
 

 

PLANNING AND ZONING COMMISSION 

MEETING 

1 GOVERNMENT CTR, BALLWIN, MO 63011 
THURSDAY, JANUARY 04, 2024 at 7:00 PM 

AGENDA 

1. Call to Order 

2. Approval of Minutes 

a. December 4, 2023 Minutes 

3. Agenda Items 

a. SUE 24-01 – Petition for a Special Use Exception (SUE) for a carwash with front yard 

parking at 14660 Manchester Road 

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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MINUTES OF THE 

PLANNING & ZONING COMMISSION MEETING 
1 GOVERNMENT CTR, BALLWIN MISSOURI 63011 

DECEMBER 4, 2023 
 

 

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

 

Mayor Pogue called the meeting to order at 7:00 p.m.  Members in attendance were: 

 

Present:       Absent: 

Mayor Tim Pogue      Commissioner Grant Alexander 

Alderman Mark Stallmann     Commissioner Victoria Winfrey 

Commissioner Derek Beiter 

Commissioner Bill Hinds 

Commissioner Zach Carter 

Commissioner Michael Swain 

 

Election of a temporary Chairman 
A motion was made by Commissioner Swain and seconded by Alderman Stallmann to nominate Mayor Pogue as 

temporary Chairman in the absence of both the Chair and Vice-Chair.  The motion was approved unanimously. 

  

Approval of Minutes 

A motion was made by Mayor Pogue and seconded by Alderman Stallmann to make one (1) amendment to the 

minutes of the October 2, 2023 meeting regarding the UMSL Chancellor’s Certificate in Fundamentals of Planning & 

Zoning. The motion was approved unanimously.   

A motion was made by Alderman Stallmann and seconded by Commissioner Beiter motioned to approve the minutes 

of the October 2, 2023 meeting as amended.  The motion was approved unanimously. 

 

It was decided to hear SUE 23-03 first.   

 

SUE-23-03 – Automobile and motor vehicle service and/or repair facility (Midas Auto 

Service) with front yard parking at 15230 Manchester Road 
The Petitioner, Steve Towers, addressed the Commission.  He is currently leasing the property with the intent of 

purchasing it.  Concerns were expressed about the amount of on-site parking and the previously established cross 

access easement with the property to the east.   

Staff recommends approval of this Petition with the standard SUE conditions, along with the conditions outlined in 

Appendix A, Article XIV, Section 1(3), Section 2(11) and the stipulation that the previously approved cross access 

easement is recorded. 

Mr Towers acknowledged his understanding of the conditions and recording of the cross access easement. 

A motion was made by Mayor Pogue and seconded by Commissioner Beiter to recommend approval of the Petition to 

the Board of Aldermen with the conditions outlined above and an additional condition ensuring the resolution of the 

parking shortage. 
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The motion was approved unanimously. 

 
 

 

MINUTES OF THE 

PLANNING & ZONING COMMISSION MEETING 
1 GOVERNMENT CTR, BALLWIN MISSOURI 63011 

DECEMBER 4, 2023 
 

 

Capital Budget for 2024 
Finance Director, Denise Keller, presented information regarding the Capital Budget for 2024. 

A motion was made by Alderman Stallmann and seconded by Commissioner Swain to approve the Capital Budget for 

2024.  The motion was approved unanimously. 

 

Z-23-03 Zoning Change from St Louis County’s R-4 Residence District to Ballwin’s R-4 

Planned Multiple Dwelling District for the lots in the Cascades Subdivision 
City Administrator, Eric Sterman, provided a detailed explanation of the annexation and zoning process for newly 

annexed properties.  The Cascades is a mixed use, planned development that contains a mix of detached single-family 

dwellings, along with attached townhomes.  Development requirements (lot sizes, building setbacks, etc) are included 

in the St Louis County approval Ordinance 10.361. 

Staff recommends approval of this Petition with the condition that the St Louis County’s approval Ordinance 10.361 

applies to the development for the life of the structures.   

A motion was made by Commissioner Beiter and seconded by Commissioner Carter to recommend approval of this 

Petition to the Board of Aldermen with the condition that the original St Louis County Ordinance and accompanying 

Development Plan is included in the City’s Bill.  The motion was approved unanimously. 

 

Z-23-04 Zoning Change from St Louis County’s R-3 Residence District to Ballwin’s R-3 Single 

Family Residential District for the lots in Charleston Oaks Subdivision 
City Administrator, Eric Sterman, provided a detailed explanation of the annexation and zoning process for newly 

annexed properties.  Charleston Oaks is a single-family development and the City’s R-3 Zoning District is nearly 

identical to St Louis County’s R-3 Zoning District.   

Staff recommends approval of this Petition. 

A motion was made by Commissioner Beiter and seconded by Commissioner Swain to recommend approval of this 

Petition to the Board of Aldermen.  The motion was approved unanimously. 

 

Z-23-05 Text Amendment, adding retail tobacco stores, cigar bars, hookah and vapor 

lounges as Special Use Exceptions in the C-1 Commercial Zoning District 
City Planner, Lynn Sprick, provided a detailed explanation of the proposed language.  Currently, the uses are classified 

as retail sales and are permitted as a right in the C-1 District.  The Board of Aldermen directed staff, along with the City 

Attorney, to draft language that would require the uses to apply for a Special Use Exception, which would require 

review by the Planning & Zoning Commission and approval from the Board of Aldermen.   

The Board also expressed concern about the sale of nitrous oxide and discussed the possibility of regulating the sale of 

it at these types of establishments. 
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MINUTES OF THE 

PLANNING & ZONING COMMISSION MEETING 
1 GOVERNMENT CTR, BALLWIN MISSOURI 63011 

DECEMBER 4, 2023 
 

 

City Attorney, Bob Jones, reported that he conducted a comprehensive search and identified three (3) communities in 

the State of Missouri that regulate the sale of nitrous oxide. He expressed the opinion that regulating its sale would be 

challenging and recommended against attempting to do so. 

Staff recommends approval of this Petition as written. 

A motion was made by Commissioner Hinds and seconded by Alderman Stallmann to recommend approval of this 

Petition to the Board of Aldermen as written.  The motion was approved unanimously. 

 

Other Business 
The Planning & Zoning Commission Meeting scheduled for January 1, 2024 was rescheduled for Thursday, January 4, 

2024 at 7:00 p.m. 

 

Adjournment 
A motion was made by Commissioner Hinds and seconded by Commissioner Swain to adjourn the meeting.  The 

motion was approved unanimously and the meeting adjourned at 8:14 p.m. 
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Special Use Exception Petition Staff Report – SUE-24-01 
 
Public Hearing Date:   January 4, 2024 
 
Petition Number:    SUE-24-01 
 
Petitioner:    B&S Equities LLC, A Florida Limited Liability Company 
     1 Sleiman Parkway, Suite 270 

Jacksonville, Florida 32216 
 
Agent:     Stock & Associates 
     257 Chesterfield Business Parkway  

St Louis, Missouri 63005  
 
Project Name:    Scrubbles Express Wash 
 
Requested Action: Special Use Exception for a carwash with front yard 

parking (per App A, Art XIV, Sec 1 (4)). 
 
Location:  14660 Manchester Road 
 
Existing Zoning:  C-1 Commercial District 
 
Surrounding Zoning:  C-1 
 
Comprehensive Plan designation: Mixed Use:  Corridor 
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Project description:   
This Petition is for a Special Use Exception for a carwash with front yard parking at 14660 
Manchester Road.  The property is located on the southwest corner of Manchester Road and 
Maple Lane and consists of approximately 2.23 acres.  The property is currently zoned C-1 
Commercial District.  All surrounding properties are also zoned C-1.  
 
Staff analysis: 
This petition is for a Special Use Exception for the establishment of a carwash with front yard 
parking at 14660 Manchester Road. The basis for this request is outlined in Appendix A, Article 
XIV, Section 1(4), which permits carwash establishments as a special use exception. The specific 
conditions for approval include the exclusion of coin-operated self-service establishments.  The 
proposed carwash must be enclosed within a separate building, attended by employees during 
operating hours, and be equipped with on-site queuing room for a minimum of 15 vehicles.  
This Petition meets the specified requirements for these special use exceptions in the C-1 
Commercial District. 
 

SITE 

Manchester Rd 

Solley Dr 
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In addition, a Special Use Exception is necessary for the implementation of front yard parking 
along public right of way. This requirement is specified in Appendix A, Article XIV, Section 1(14), 
which dictates that parking within any front yard is subject to special use exception approval. 
This regulation applies to all allowed uses in the C-1, C-3, PA, and S-1 districts, as well as for all 
nonresidential uses in the R-1A, R-1, R-2, R-3, R-4, R-5, and PSD districts. 
 
For the past several years, two temporary businesses have utilized a section of the property for 
retail sales. These include a retail greenhouse and plant business operating during the spring 
and early summer months, as well as Christmas tree sales leading up to the holiday season. The 
future operation of these businesses on the property remains uncertain. 
 
Approval of this Petition would result in the demolition of the existing building, which is 
currently occupied by a paint center and liquor/cigar store.  In its place, a new, single tunnel, 
automated car wash would be constructed.  The site is also proposed to have 44 parking 
spaces, each with a vacuum station, islands containing seven (7) mat cleaning stations and four 
(4) vacuum equipment islands. 
 
Appendix A, Article IX, Section 7(3) states:  In order to minimize the negative traffic impact of 
development in the C-1 district on adjoining roadways, all new developments, redevelopments, 
building expansions and/or site improvements shall provide to Ballwin a cross access, and 
driveway/parking lot vehicular interconnection easement on all sides of the site where, in the 
judgment of the board of aldermen, the interconnection of parking lots and/or driveways is 
necessary to minimize traffic congestion and vehicular conflict points on and near Manchester 
Road. The Board of Aldermen may waive the requirements for the granting and/or recording of 
such easement if topographic or other conditions prevent such desired interconnections from 
being built or utilized. Such easements shall run from the closest curb cut to the adjoining 
property line. The easement shall be at least as deep from the right-of-way as the minimum 
required front yard depth of the C-1 district and under no circumstances shall such easement 
be so shallow as to prevent the construction of a 25-foot wide two-way vehicular roadway. 
Should such an easement be not feasible in the front yard, but possible in a side or rear yard, 
then the latter location may be approved by the board of aldermen. 
 
There is existing cross access between this property and the property to the west, which meets 
the above requirement.  In addition, there is “a non-exclusive easement between this property 
and the property to the south and east, “over, through and around the common areas of their 
respective parcel for roadways, walkways, ingress and egress, and parking of motor vehicles”.  
This gives the property access to Manchester Road at the traffic signal. 
 

9

Section 3, Item a.



4 
 

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.   
The proposed development should not substantially increase traffic hazards or congestion. 

b. Will adversely affect the character of the neighborhood. 
The proposed development should not adversely affect the character of the neighborhood. 
 c. Will adversely affect the general welfare of the community. 
The proposed development should not adversely affect the welfare of the community. 

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. 
The proposed development would meet all current requirements. 

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 carwash with front yard parking at 14660 Manchester Road.  If this Special 
Use Exception is approved, the existing structure will be demolished and a tunnel carwash will 
be constructed in its place.  All current requirements of Appendix A, Zoning Ordinance would be 
met.  While staff recommends approving this petition, there are concerns regarding the 
quantity of vacuum stations.  Panera Café is situated on the east side of Maple Lane, with an 
outdoor dining area in front. In response to these concerns, the petitioner has incorporated 
landscaping along the property line to enhance the screening of the proposed development. 
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CERTIFICATE OF AUTHORITY

GEORGE M. STOCK   E-25116
CIVIL ENGINEER

Luminaire Schedule
Symbol Qty Label Arrangement LLF Lum. Watts Total Watts Description

1 F1 Single 0.900 213 213 GALN-SA4C-740-U-5WQ
3 F2 Single 0.900 160 480 GALN-SA3C-740-U-SL3-HSS
3 F3 Single 0.900 160 480 GALN-SA3C-740-U-T4FT-HSS
6 WP Single 0.900 113 678 GWC-SA2C-740-U-T4FT

Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
PROPERTY LINE Illuminance Fc 0.10 0.5 0.0 N.A. N.A.
SITE Illuminance Fc 2.66 11.3 0.7 3.8 16.1

DESIGN IS BASED ON CURRENT INFORMATION PROVIDED AT THE TIME OF REQUEST.
ANY CHANGES IN MOUNTING HEIGHT OR LOCATION, LAMP WATTAGE, LAMP TYPE, AND
EXISTING FIELD CONDITIONS, THAT EFFECT ANY OF THE PREVIOUSLY MENTIONED, WILL
VOID CURRENT LAYOUT AND REQUIRE A CHANGE REQUEST AND RECALCULATION.

FIXTURES MOUNTED ON 20' POLE & 2.5' BASE
LIGHT LEVEL CALCULATED ON THE GROUND

12/20/2023
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PLANNING AND ZONING COMMISSION 

1 GOVERNMENT CTR, BALLWIN, MO 63011 
MONDAY, JANUARY 4, 2024 at 7:00 PM 

 

PUBLIC HEARING 
Notice is hereby given that on Monday, January 4, 2024 at 7:00 P.M. – A Public Hearing will be 

held by the Planning & Zoning Commission in the City Government Center Board Room at 1 

Government Center, Ballwin, Missouri.  The Commission will consider the following petition: 

 
SUE 24-01 – Petition for a Special Use Exception (SUE) for a carwash with front yard 

parking at 14660 Manchester Road 

 
Additional information on this petition is at the City Government Center, or by calling  

636-227-2243.    

        Planning & Zoning Commission 

Eric Sterman, City Administrator 
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