
 

 

PLANNING AND ZONING COMMISSION 

MEETING 

1 GOVERNMENT CTR, BALLWIN, MO 63011 
MONDAY, OCTOBER 07, 2024 at 7:00 PM 

AGENDA 

1. Call to Order 

2. Approval of Minutes 

a. Minutes of the August 5, 2024 Planning & Zoning Commission Meeting 

3. Agenda Items 

a. SUE-24-07 Petition for a Special Use Exception for a restaurant with front yard parking, 

outside seating and the sale of alcoholic beverages at 100 Holloway 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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Planning & Zoning Commission

Meeting Minutes

August 5, 2024 7:00 PM
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 July 1, 2024 Planning & Zoning Commission Meeting were submitted for
approval. A motion to approve as submitted was made by Commissioner Beiter and seconded by
Commissioner Carr. The motion was approved unanimously.

AGENDA ITEMS
SUE 24-06 - Petition for a Special Use Exception for a restaurant with front yard parking at 15575
& 15577 Manchester Road
Lynn Sprick summarized the Petition.
Mohammed Ayyash (Petitioner) provided further details.
Chairman Alexander asked about the focus of the business.
Mohammed Ayyash said it is a franchise restaurant that focuses on crepes and other dessert items.
Commissioner Carr asked what the business hours would be. Mohammed Ayyash said the hours of
operation will be either 12pm - 12am or 10am - 10pm.
Commissioner Swain asked if gelato will be sold at the restaurant. Mohammed Ayyash confirmed that
gelato, coffee, and other items would be offered..
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August 5, 2024 7:00 PM
1 GOVERNMENT CTR. BALLWIN, MO 63011

Lynn Sprick asked if there would be any alcohol sold on site and if there would be any outside seating.
Mohammed Ayyash answered no alcohol would be sold on site and patio seating would be added in the
future. The patio will be 20’ x 20’ with four or five tables.
Commissioner Brinker asked if any parking spaces would be lost as a result of the patio addition.
Mohammed Ayyash answered no.
Chairman Alexander said the patio is shown on the development plan and it would extend out from the
side of the building, not affecting the existing parking lot.
Chairman Alexander went on to ask about green space requirements. Lynn Sprick said the Petitioner
may be required to obtain an excavation permit from the Public Works Department.
Victoria Winfrey asked the number of employees. Mohammed Ayyash answered six to eight employees.
Chairman Alexander asked per shift or total. Mohammed Ayyash said that would be the total number of
employees.
Chairman Alexander opened the public hearing. Noone came forward to speak in favor or opposition of
the Petition. Chairman Alexander closed the public hearing.
Mayor Pogue asked for the proposed patio to be added to the Petition.
Chairman Alexander motioned to recommend approval of the Special Use Exception. Commissioner
Swain seconded the motion, which was approved unanimously.

OTHER BUSINESS
Lynn Sprick talked about Commissioner training opportunities offered by University of Missouri St
Louis or the American Planning Association.
The Commission agreed to the purchase of the training offered by the APA.

Chairman Alexander motioned to adjourn.
Commissioner Carr seconded and the meeting was adjourned at 7:15pm
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Petition Number: SUE-24-07

Public Hearing Date: October 7, 2024

Petitioner: David Sanchez

100 Holloway Road

Ballwin, Missouri 63011

Project Name: Mi Lupita Restaurant

Requested Action: Petition for a Special Use Exception for a restaurant with front

yard parking, outside seating and the sale of alcoholic beverages

at 100 Holloway Road.

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

Location: 100 Holloway Road

Existing Zoning: C-1 Commercial District

Surrounding Zoning: C-1 Commercial District

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

of alcoholic beverages.
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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 100 Holloway Road,

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

situated on the northwest corner of Holloway Road and West Orchard Avenue, within the

commercial development known as Holloway Plaza. It is zoned C-1 Commercial District, as are the

surrounding properties. The Petitioner intends to relocate the Ballwin restaurant, Mi Lupita, from its

current location to this site. 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 100 Holloway 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.

The proposed restaurant will be located in an existing development, Holloway Plaza. The space

was most recently occupied by a restaurant known as Candicci’s, and no exterior or site changes,

aside from signage, are planned 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 is

important to note that this is an existing development that 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 designated as part of Ballwin’s “Town Center” 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.

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 to establish a restaurant at 100 Holloway Road,

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

would occupy space in an existing development. Staff has no concerns about the approval of this

Petition.
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SUE-24-07 Mi Lupita Floor Plan 
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PUBLIC HEARING

Notice is hereby given that on Monday, October 7, 2024 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-24-07 - Petition for a Special Use Exception for a

restaurant with front yard parking, outside seating and

sale of alcoholic beverages at 100 Holloway Road

Additional information on this Petition is available at the City

Government Center or by calling 636-227-2243
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