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Department of Planning, Public Works, and Parks 
Public Hearing Summary Report  

 
 

P.Z. 02-2012 Mercy Health System (Chesterfield Village, SE Quadrant): A request for a change of zoning 
from a “C-8” Planned Commercial District and two “PC” Planned Commercial Districts to a “UC” Urban 
Core District for a 40.040 acre area of land located north of Chesterfield Parkway and east of Elbridge 
Payne Rd.  (19S531791, 19S531801, 18S210028, 18S210149, 18S210073, 18S210062, 18S220148, 
18S220171 and 18S220061). 
 
Summary 
Sisters of Mercy Health System (Mercy) has submitted a request for a change of zoning for an area 
covered by a “C-8” Planned Commercial District and two “PC” Planned Commercial Districts to an “UC” 
Urban Core District for a 40.040 acre area of land located north of Chesterfield Parkway and east of 
Elbridge Payne Rd.   
 
As stated in the narrative statement, the requested change in zoning is being done to accommodate the 
development of Mercy’s headquarters campus and, once ultimate construction is completed, would 
consist of a virtual care, orthopedic hospital, and general office uses as well as ancillary uses housing 
3,100 employees.  While a specific timeline is not provided for development phasing, the narrative does 
call out that the project will be developed over the course of an approximately ten year period; 
however, it is anticipated that the office and virtual care components would commence construction in 
2013 (completed in 2014). 
 
The Preliminary Plan and Project Narrative describe a series of buildings and parking structures on the 
site.  Open space, including retention areas, are shown along the exterior of the development.  The 
plans depict an internal ‘ring’ road, with a north/south connecting road that divides the campus, to 
service the internal distribution of trips.  Section profiles are provided which further illustrate 
conceptual and preliminary building height and spatial organization on the site. 
 
Urban Core (“UC”) District – Review  
The City of Chesterfield established the “UC” Urban Core District in 2009 to: 

 Implement the vision of the area of the City identified as the Urban Core in the Comprehensive 
Plan; 

 Allow flexibility that is not available through standards and restrictions contained elsewhere in 
the Zoning Ordinance; 

IV. A. 



P.Z. 12-2012 Mercy Health Systems   Public Hearing Report 
(Chesterfield Village, SE Quadrant)   March 12, 2012 

 

 Promote more efficient use of land; 

 Incorporate site features such as topography, views, vegetation, water features, and other 
factors into the design so they become assets to the development; 

 Promote building styles and architectural styles that complement one another; 

 Allow a mix of uses that are designed to negate potential conflicts that normally occur between 
incompatible land uses; 

 Promote the most efficient arrangement of circulation systems, land use, and buildings; 

 Promote environmentally sensitive developments; and  

 Allow development, under a specifically approved design concept and site plan, which otherwise 
may not be permitted by the Zoning Ordinance.  

 
For comparison, the primary difference in the “UC” District and the “PC”/“PI” Districts is found in the 
design standards. The minimum standards for performance and development criteria in the PC/PI 
Districts are already established in the City Code.  In the UC District, performance standards are 
discussed and established during the zoning process.  While greater flexibility is provided in the process, 
the City still retains the ability and expectation that these design standards will be established and 
regulated through the planned district ordinance.   Performance standards such as uses, building height, 
hours of operation, setbacks are established during the zoning process.    Because of this, Staff has 
provided some information for you below to assist you in preparing for the public hearing and 
subsequent discussions on this proposal.    
 
Uses  
Permitted land uses for the “UC” District are established in a planned district ordinance.  Specific uses 
requested may include any use in any of the commercial or residential zoning districts, except uses 
defined in the Adult Entertainment Areas.  
 
The uses being requested by Mercy are found below.  All uses, except Wellness Center, are existing uses 
from the Medical Use (“MU”) and Planned Commercial (“PC”) District.  Information on the district 
classification from which the use is being requested is included in parenthesis in the list below.  Ancillary 
uses, as defined in the Zoning Ordinance, are uses which serve the occupants and patrons of the 
principal permitted uses only, within the building where the primary use is located and no separate 
access from the exterior building or additional signage is permitted  
 
 
The applicant has proposed the following definition for Wellness Center: A facility having fitness, 
nutritional and informational programs intended to promote and maintain well-being for optimal 
performance and health.”    Staff is reviewing this proposed use and definition to ensure no conflicts 
exist with existing uses within the City Code. 

 
Permitted Uses  

 Health services; including clinics of doctors and dentists 

 Hospice 

 Hospitals and medical centers 

 Medical care facilities 

 Office, dental 

 Office, general 

 Office, medical 
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 Outpatient care and treatment facilities 

 Residential care and treatment facilities 

 Schools for the handicapped 

 Wellness centers 

 

Ancillary Uses 
 
As mentioned previously, Ancillary Uses are not allowed separate access or signage from the 
building they are located in and are not open to the general public.  
 

 Administrative office for educational or 
religious facility 

 Assisted living 

 Auditorium 

 Barber or beauty shop 

 Cafeterias for use by employees and 
guests of primary uses 

 Coffee shop 

 Day care, including adult day care 

 Device for energy generation 

 Dormitories 

 Duplicating, mailing, stenographic and 
office services 

 Dwelling, employee 

 Dwellings, multiple family 

 Educational facility – Specialized private 
school 

 Educational facility – Vocational school, 
outdoor training 

 Educational services to the public 
related to health care 

 Financial institutions with no drive-
throughs 

 Florists 

 Gift shops 

 Grocery – Neighborhood 

 Group housing 

 Gymnasium 

 Heliport 

 Hospitality houses 

 Laboratories 

 Newspaper stand 

 Orthopedic stores 

 Parking area, including garages, for 
automobiles 

 Parking structures, public or private 

 Pharmacies 

 Places of worship 

 Research facilities 

 Restaurant, outdoor customer dining 
area 

 Restaurant, sit down 

 Restaurant, take out 

 Restaurants under two thousand 
(2,000) square feet in gross floor area 
without drive-throughs or drive-ins 

 Satellite dish 

 Schools and training facilities related to 
the medical professions including but 
not limited to schools for nursing 

 Social services 

 Substance abuse treatment facility, 
outpatient 

 Substance abuse treatment facility, 
residential 

 Telecommunications structure 

 Telecommunications tower or facility 

 Terminals for buses and other public 
mass transit vehicles 

 Transit transfer station 

 
Density 
The application indicates a maximum proposed development density in terms of a Floor Area 
Ratio (FAR) of 0.55.  The subject site is 1,744,145 square feet.  Applying a FAR of 0.55 would 
result in a maximum density of 959,279.75 square feet of development being requested.  
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Traffic 
City Staff has met with the Petitioners, representatives of the Missouri Department of 
Transportation (MoDOT), and representatives of St. Louis County Department of Highways and 
Transportation (SLCDHT).  A Traffic Impact Study is forthcoming which will detail improvements 
required to be constructed in order to maintain acceptable operating conditions on the roadway 
system of each jurisdiction.  Once the traffic study is received and approved by all applicable 
agencies, road improvements recommended within said study will be required prior to final 
development and occupancy. 
 
Comprehensive Plan 
 
The City of Chesterfield Comprehensive Land Use Map delineates the subject site within the 
“Urban Core” land use designation.  The Comprehensive plan states the following about the 
Urban Core: 
 

The Urban Core was defined as the area known as Chesterfield Village, centered 
at the intersection of I-64/US 40 and Clarkson Road/Olive Boulevard and 
primarily served by the Chesterfield Parkway. Land uses for the Urban Core 
include a mixture of high density residential, retail, and office uses containing 
the highest density development in Chesterfield. 

 
The following information from the Comprehensive Plan relates to the proposed change in 
zoning.  Information in italics is taken from the Plan, with Staff provided narrative following in 
non-italicized font. 
 
It should be noted that the City of Chesterfield Comprehensive Plan includes a great deal of 
information and guidance for development in the Urban Core.  The information below is 
provided based on a Staff review of the proposal prior to the Public Hearing.  For a full and 
complete set of approved policies, see Chapter III of the Comprehensive Plan. 
 
Plan Policy 1.8 Urban Core – The Urban Core should be developed to contain the highest density 
of mixed-use development in Chesterfield.  It should serve as the physical and visual focus for the 
City and include both residential and commercial developments with parks, municipal services, 
and preservation of historic structures and areas, with cultural, entertainment and pedestrian 
amenities for its residents. 
 
This policy is a general, overall policy for the Urban Core that will help guide the review of the 
zoning request and future site development proposals. 
 
Plan Policy 2.1.5 Provide Buffer for Existing Residential Development - New higher density 
residential development and non-residential development adjacent to existing residential 
subdivisions should provide for a substantial landscape buffer and landscaped area between the 
uses so as not to alter the conditions and environment of existing residential neighborhoods. 
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The subject site is located with office development to the west (PC), I-64 to the north, Schoettler 
Valley Apartments to the east (R-6 PEU), Brandywine to the south (R-5 PEU). 
 
Plan Policy 3.6.1 High-Density Development - High-density development should be developed as 
part of the Urban Core. High-density development encourages clustering of buildings with 
diverse building form through minimum restrictions for building height, openspace and setback 
requirements. 
 
The “UC” District allows for the flexibility to achieve these goals.  The submitted Preliminary Plan 
shows conceptual building / parking locations. 
 
Plan Policy 3.6.2 Mixed-Use Development - The Urban Core should accommodate office, retail, 
high-density housing, government facilities, multi-modal transportation, cultural and 
entertainment facilities, and park space. Horizontal and vertical integration of uses is 
encouraged. 
 
Plan Policy 3.6.6 Multi-modal Transportation Choices – Developments in the Urban Core should 
be designed to accommodate a variety of motorized and non-motorized transportation choices 
such as mass transit, pedestrian, and vehicular. An emphasis on pedestrian connectivity is 
encouraged. 
 
The subject site lies within the southeast quadrant of the Chesterfield Village with direct 
frontage on Chesterfield Airport Road.  The Pathway on the Parkway is not yet completed on 
this portion of the parkway.      
 
Plan Policy 3.6.7 Parking Structures - The use of parking structures in the Urban Core is 
encouraged. 
 
As depicted on the Preliminary Plan, parking structures are proposed to be utilized.  While 
parking structures are encouraged, consideration to design and location is critical for aesthetic 
purposes and to address impacts on adjacent properties.  
 
Plan Policy 3.6.8 Historic Preservation – Historic structures, districts, and sites should be 
preserved and protected and the City’s historical heritage should be promoted where 
appropriate. 
 
Plan Policy 4.1 Buffering of Neighborhoods - Development should substantially buffer the 
neighboring residential uses in all directions by employing good site design, addressing vehicular 
access, building materials selection, tree preservation, and expanded setbacks. 
 
As mentioned previously, existing residential developments are adjacent located to the east and 
south of the subject site. 
 
Plan Policy 4.2 High-Density Office Development – High-density office development should be 
limited to the following areas: Along I-64/US 40 extending to Chesterfield Parkway on the west, 
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Highway 141 on the east but isolated from Conway Road by appropriate buffering or residential 
zoning.  High-density is defined as 70 feet above grade exclusive of mechanical. 
 
 
7.2 Multi-Modal Transportation Design - Sites should be designed for all types of transportation 
choices including pedestrian, bicycle, mass transit, and vehicular.  Sites should be designed to 
provide for pedestrian, bicycle, mass transit, and vehicular interconnectivity to adjacent sites. 
 
7.2.1 Maintain Proper Level of Service - Level of Service (LOS) of a roadway or intersection 
describes the efficiency and ease of flow of traffic as perceived by users, and is quantified by 
using methodology described in the most recent Highway Capacity Manual or other accepted 
procedures. 
 
 A scoping meeting was held with representatives of the development team, the Missouri 
Department of Transportation (MoDOT), St. Louis County Department of Highways and Traffic 
(SLCDHT), and the City of Chesterfield. This scoping meeting helps the developer/applicant 
define the areas that must be included in the traffic study.   
 
A public hearing further addressing the request will be held at the March 12, 2012, City of 
Chesterfield Planning Commission meeting. Attached, please find a copy of the Public Hearing 
Notice and the Preliminary Plan.  
 
 
Respectfully submitted, 
 

 
Justin Wyse, AICP 
Senior Planner 
 
 
Attachments 

1. Preliminary Plan 

2. Project narrative 
 
 
cc: Michael G. Herring, City Administrator 
 Rob Heggie, City Attorney 
 Michael O. Geisel, Director of Planning and Public Works 
 Aimee Nassif, Planning and Development Services Director 

 






















