Remain
27 3968130200 619 EDMUND BOARD OF EDUCATION 267,807 1997 G 78,000 School School J J Conservation Remain
281,746 78,000
6.47
TOTAL 5,929,532 2,823,708
136.12
DEVELOPMENT STRATEGIES 8 1/26/2006
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CERTIFICATE OF INCORPORATION

WHEREAS, duplicate originals of Articles of Incorporation of

CORTEX WESTREDEVELOFPMENT CORPORATION
RDO596002

have been received and filed in the Office of the Secretary of State, which Articles, in all
respects, comply with the requirements of General and Business Corporation Law.

NOW, THEREFORE, I, MATT BLUNT, Secretary of State of the State of Missouri, do
by virtue of the autherity vested in me by law, do hereby certify and declare this entity a
body corporate, duly organized this date and that it1s entitled to all rights and privileges
granted corporations organized under the General and Business Corporation Law.
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