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What industries are driving the 
local office market?  

Tony Kennedy: St. Louis has some great 
financial institutions. We have Edwards 
Jones, Scottrade, Stifel Nicolaus, Wells Far-
go. Those are great and stable. But with 
the potential of Scottrade being acquired, 
there’s some trend going the other way with 
financial services. Health care is certainly a 
thriving marketplace. The largest employ-
er in St. Louis is BJC Health Care. Put that 
with Washington University and its mul-
tibillion-dollar development, and it’s pret-
ty amazing what’s happening there. Then 
transition to Centene’s proposed develop-
ment in Clayton. It’s one of the fastest-grow-
ing companies in the country. You have 
Express Scripts, another health care indus-
try, and they’re growing.

Julie Keil: In the architecture design 
world, we have seen the large corporations 
that you were referencing that have con-
sistently been adding folks to the region. 
The start-ups. The Cortex area. The bio-
tech. The life sciences. You still have your 
large corporate activities, but there’s a lot 

of activity in the start-ups, the more entre-
preneurial-driven market. That activity is 
really exciting. It really gives a whole dif-
ferent perspective to the type of space that 
is created for the market.  

What are the hot projects?  

Tony Kennedy: I would point first to 
Cortex and its Cortex 3.0, the next phase of 
development, which is going to be anoth-
er extension of the 200-acre campus. Ikea 
is part of Cortex, and everything west of 
Ikea is really connecting downtown with 
Clayton. The 3.0 development is exciting, 
because it’s not just an office building, it’s 
more of a live, work, play environment, 
including a 150 room Aloft hotel, under 
the Starwood brand. It’s going to have Sil-
liman from Chicago doing apartments, 
which will most likely be above the park-
ing garage along Duncan. There will also 
be retail along Duncan, and a really neat, 
almost 200,000-square-foot office build-
ing developed along Duncan just east of 
@4240 Duncan. The @4240 building was 
a great success and was a redevelopment 
of an historic building. This will be a new 

construction on the former U.S. Steel site. 
That’s just 3.0. Cortex 4.0 and 5.0 are prob-
ably close behind that. MetroLink will be 
opening up in the summer of 2018 there. 
You’re going to have this area that’s con-
necting the Grove to what’s happening 
at BJC, Wash U. You have what’s happen-
ing with the development just east at The 
Foundry. That area is percolating. I think 
Cortex 3.0 is going to add close to 1,000 
jobs to that area. Not to mention what The 
Foundry is going to have. I think another 
interesting development that’s occurring is 
what’s happening downtown. Komen has 
announced a 100,000-square-foot Cupples 
X building, which is exciting. That will be 
new construction for downtown. Metro-
politan Square was the last office building 
built downtown in 1989. Near Ballpark Vil-
lage, there’s going to be an apartment tower 
and a new office building.

Speaking of downtown, what will 
become of the AT&T building?  

Tony Kennedy: That building was a 
build-to-suit for AT&T/Southwestern Bell 
Corp. as a headquarters. It opened up in 

1986. The floor plates are modern. They’re 
30,000 square feet. They’re column free on 
the north and south side. You can take out 
the ceiling or you leave the ceiling in. It’s 
a modern office tower. You would build it 
pretty close to the way you build it today. It 
needs repositioning, the lobby, for example. 
It’s a single tenant fortress. It was meant to 
keep people out. Now you want to change 
it to make it inviting to let people in. City 
Garden is right there. Hopefully that will 
be part of that redevelopment where you 
open up the garden and make it part of the 
front door of the office tower. That’s going 
to be a fascinating play. Maybe AT&T will 
anchor part of it, maybe they won’t. The 
redevelopment could easily be tens of mil-
lion of dollars. 

Julie Keil: The Cortex hub with The 
Foundry redevelopment, the Armory being 
done by Green Street, and the growth in 
health care with the BJC expansion — that 
whole area is going to be a huge transfor-
mation over the next several years. Innova-
tion is so important. I think corporations 
are all acknowledging that even if they 
have their corporate campuses. there is a 
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tie and an interest to have a presence in a 
Cortex-type of environment. 

Tony Kennedy: The AT&T tower has 
three elevator banks. You could conceiv-
ably do a hotel, which would have its own 
elevator bank; an office tower could have 
their own elevator bank; apartments could 
have their own elevator bank. You can have 
event space up top. The footprint on the 
first five floors could be really cool. There’s 
a lot of potential there. The big question 
mark is jobs. 

The mantra we’ve always heard is 
location, location, location, but real-
ly there’s lots of locations that you’re 

referencing that have big potential 
right now.   

Julie Keil: In the corporate world, what 
we see as a huge driver is attracting and 
retaining top talent. With the shift in the 
workforce with a lot of the baby boomers, 
who I think historically like being in the 
suburbs, they like an easy commute. With 
more millennials really becoming the dom-
inant population, I think there is a desire to 
be in more of an urban, metropolitan-feel-
ing area. That’s where they want to live and 
it’s also where they want to work.

Tony Kennedy: People are thinking dif-
ferently about the location, location, loca-

tion question. One of the first questions you 
ask is, where do my employees live? Where 
do my clients come from? Am I more con-
cerned about getting my clients to my 
office building or my employees to work. 
To your point, recruitment and retention 
is sort of different. We do have a shrinking 
labor pool. We do have a need to attract tal-
ent. Companies are starting to think about 
where can my employees walk to at lunch-
time, where are the hotels, where is their 
entertainment, where’s the retail, where’s 
the living. It used to be I’m going to pick a 
building on 270 that is very visible, I can put 
my name on top of the building. That might 
have been a driver a long time ago, but now 

it’s more about job retention, recruitment. 
St. Louis is interesting because you have the 
dynamic of the Illinois workforce. When 
those people commute to Chesterfield, for 
example, that’s a long way to go from Illi-
nois, but all roads lead to downtown.

Julie Keil: People can work anywhere. 
It used to be that people had to physically 
drive or commute in some manner to their 
workplace to physically work. Your desk 
was there. Your access to technology was 
there, and so on. Today, technology makes 
it possible to work anywhere, any time. I 
question if our future is really going to be 
corporations or is it going to be diversified, 
where you have multiple offices that are 
more hub-like for people to come togeth-
er and collaborate. Oftentimes, people have 
the ability to be able to work at home, but 
they want that personal connection. That’s 
where you will see people come into work 
a couple days a week that do not necessar-
ily need to, but do to make that connection.  

Tony Kennedy: We are seeing some 
of those hubs percolate today. If you look 
throughout Cortex again, Centene put a 
division inside Cortex, inside the CIC. So 
did Husch Blackwell, as did Boeing.  

What do we lack in terms of office 
space in St. Louis?  

Tony Kennedy: In terms of office space, I 
think we have a diverse mix of office build-
ings with available space, and some very 
interesting opportunities out there. We’re 
missing some big blocks of space for sure. 
St. Louis has a pretty long history of build-
ing buildings. If some of the re-purpos-
ing of these buildings continues to occur, 
that’s a positive. If you look at what’s gone 
on downtown, a lot of those historic build-
ings have been repurposed to office, apart-
ments, condos, hotels, etc. We have enough 
vacant space. I think we have enough cool 
buildings to utilize. What we’re missing, I 
would say, is high job growth. We need an 
airport that has a hub, more direct flights. 
St. Louis is not an international Fortune 
500 hub that we were 20 years ago.

Julie Keil: My perception of the down-
town region is there is availability of space. 
Clayton is a tighter market. Oftentimes, 
it’s challenging to find a larger amount of 
space. Obviously, the new Centene project 
coming online is going to be a huge help. 
I think what’s missing is new highly flex-
ible, adaptable space. I think that’s where 
you’re seeing the new construction in the 
Cortex district to accommodate those types 
of changes to have flexible office space. If I 
would say there is something missing in the 
marketplace, it is new flexible office build-
ings. This is why we are seeing so much 
development happening that can accom-
modate the growth of innovative entities.  

What role does office space play in 
recruiting and retaining talent? 

Julie Keil: I think it’s huge. A couple 
of things are happening. Here’s a perfect 
example: a client of ours, one of the big 
mainstays in the region, told us people used 
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to be just knocking on their door wanting 
to work for the company. Well, their office 
space is antiquated. A huge amount of their 
population is retiring. So, the mindset of 
people in that office has historically been 
that office space really isn’t as important, 
other factors like benefits and job security 
are more so. By 2025, three-fourths of our 
workforce population will be millennials  
that’s not that far away. What the younger 
workforce wants in a workspace is very dif-
ferent than what the traditionalists and the 
baby boomers want. An environment that 
supports how they work. That’s an envi-
ronment that has a variant type of work-
space, whether it be areas for focus work 
or spaces that are highly collaborative. Mil-
lennials are highly educated and they real-
ly thrive on collaboration and connection 
with their coworkers. 

Are your clients making the chang-
es to their offices?  

Julie Keil: They are at the early stages of 
making that evolution. It’s a big investment. 
They know that to be a player in the market 
for top talent, they need to invest in change. 
The feedback they’ve given us is that they 
have to make an effort to retain the talent 
in some of the higher-demand fields. They 
need to be able to create an environment 
that not only supports what they do, but 
is attractive to top talent. The other part of 
the equation is just being smart with their 
real estate. Again, the number that we tra-
ditionally planned with was 200 square 
feet per person and up. Today, roughly 50 
percent of U.S. workers are not sitting at 
their desks in their offices each day. Do the 
math. That’s 200 square feet sitting vacant 
at least 50 percent of the time. We help cli-
ents see how to be smart with how they 

use real estate. It’s really a shift. The per-
ception is that companies are taking away 
offices and downsizing. But what they are 
doing is right-sizing. This number is trend-
ing downward, but it’s also redistributing. 
There’s more collaboration space, more 
focus rooms and huddle spaces that are 
being created to give workers the space they 
need and choice on how they work.  

Tony Kennedy: Some of the more tra-
ditional office buildings are really regi-
mented. The building is open 7 a.m. to 6 
p.m., Monday through Friday, and Satur-
day, it’s 8 a.m. to noon. Nowadays, work-
ers want to be able to go there 24 hours a 
day. Building owners are going to have to 
think outside the box. How do we attract 
these companies? What amenities can we 
provide? I’m in a building in Clayton, for 
example, owned by a progressive institu-
tional investor, and they just put in a big 
tenant lounge, a pool table. They put in a 
new fitness center with showers and lock-
ers. They put in a self-serve sundry shop. 
They’re thinking ahead of the curve a lit-
tle bit. Downtown, Peabody Plaza, where 
a major headquarters is, they’re opening 
up for all of the tenants of the building a 
7,500-square-foot beautiful fitness center, 
state of the art shower, lockers, towel ser-
vice. You really can’t afford not to do that. 

Julie Keil: I think another factor is free 
address office configuration, which can 
be called many different things. It basi-
cally means an employee does not have a 
fixed work station or desk. For those peo-
ple who travel a lot or have the ability to 
work remotely, when they come into the 
office, they reserve a space. They do not 
have a fixed desk or office every time. 
We’re seeing several of our clients in the 
region increasing capacity upwards of 30, 
40 percent. In regards to parking, obvious-
ly not everybody will be there at once and 

it really does begin to impact the densi-
fication of that building. It has a domino 
effect on restrooms and parking and what 
those things look like. It’s not even a trend; 
this is a reality of what is happening. It goes 
back to the statistics of if over half of the 
employees are not at their desk or even in 
the office and looking at how to be smart 
with real estate. Reallocate those funds to 
create the spaces that are driving the ame-
nities like fitness centers. Express Scripts 
is a good example. We’re just completing 
a fitness center for them. We’ve recently 
completed numerous ones for other cor-
porations. Fitness centers used to be in the 
back corner corridor in a room that didn’t 
have any exterior windows. Now  they’re 
being brought up to the forefront. Tech-
nology is just such a game-changer. What’s 
interesting is, oftentimes, when we begin 
collaborating with a client on a project and 
plan for incorporating technology, by the 
time the project is complete, the technol-
ogy has already changed. The challenge is 
constantly creating an environment that is 
flexible to accommodate that ever-chang-
ing technology landscape. We have to be 
smart about building in flexibility for the 
client, whether it’s in an office or a con-
ference or a huddle room or a focus room.

Tony Kennedy: In the past, you had 
these companies with a 5,000-square-
foot computer room with raised floors 
and HVAC units. Now they just call up 
Neutrality downtown at 210 North Tucker, 
and say I need space for my IT people. You 
go there. Basically it’s a data center carri-
er hotel. They’re basically outsourcing and 
putting it in a safe, secure environment 
with redundancy in place. That frees up 
space for your people. That’s a big change. 
Legal, same thing. Do we need a library? 
No, because everything is right there on 
my app that says find that case. You don’t 
have to go through 20 books to find what 
you’re looking for. Other than some choose 
to have libraries because they look cool. You 
really have to design a workspace around 
the culture. That’s going to play into the 

furniture, which is another major compo-
nent of design that’s changing. The change 
in furniture that I’ve seen is pretty cool. It’s 
more comfortable.  Those little collabora-
tion areas that you see, they’re acoustical-
ly set up, and you can hear perfectly what 
everyone is saying. 

Julie Keil: Arcturis has been in our space 
eight years and to just watch how our space 
has evolved in that time has been interest-
ing. When we moved in, we had technolo-
gy in our major conference rooms, but all 
of our smaller huddle rooms and even the 
open space did not. Now if you walk around 
any built environment and any open col-
laboration space, there is technology. We’ve 
also changed how we work. It’s very com-
mon that you will see people for part of the 
day in their office or using the conference 
room to do some focus work, or utilizing 
our huddle rooms. I think the other thing 
in our space — and it’s also the desire with 
other companies — is flexibility to change 
their environment to support what they 
need done.

Who has the most innovative, 
design-forward offices in St. Louis?  

Julie Keil: Some of the most innova-
tive workplaces are in the Cortex district. 
These shared incubators and startup envi-
ronments are designed to foster innova-
tion where function drives design. These 
companies are very good at determining 
what type of space they need to support 
the work they do. Hierarchy of a space 
no longer determines the success of an 
office. Spaces that are designed with the 
user in mind are innovative, design-for-
ward workplaces.

Tony Kennedy: In my world there’s 
such correlation between innovation, but 
that’s going to be a function of culture, 
design, performance. Really, you’re going 
to create the environment if you’re the CEO 
that you think is going to be best for your 
company, do you need to build in flexibil-

Some of the trends that are on the coast that building 
owners in St. Louis are going to have to think about 
eventually are how do we deal with bikes, how do 

we deal with pets, how do we deal with our smokers, 
non-smokers, our fitness, how do we deal with 

flexibility, how do we deal with parking? 
TONY KENNEDY, 
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ity, do you need to build in collaboration.  

So office design on the coasts is more 
innovative?

Julie Keil: One of our clients did a 
cloud computing group. It was import-
ant that their space in St. Louis was very 
similar to their office in Seattle. There is 
not one office or desk. Everything is proj-
ect rooms, interactive space like a break 
area, and a fun area where they can play 
video games. There’s a lot of mobile, col-
laborative-type lounge seating. But all 
the work is done in project rooms. If you 
think about IT and what they do, that’s 

how they interact and collaborate.  

Tony Kennedy: If you look at some of 
the cool spaces that are being designed 
on the West Coast, those are huge bil-
lion-dollar technology companies. St. 
Louis, we are blessed with BJC, Edward 
Jones, Washington University, Scottrade, 
Anheuser Busch. We don’t need to recruit 
600 web designers. If you look at Square 
headquarters, that was Jim McKelvey, a 
St. Louis native. We are blessed that Jim 
brought a division of Square to St. Louis 
and put them in Cortex. His headquarters 
in San Francisco, I’m pretty sure he spent a 
pretty large sum of money to build out the 

space. From what I hear it’s pretty spec-
tacular. He is competing for the smartest 
and best coders. It’s a different dynamic.  

Julie Keil: On the coasts, it goes way 
beyond just building a fitness center. It’s a 
holistic package that they deliver to their 
employees. So it’s corporate-paid employee 
transportation, buses to take them to and 
from work. It’s paid amenities and services. 
It’s the whole work/life balance. Again, for 
the young top talent, that’s a lifestyle for 
them. Work/life balance is very important, 
but they also require the ability to choose 
when and how they want to work. It’s not 
working 8 to 5 any more. They may sleep 

till 10 a.m. and maybe they go and work out 
or take a stroll on campus and then they 
work until 9 or 10 o’clock at night. 

How will virtual reality impact the 
future of the workplace?  

Julie Keil: This is going to be one of the 
largest impacts when you think about 
technology and big game changers. It’s 
going to be a huge shift in how we inter-
act with our clients because we will have 
the ability to create a 3D environment for 
them to see. If you think about it, in our 
industry, we’re very visual people. When 
the Arcturis team looks at a piece of paper, 
we can understand three-dimensionally 
what that looks like. But that isn’t neces-
sarily the case for most people. We typi-
cally draw renderings or perspectives to 
try to emulate that as close as possible, 
but to actually put on headgear and see 
the space, to be able to walk through the 
space and really see that for themselves, 
will be a huge impact on how we interact 
and design for our clients.

How do you help your clients figure 
out what their needs will be in the future 
and accommodate them to the best of 
your ability on the front end?  

Julie Keil: Part of it is we believe strong-
ly it’s not  prescriptive; there is no one-
size-fits all solution. I think it’s really 
doing a deep dive and understanding the 
organization and their culture, their busi-
ness drivers and their goals. Once we have 
a thorough understanding of who they are 
and where they want to go, then it’s creat-
ing the environment to support them. An 
open office isn’t for everybody. There are 
some organizations that it would be cul-
tural suicide for. What we always want to 
make sure of is that we’re asking the right 
questions and trying, from an infrastruc-
ture standpoint, to create flexibility for 
the future. If they aren’t heavy technol-
ogy users today, in five years they may be. 

Tony Kennedy: We take a practical look 
at the company’s needs from economics to 
culture to planning for the future. Every-
thing is bottom-line driven. What impacts 
the bottom line is certainly rent expense. 
Rent expense per employee is another fac-
tor. However, also impacting the bottom 
line is revenue. Choosing the right loca-
tion can have a direct impact on the reve-
nue side, especially as it relates to recruit-
ment and retention. You’re trying to work 
with them to work with a good architect 
to plan for the future, what departments 
are growing, where are my adjacencies. I’ve 
been here for 10 years, do I need to remod-
el my space, do I want to live around that 
remodel? Will it be more functional for 
me for six months to live through that or 
is that going to be such a problem should 
I relocate? You’re asking a lot of questions 
upfront. You’re working on their growth 
model. You’re looking at going back to 
where their employees live, where their 
future employees want to live, want to 
work. The impact to their clients. You’re 
looking at the lease document as a way to 
provide functionality, flexibility, cost sav-
ing measures, insurance and protection 
against future increases.
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