
 

 

PLANNING AND ZONING COMMISSION 

MEETING 

1 GOVERNMENT CTR, BALLWIN, MO 63011 
MONDAY, MARCH 03, 2025 at 7:00 PM 

AGENDA 

1. Call to Order 

2. Approval of Minutes 

a. January 6, 2025 Minutes 

3. Agenda Items 

a. SUE-25-01 Special Use Exception, submitted by SG MF Rockwood Investors LLC for Caravel 

Autism Health for a nursery, pre-kindergarten, day care/play school with front yard parking. 

b. SUE-25-02 Special Use Exception, submitted by George Flores, for a restaurant with front yard 

parking, outside seating and the sale of alcoholic beverages. 

4. Adjourn 
 

NOTE: Due to ongoing City business, all meeting agendas should be considered tentative. Additional issues may be introduced 

during the course of the meeting. 

ADA NOTICE: Residents of Ballwin are afforded an equal opportunity to participate in the programs and services of the City 

of Ballwin regardless of race, color, religion, sex, age, disability, familial status, national origin or political affiliation.  If one 

requires an accommodation, please call (636) 227-8580 V or (636) 527-9200 TDD or 1-800-735-2466 (Relay Missouri) no 

later than 5:00 p.m. on the third business day preceding the hearing.  Offices are open between 8:00 a.m. and 5:00 p.m. Monday 

through Friday. 
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Planning & Zoning Commission 

Meeting Minutes 

January 6, 2025 7:00pm 
1 Government Ctr, Ballwin MO 63011 

 
THE MINUTES ARE PREPARED IN SUMMARY TO REFLECT THE OVERALL DISCUSSIONS, NOT VERBATIM QUOTES. 

 

The meeting was called to order by Chairman Grant Alexander at 7:00 p.m. 
 
ROLL CALL 
Present       Absent 
Mayor Tim Pogue     Commissioner Bill Hinds 
Alderman David Siegel     
Chairman Grant Alexander 
Commissioner Janet Carr 
Commissioner Derek Beiter 
Commissioner Victoria Winfrey 
Commissioner Zach Carter     
Commissioner Scott Brinker 
Commissioner Michael Swain 
City Attorney Robert Jones 
City Planner Lynn Sprick 
 
MINUTES 
The minutes from the December 4, 2024 Planning & Zoning Commission Meeting were submitted for 
approval. A motion to approve as submitted was made by Mayor Pogue and seconded by Alderman 
Siegel.  The motion was approved unanimously. 
 
AGENDA ITEMS 
SUE-25-01 
Lynn Sprick summarized the Petition. 
Andrew Holloway (Petitioner) provided additional details, noting that additional parking is planned to 
be constructed to the west in the future. 
Alderman Siegel inquired why the Petition is being proposed before the Petition for additional parking. 
Mr. Holloway explained that they wanted to ensure the use was approved before constructing additional 
parking. 
Alderman Siegel asked if MSD approval would be required. 
Ms. Sprick confirmed that MSD approval would be necessary and noted that the property is zoned R-4 
Planned Multiple Dwelling District, requiring an amended development plan for the entire site. 
Alderman Siegel inquired about the amendment development plan procedure, and Attorney Jones 
provided an explanation. 
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Planning & Zoning Commission 

Meeting Minutes 

January 6, 2025 7:00pm 
1 Government Ctr, Ballwin MO 63011 

 
Chairman Alexander asked whether the existing parking lot was sufficient for the previous users. 
Mr. Holloway stated that his group was not previously involved in site management but confirmed that 
current parking is insufficient for the proposed user. 
Commissioner Swain asked about a cross-access parking agreement. 
Mr. Holloway stated that cross-access parking should not be necessary if the proposed lot is constructed. 
Chairman Alexander inquired about the proposed user’s hours of operation. 
Mr. Holloway stated that the hours would be Monday-Friday, 9:00 AM - 6:00 PM, and Saturday, 9:00 
AM - 1:00 PM. 
Alderman Siegel asked about the number of employees. 
Kelsey Harper (Caravel representative) provided information, stating that the teacher-to-student ratio is 
1:1, with typically 20-25 employees on-site. 
Alderman Siegel expressed concerns about parking. 
Scott Brinker inquired about the division of time between ADA therapy and daycare. 
Ms. Harper explained that students are primarily dropped off for therapy and care, with some parent 
meetings conducted on-site. 
Commissioner Carr asked about the number of students expected on-site. 
Ms. Harper estimated 20-28 students. 
Alderman Siegel expressed support for the Special Use Exception but remained concerned about 
parking and MSD approval. 
Chairman Alexander agreed with these concerns. 
Mr. Holloway acknowledged the Commission’s concerns and stated that parking lot plans would be 
submitted soon. 
Alderman Siegel asked Attorney Jones about the Commission’s options. 
Attorney Jones stated that the Commission could either recommend approval with conditions or table 
the Petition until parking plans are submitted. 
Mayor Pogue requested a the submittal of a complete plan, including proposed parking and landscaping.  
He also asked whether a cross-access easement agreement would be required between the site and the 
proposed parking lot. 
Attorney Jones stated that as long as ownership remains the same, a recorded easement agreement would 
not be required. 
Chairman Alexander opened the public hearing.   
Alana Moylan (representative for the Petitioner) spoke.  She discussed the drop off/pick up procedures 
with the former tenant.   
Chairman Alexander closed the public hearing. 
Chairman Alexander motioned to table the Petition until a plan for the proposed parking lot is submitted. 
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Planning & Zoning Commission 

Meeting Minutes 

January 6, 2025 7:00pm 
1 Government Ctr, Ballwin MO 63011 

 
Mayor Pogue revised the motion to allow the Petitioner to work with staff to submit parking lot plans 
before reconsideration. 
Chairman Alexander seconded the motion, and it was approved unanimously. 
 
With no other business to discuss, Chairman Alexander motioned to adjourn the meeting. 
Commissioner Carr seconded the motion and the meeting was adjourned at 7:30pm 
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UPDATED INFORMATION PROVIDED ON PAGE 6 
 
Petition Number:  SUE-25-01 

 

Public Hearing Date:  March 3, 2025 

 

Owner:   SG MF Rockwood Investors LLC 

    3843 West Chester Pike, Newtown Square, PA 19073 

 

Petitioner:   Caravel Autism Health  

    1575 Allouez Avenue, Green Bay, Wisconsin 54311 

 

Project Name:  Caravel Autism Health 

 

Requested Action:  SUE-25-01 Special Use Exception, submitted by SG MF  

Rockwood Investors LLC for Caravel Autism Health for a 

nursery, pre-kindergarten, day care/play school with front yard 

parking at 265 Steamboat Lane.   

[per Appendix A, Article XIV, Section 1 (12) & (14)] 

 

Location:   265 Steamboat Lane 

 

Existing Zoning:  R-4 Planned Multiple Dwelling District 

 

Surrounding Zoning: R-1 Single Family Residential District to the north 

    R-2 Single Family Residential District to the east and west 

    R-4 Planned Multiple Dwelling District to the south 

 

Project Description:  Nursery, pre-kindergarten, day care/play school with front yard 

parking in an existing structure previously occupied by a similar 

facility.  
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Figure 1 - Aerial view of the site and surrounding properties.  Source:  St Louis County 

 
 

 
Figure 2 - Street view of the development 
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Project description: 
This Petition is for a Special Use Exception for a nursery, pre-kindergarten, day care/play school 

with front yard parking at 265 Steamboat Lane.  The property is located on the southwest corner of 

Steamboat Lane and Kehrs Mill Road.  The property is currently zoned R-4, Planned Multiple 

Dwelling District.  Surrounding properties are zoned R-1, Single Family Residential to the north, 

R-2, Single Family Residential to the east and west and R-4 to the south. 

 

The Petitioner is proposing to operate a school facility on the property, dedicated to children with 

autism.  Caravel’s mission and services have been described to staff as:   

“Caravel Autism Health specializes in the evaluation, diagnosis and development for children on 

the autism spectrum.  Their focus is on providing early, data-driven interventions to reshape a 

child’s development.  As part of their process, Caravel reviews a wide range of developmental 

information, including medical history, medications, and early childhood milestones.  Their staff 

works closely with parents and caregivers to understand a child’s needs, focusing on language, 

sensory tolerance and motor skills.  Operationally, their team engages in direct observation and 

interaction with each child in a classroom or 1 on 1 review style to determine what motivates them, 

ultimately providing insight into individualized plans typically through the Applied Behavior Analysis 

(ABA) style learning.  Children are dropped off and spend anywhere from 2 to 8 hours a day at the 

clinic for 1 or more days per week.” 

 

History: 
● In 1975, Ordinance #1203 was approved by the Board of Aldermen to permit the operation 

of a KinderCare Day Care Center. 

● In 2002, Ordinance #3172 was approved by the Board of Aldermen to allow the operation 

of Howard Park School. The mission statement for Howard Park Early Childhood Center 

was:   

“Howard Park Early Childhood Center is dedicated to meeting the individual needs of 

infants and young children and their families, with specific attention to children with mild to 

severe developmental delays. Our mission is to provide all children, regardless of their 

ability, with a strong foundation to learn, grow, and become as independent as possible.” 

● Howard Park School vacated the property in October 2023, causing the Special Use 

Exception to expire. To allow the Petitioner to operate in the building, a new Special Use 

Exception must be considered during a public hearing before the Planning & Zoning 

Commission and subsequently approved by the Board of Aldermen. 
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Staff analysis: 
This Petition seeks a Special Use Exception to re-establish a nursery, pre-kindergarten, daycare, 

or play school at 265 Steamboat Lane, as outlined in Appendix A, Article XIV, Section 1(12). 

Additionally, a Special Use Exception is requested for front yard parking along a public 

right-of-way. This is required under Appendix A, Article XIV, Section 1(14), which requires Special 

Use Exception approval for parking within any front yard.  Currently, there are six (6) parking 

spaces located in the front yard along Steamboat Lane.    

 

The property is part of an existing development, and certain site conditions do not fully comply with 

the requirements outlined in the referenced subsection. This includes the number of required 

off-street parking spaces.  Currently there are six (6) parking spaces in front of the building.  The 

current requirement states:   

“School, except high school and college, one parking space for each ten seats in the auditorium or 

main assembly room, or one space for each classroom, whichever is greater.” 

The building is 4,753 square feet which would require twenty-one (21) parking spaces.  There 

appears to be cross access to the south, where there are several parking spaces, along with a 

sidewalk, leading to the school.  As part of an existing development, the non-compliant conditions 

are classified as legally non-conforming. Staff is not aware of any complaints against or issues with 

the previous tenants or site conditions.  Any future changes to the site will be required to adhere to 

current standards. 

 

When reviewing a Special Use Exception, the Planning & Zoning Commission and Board of 

Aldermen shall determine whether such exception: 

a. Will substantially increase traffic hazards or congestion. 

A new tenant in this existing development will naturally result in an increase in traffic. However, it is 

important to note that this is an existing development that was previously used for the same use as 

is proposed by this Petition. 

b. Will adversely affect the character of the neighborhood. 

The proposed development should not adversely affect the character of the neighborhood.  It is 

situated within an established development designated as “Mixed Residential” in the City's 

Comprehensive Plan. 

c. Will adversely affect the general welfare of the community. 

The proposed development should not adversely affect the welfare of the community.  
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d. Will overtax public utilities. 

The proposed development should not overtax public utilities. 

e. Will adversely affect public safety and health. 

The proposed development should not adversely affect public safety and health. 

f. Is consistent with good planning practice. 

Approval of this Special Use Exception would reestablish a use that was approved for the site at 

the time this development was platted in 1975.  It therefore, should be considered  consistent with 

good planning practice. 

g. Can be operated in a manner that is not detrimental to the permitted developments and  

uses in the district. 

The proposed development should not be detrimental to the permitted developments and uses in 

the district. 

h. Can be developed and operated in a manner that is visually compatible with the permitted 

uses in the surrounding area. 

The proposed development should be operated in a manner that is visually compatible with the 

permitted uses in the surrounding area. 

 

Staff recommendation: 
This Petition requests a Special Use Exception to establish a nursery, pre-kindergarten, or day 

care/play school with front yard parking at 265 Steamboat Lane. The facility would utilize an 

existing building to conduct activities previously approved by the City. Staff recommends approval 

of this Petition, subject to all standard conditions, including an additional condition that all drop-off 

and pick-up activities must occur on-site and outside of the public right-of-way. 
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Update: 
At the January 6 meeting, the Commission tabled this Petition, requesting the submission of plans 

for additional parking. In response, the Petitioner has provided a plan that includes twenty-one (21) 

additional parking spaces. Combined with the five (5) spaces in front of the building and seven (7) 

spaces on the adjacent residential property, this brings the total parking capacity for the site to 34 

spaces. 

 

If the Commission determines that this parking is sufficient, the Petitioner must submit an 

application for an Amended Development Plan for the residential development before proceeding 

with the parking lot construction. 

 

Staff recommendation: 
This Petition seeks a Special Use Exception to establish a nursery, pre-kindergarten, or 

daycare/play school with front yard parking at 265 Steamboat Lane. The facility would operate 

within an existing building to conduct activities previously approved by the City. 

 

Staff recommends approval of this Petition, subject to all standard conditions, along with one of the 

following additional requirements: 

1. An amended development plan for the proposed parking lot is submitted, approved and 

constructed, OR 

2. A cross access parking agreement is established with the residential development to the 

south.   
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PUBLIC HEARING

Notice is hereby given that on Monday, January 6, 2025 at

7:00 pm, a Public Hearing will be held by the Planning & Zoning

Commission in the City Government Center Board Room at 1

Government Center, Ballwin, Missouri 63011. The Commission

will consider the following Petition:

SUE-25-01 - Petition for a Special Use Exception for a

nursery, prekindergarten/day care school with front

yard parking at 265 Steamboat Lane.

Additional information on this Petition is available at the City

Government Center or by calling 636-227-2243.
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Petition Number:  SUE-25-02 

 

Public Hearing Date:  March 3, 2025 

 

Owner:   Waycliffe Development Corporation 

    8922 Manchester Road 

St Louis, Missouri 63144 

 

Petitioner:   Jorge Flores  

    2332 Chelsea Court 

High Ridge, Missouri 63049 

 

Project Name:  Inca Maya Restaurant 

 

Requested Action:  SUE-25-02 Special Use Exception, for a restaurant with front 

yard parking, outside seating and the sale of alcoholic beverages 

at 15270 Manchester Road. 

[per Appendix A, Article XIV, Section 1 (14) (20) & (21)] 

 

Location:   15270 Manchester Road 

 

Existing Zoning:  C-1 Commercial District 

 

Surrounding Zoning: C-1 to the north, east and west 

    R-1 Single Family Residential to the south 

 

Project Description:  Restaurant with front yard parking, outside seating and the sale  

of alcoholic beverages in an existing structure previously 

occupied by a similar facility.  
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Figure 1 - Aerial view of the site and surrounding properties.  Source:  St Louis County 

 
 

 
Figure 2 - Street view of the development 
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Project description: 
This Petition is for a Special Use Exception to establish a restaurant at 15270 Manchester Road, 

featuring front yard parking, outdoor seating, and the sale of alcoholic beverages. The property is 

situated on the southeast corner of Manchester Road and New Ballwin Road. The property is 

currently zoned C-1 Commercial, as are the properties to the north, east and west.  The properties 

to the south are currently zoned R-1 Single Family Residential.  The Petitioner intends to open a 

restaurant in the space formerly used by Local Chef Kitchen. The proposed floor plan includes 

seating options both indoors and outdoors.   

 
Staff analysis: 
This petition seeks a Special Use Exception to establish a restaurant at 15270 Manchester Road, 

featuring front yard parking, outdoor seating, and the sale of alcoholic beverages. The basis for this 

request is outlined in Appendix A, Article XIV, Section 1(20), which permits restaurants as a special 

use exception, and Section 1(21), which allows the sale of alcoholic beverages by the drink for 

on-premises consumption. This petition complies with the zoning requirements for a special use 

exception. 

 

Additionally, a special use exception is required for front yard parking along a public right-of-way, 

as specified in Appendix A, Article XIV, Section 1(14), which mandates special use exception 

approval for parking within any front yard. 

 

When reviewing a Special Use Exception, the Planning & Zoning Commission and Board of 

Aldermen shall determine whether such exception: 

a. Will substantially increase traffic hazards or congestion. 

A new tenant in this existing development will naturally result in an increase in traffic. However, it is 

important to note that this is an existing building that was previously used for the same use as is 

proposed by this Petition. 

b. Will adversely affect the character of the neighborhood. 

The proposed development should not adversely affect the character of the neighborhood.  It is 

situated within an established development designated as “Commercial” in the City's 

Comprehensive Plan. 

c. Will adversely affect the general welfare of the community. 

The proposed development should not adversely affect the welfare of the community.  
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d. Will overtax public utilities. 

The proposed development should not overtax public utilities. 

e. Will adversely affect public safety and health. 

The proposed development should not adversely affect public safety and health. 

f. Is consistent with good planning practice. 

Approval of this Special Use Exception would reestablish a use that was approved for the site at 

the time this development was platted in 1975.  It therefore, should be considered  consistent with 

good planning practice. 

g. Can be operated in a manner that is not detrimental to the permitted developments and  

uses in the district. 

The proposed development should not be detrimental to the permitted developments and uses in 

the district. 

h. Can be developed and operated in a manner that is visually compatible with the permitted 

uses in the surrounding area. 

The proposed development should be operated in a manner that is visually compatible with the 

permitted uses in the surrounding area. 

 

Staff recommendation: 
This Petition is for a Special Use Exception to establish a restaurant at 15270 Manchester Road, 

featuring front yard parking, outdoor seating, and the sale of alcoholic beverages. The restaurant 

would occupy space in an existing building.  Staff recommends the standard conditions, along with 

the following:   

1. Parking lot lighting must be in working condition. 

2. Landscaping must be provided along the north property line. 
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PUBLIC HEARING 
Notice is hereby given that on Monday, March 3, 2025 at   7:00 pm, a Public Hearing 
will be held by the Planning & Zoning Commission in the City Government Center Board 
Room at 1 Government Center, Ballwin, Missouri 63011. The Commission will consider 
the following Petition:  

SUE-25-02 - Petition for a restaurant with front yard parking, outdoor seating and sale of 
alcoholic beverages at 15270 Manchester Rd. 

Additional information on this Petition is available at the City  Government Center or by 
calling 636-227-2243. 
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