
 

 

PLANNING AND ZONING COMMISSION 

MEETING 

1 GOVERNMENT CTR, BALLWIN, MO 63011 
MONDAY, JUNE 02, 2025 at 7:00 PM 

AGENDA 

1. Call to Order 

2. Approval of Minutes 

a. Minutes of May 5, 2025 Meeting 

3. Agenda Items 

a. SUE-25-05 Special Use Exception, submitted by Rajakumari Kandula, for a restaurant with 

front yard parking at 15307 Manchester Road. 

b. SUE-25-06 Special Use Exception, submitted by Sarem Alden Othman for a restaurant with 

front yard parking at 15299 Manchester Road. 

c. Z-02-25 Zoning Change from St Louis County’s R-2 Residence District to the City of 

Ballwin’s R-2 Single Family Dwelling District for the following subdivisions:  Oak Tree Farm 

and Oak Tree Farm Addition, Parc Forrest and the property at 705 Henry Avenue. 

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 

May 5, 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.   
Prior to the meeting, Commissioner Jonathan Harvey was sworn in, filling the position left vacant by 
Derek Beiter. 

Absent 
Commissioner Bill Hinds 
Commissioner Michael Swain 

ROLL CALL 
Present  
Mayor Mark Stallmann  
Alderman David Siegel 
Chairman Grant Alexander  
Commissioner Janet Carr 
Commissioner Jonathan Harvey 
Commissioner Victoria Winfrey 
Commissioner Zach Carter  
Commissioner Scott Brinker 
City Attorney Robert Jones 
City Planner Lynn Sprick 

MINUTES 
The minutes from the April 7, 2025 Planning & Zoning Commission Meeting were submitted for 
approval. A motion to approve as submitted was made by Alderman Siegel and seconded by 
Commissioner Carr.  The motion was approved unanimously. 

AGENDA ITEMS 
SUE-25-03 Special Use Exception, submitted by Fuad Khalil, for a restaurant with front yard 
parking at 15523 Manchester Road. 
Lynn Sprick summarized the Petition. 
Andrew Holloway (Petitioner) provided additional details. 
Alderman Siegel asked if there would be signage restricting use of the parking lot to school use only. 
Mr. Holloway confirmed that signage would be in place but noted that the school’s use of the lot would 
generally occur at times opposite those when multi-family residents would typically need additional 
parking. 
Alderman Siegel also inquired about the proposed lighting. 
Mr. Holloway referenced the photometric plan that had been submitted. 
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Planning & Zoning Commission 

Meeting Minutes 

May 5, 2025 7:00pm 
1 Government Ctr, Ballwin MO 63011 

Mayor Stallmann asked about the timing of student drop-off and pick-up at the proposed adjacent 
facility for which the parking lot would be constructed. 

Mr. Holloway responded by outlining the facility’s hours of operation. 
Commissioner Harvey pointed out that the site plan does not show a sidewalk connecting the proposed 
parking lot to the building on the adjacent property. 
Mr. Holloway provided further information about the proposed parking lot and its intended use for the 
adjacent property. 
Alderman Siegel stated that the Petition under consideration pertains only to the proposed parking lot, 
and that a Special Use Exception for the adjacent property had already been approved. 
Commissioner Carter inquired about lighting and security for the parking lot. 
Commissioner Brinker asked what hours the parking lot would be illuminated. 
Commissioner Carter also asked whether the parking lot could be gated. 
Mr. Holloway explained that the parking lot is intended for multi-use: it would serve the adjacent facility 
during its hours of operation and be available for multi-family residents during evenings and weekends.  
The parking lot would be illuminated from dusk to dawn and open 24 hours a day. 
Chairman Alexander opened the public hearing. With no members of the public present to speak, the 
hearing was closed. 
Alderman Siegel made a motion to recommend approval of the Petition to the Board of Aldermen, with 
the two conditions recommended by staff. Commissioner Winfrey seconded the motion, and it was 
unanimously approved. 
With no other business to discuss, Chairman Alexander motioned to adjourn the meeting.  Alderman 
Siegel seconded the motion and the meeting adjourned at 7:33pm. 
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Petition Number:  SUE-25-05 

Public Hearing Date:  June 2, 2025 

Petitioner:   Rajakumari Kandula 

    29 Serviceberry Drive 

    Lake St Louis, Missouri 63367 

Project Name:  Spice Mantra Ballwin 

Requested Action:  Special use exception for a restaurant with front yard parking  

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

Location:   15307 Manchester Road 

Existing Zoning:  C-1 Commercial District  

 

Surrounding Zoning: North - R-1 & R-2 Single Family Dwelling District 

    South - City of Ellisville, C-3 Commercial District 

    East & west - C-1 Commercial District 
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Figure 1 - Aerial view of the site and surrounding properties.  The proposed restaurant location is 

indicated by a red arrow.Source:  St Louis County 

 
Figure 2 - Street view of the development.  The proposed restaurant location is indicated by a red arrow. 
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Project description: 
This Petition is for a special use exception for the establishment of a restaurant with front yard 

parking at 15307 Manchester Road.  The property is located on the northwest corner of 

Manchester Road and New Ballwin Road in a commercial development known as Central 

Plaza.  The property is currently zoned C-1 Commercial District.  The properties to the east and 

west are also zoned C-1.  The properties to the north are zoned R-1 and R-2 Single Family 

Dwelling District.  The properties to the south are inside the City Limits of Ellisville and zoned 

C-3 Commercial District .   
 

Staff analysis: 
This Petition is for a special use exception for a restaurant with front yard parking at 15307 

Manchester Road.  The basis for this request is outlined in Appendix A, Article XIV, Section 

1(20), which permits restaurants as a special use exception.  This Petition meets the specified 

zoning requirements for a special use exception.  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.  The proposed restaurant would be located in 

an existing development, known as Central Plaza.  The space was occupied most recently by 

Mi Lupita Restaurant.  No exterior or site changes, with the exception of signage, are proposed 

at this time. 
 

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's important to note that this space is currently vacant within an already approved development 

and was last occupied by a different restaurant. The development originally satisfied parking 

requirements during its construction phase and is now recognized as an existing, legally 

non-conforming aspect of the site. 
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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 commercial area. 

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 special use exception requirements and is 

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 for the establishment of a restaurant with front yard 

parking at 15307 Manchester Road. The restaurant would occupy a space in an existing 

development that was previously occupied by Mi Lupita Restaurant.  Staff has no concerns 

about the approval of this Petition. 
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PUBLIC HEARING 

 
Notice is hereby given that on Monday, June 2, 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-25-05 Special Use Exception, submitted by Rajakumari Kandula, for a restaurant 

with front yard parking at 15307 Manchester Road. 

 

Additional information on this Petition is available at the City Government Center or by calling 

636-227-2243 

 

 
23

Section 3, Item a.



24

Section 3, Item b.



25

Section 3, Item b.



 

 
 
 
 
Petition Number:  SUE-25-06 

Public Hearing Date:  June 2, 2025 

Petitioner:   Sarem-Alden Othman 

    416 Johanna Place Dr 

    Ballwin, Missouri 63021 

Project Name:  Mocha Point Coffee 

Requested Action:  Special use exception for a restaurant with front yard parking  

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

Location:   15299 Manchester Road 

Existing Zoning:  C-1 Commercial District with a MRD Manchester Road  

Revitalization District Overlay 

Surrounding Zoning: North - R-1 & R-2 Single Family Dwelling District 

    South - City of Ellisville, C-3 Commercial District 

    East & west - C-1 Commercial District 

 

  

 

 

26

Section 3, Item b.



 

 
 

 
Figure 1 - Aerial view of the site and surrounding properties.  The proposed restaurant location is 

indicated by a red arrow.Source:  St Louis County 

 
Figure 2 - Street view of the development.  The proposed restaurant location is indicated by a red arrow. 
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Project description: 
This Petition is for a special use exception for the establishment of a restaurant with front yard 

parking at 15299 Manchester Road.  The property is located on the northwest corner of 

Manchester Road and New Ballwin Road in a commercial development known as Central 

Plaza.  The property is currently zoned C-1 Commercial District.  The properties to the east and 

west are also zoned C-1.  The properties to the north are zoned R-1 and R-2 Single Family 

Dwelling District.  The properties to the south are inside the City Limits of Ellisville and zoned 

C-3 Commercial District .   
 

Staff analysis: 
This Petition is for a special use exception for a restaurant with front yard parking at 15299 

Manchester Road.  The basis for this request is outlined in Appendix A, Article XIV, Section 

1(20), which permits restaurants as a special use exception.  This Petition meets the specified 

zoning requirements for a special use exception.  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.  The proposed restaurant would be located in 

an existing development, known as Central Plaza.  The space was occupied most recently by 

Avenue clothing store.  No exterior or site changes, with the exception of signage, are proposed 

at this time. 
 

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's important to note that this space is currently vacant within an already approved development 

and was previously occupied. The development originally satisfied parking requirements during 

its construction phase and is now recognized as an existing, legally non-conforming aspect of 

the site. 
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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 commercial area. 

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 special use exception requirements and is 

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 for the establishment of a restaurant with front yard 

parking at 15299 Manchester Road. The restaurant would occupy a space in an existing 

development that was previously occupied by a retail clothing store.  Staff has no concerns 

about the approval of this Petition. 
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PUBLIC HEARING 

 
Notice is hereby given that on Monday, June 2, 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-25-06 Special Use Exception, submitted by Sarem Alden Othman for a restaurant 

with front yard parking and outdoor seating at 15299 Manchester Road. 

 

Additional information on this Petition is available at the City Government Center or by calling 

636-227-2243 
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Petition Number:  Z-25-02 

Public Hearing Date:  June 2, 2025 

Petitioner:   City of Ballwin 

    1 Government Center 

    Ballwin, Missouri 63011 

Project Name:  Rezoning from St Louis County’s R-2 Residence District to the City  

    of Ballwin’s R-2A Single Family Dwelling District for the following  

    subdivisions:  Oak Tree Farm and Oak Tree Farm Addition, Parc  

    Forrest and the property at 705 Henry Avenue. 

 
Requested Action:  Rezoning from St Louis County’s R-2 Residence District to the City  

of Ballwin’s R-2A Single Family Dwelling District. 

Location:   All properties in Oak Tree Farm, Oak Tree Farm Addition, Parc  

    Forrest Subdivisions and the property at 705 Henry Avenue 

 

Existing Zoning:  St Louis County R-2 Residence District and Ballwin R-2 Single  

Family Dwelling District. 

Surrounding Zoning: North - Chesterfield R-1 Residence District 

 Chesterfield R-2 Residence District 

 Chesterfield R-3 Residence District 

South - Manchester R-1 Single Family Residential District 

    East -  Ballwin C-1 Commercial District (NCD overlay) 

Ballwin R-4 Planned Multiple Dwelling District 

St Louis County R-2 Residence District (zoning designation) 

West - Ballwin R-2 Single Family Dwelling District 
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Figure 1 - Ballwin Zoning Map 
 
 

 
Figure 1 - Aerial view of the area.  Source:  St Louis County 
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Project description: 
This Petition is for a Rezoning of the lots in Oak Tree Farm, Oak Tree Farm Addition, Parc Forrest 

Subdivisions and the property at 705 Henry Avenue.  In 1996, the area was annexed into the City of 

Ballwin from St. Louis County. Annexation allows a city to expand its boundaries and bring newly 

incorporated land under its jurisdiction. When this occurs, the City applies a zoning designation that 

aligns with the previous County zoning. However, when these areas were annexed, this step was not 

completed.  To correct this, the City of Ballwin is now moving forward with assigning an appropriate 

zoning designation to these properties. 

 

Staff analysis: 
In reviewing this Petition, staff examined St. Louis County’s R-2 Residence Zoning District and 

compared it to the City’s residential zoning districts. Ballwin’s R-2A Zoning District is nearly identical. 

The potential creation of non-conforming conditions on affected properties was also considered, with 

minimal non-conformities expected as a result of this rezoning. 

 

As part of the public notification process, letters were mailed to each affected property, public hearing 

notices were posted at major intersections within the subdivisions, and information about the Petition 

was made available on the City’s website. 

 

Staff intends to continue making corrections to the Zoning Map to address areas of the City that 

retained St. Louis County zoning after annexation. 

 

Staff recommendation: 
This Petition is for a Rezoning of the lots in Oak Tree Farm, Oak Tree Farm Addition, Parc Forrest 

Subdivisions and the property at 705 Henry Avenue.  Staff has no concerns about the approval of this 

Petition. 
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PUBLIC HEARING 

 
Notice is hereby given that on Monday, June 2, 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: 

 

Z-25-02 Zoning Change from St Louis County’s R-2 Residence District to the City of Ballwin’s R-2A 

Single Family Dwelling District for the following subdivisions:  Oak Tree Farm and Oak Tree Farm 

Addition, Parc Forrest and the property at 705 Henry Avenue.  

 

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