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SPECIAL USE EXCEPTION  
PETITION REVIEW REPORT 

 

 

Petition Number: Z 20-06 

 

Petitioner: Jonathan Hendrix 

 1341 Sunny Slope Dr. 

 O’Fallon, MO 63366 

 

Agent: None 

 

Project Name: BeerSauce Shop 

 

Requested Action: Special Use Exception for  

  Restaurant Use 

  Alcohol Provision 

  Front Yard Parking 

 

Public Hearing Date: August 3, 2020 

 

Code Section: Appendix A, Art. IX, Art. XIV 

 

Location: 14738-B Manchester Rd 

 

Existing Land Use/Zoning: Commercial/ C-1 

 

Surrounding Land Use/Zoning: North – Commercial/ C-1 

 South - Commercial/ C-1 

 West - Commercial/ C-1 

 East - Commercial/ C-1 

 

Plan Designation: Commercial/Restaurant/Bar 
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Project Description: 

 

Mr. Hendrix is requesting approval for a Special Use Exception for a restaurant with the sale of 

alcohol for consumption on-site and off-site, and permission to utilize the Front Yard Parking 

available to tenants at Triple H Farms Plaza.  

 

Zoning Ordinance Requirements 

 Appendix A, Article IX (Commercial/ C-1 District): 
 

 Article IX, Section 1 is a general introductory statement and imposes no design or plan 

requirements so it is not germane to this review. 

 

 Art. IX, Sec. 2 establishes uses allowed by right in the C-1 district. The use contemplated 

in this petition is restaurant use and sale of alcohol, neither of which are immediately 

permitted, but this issue is superseded through a Special Use Exception as provided by the 

Planning and Zoning Commission. Specifically, Art. XIV, Sec. 1 (20), which permits 

restaurant use, and Art. XIV, Sec. 1 (21), which permits the sale of alcohol in C-1 zoned 

districts. 

 

 Art. IX, Sec. 3 establishes a height limitation of 45.’ The proposal at hand is not proposing 

any change to the currently approved architecture. 

 

 Art. IX, Sec. 4 (1) establishes a front yard depth of not less than 40.’ except for:  Art. XI, 

Sec. 4 (1) (iii) Land lying along Manchester Rd, along which a front yard is required to 

have a depth of 20’ with no parking to be allowed. 

 

 Art. IX, Sec. 4 (2) establishes no requirement for a side yard, so long as the location does 

not adjoin with a dwelling, dwelling district, or any public activity district. 

 

 Art. IX, Sec. 4 (3) establishes a rear yard depth of not less than 25.’ The proposal at hand 

is not proposing any change to the currently approved architecture. 

 

 Art. IX, Sec. 4 (4) refers to improvement of a C-1-zoned parcel with single-family 

dwellings, and is not pertinent to this evaluation. 

 

 Art. IX, Sec. 5 (1) refers to off street parking and loading spaces, requiring that it comply 

with Article XV. The site development plan for Triple H Farms was in full compliance 

with the minimum parking requirements of the zoning regulations when it was built. There 

has been no change to the parking requirements since that time. The parking allocation for 

restaurants is 1 space per 200 sq. ft. of gross floor area or 1 space for every 4 seats, 

whichever is greater.  

 

The location holds 2,605 square feet, and 30 seats. 

 

2605/200 = 13.025, or 30/4 = 7.5. 
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By this calculation, approximately 13 spaces in this parking lot are allocated to this particular suite. 

The parking area for Triple H Farms Plaza provides approximately 100 spaces. The plaza currently 

has a few vacancies, but if you consider their previous tenants, the location generally attracts 

restaurants and a variety of services for medical purposes, pet care, or electronics repair. Restaurant 

and Retail: 1 parking space per 200 sq ft/ Medical Service: 1 parking space per 250 sq ft. 

 

Phone Repair: Approx. 1750 sq ft/200 = 8.75 or 9 spaces 

Chiropractor: Approx. 1750 sq ft/ 250 = 7 spaces 

Dog Grooming: Approx. 1750 sq ft/200 = 8.75 or 9 spaces 

Nail Salon: Approx. 1750 sq ft/200 = 8.75 or 9 spaces 

Restaurant: Approx. 1750 sq ft/200 = 8.75 or 9 spaces 

Barber: Approx. 1750 sq ft/200 = 8.75 or 9 spaces 

Jeweler: Approx. 1750 sq ft/200 = 8.75 or 9 spaces 

Hearing Aid Provider: Approx. 2000 sq ft/250 = 8 spaces 

 

Total required parking spaces for these aggregate locations would be approximately 69 spaces; 

including BeerSauce, 82 spaces would be required. The plaza has adequate parking. 

 

 Art. IX, Sec. 5 (2) refers to parking for shopping centers, plazas and office complexes with 

two or more tenants and more than 100,000 square feet, and is not pertinent to this 

evaluation. 

 

 Art. IX, Sec. 6 is not applicable to this petition because no change to the Manchester Road 

curb cut is proposed by the petitioner. 

 

 Art. IX, Sec. 7 (1) requires that the minimum spacing of curb cuts is to be 500’ between 

centerlines. No change is proposed by the petitioner. 

 

 Art. IX, Sec 7 (2) requires the construction of a 6’ wide sidewalk along Manchester Road. 

This sidewalk was constructed when the plaza was initially built. 

 

 Art. IX, Sec. 7 (3) requires that commercial parking lots be interconnected or that a cross 

access, driveway/parking lot vehicular interconnection easement” be established to the 

benefit of Ballwin to allow a future parking lot interconnection with adjoining properties, 

No change to the previously approved site plan is proposed by the petitioner. 
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Zoning Ordinance Requirements/SUE Regulations 

Appendix A, Article XIV 

 

 Article XIV, Section 2 (1) refers to minimum yard requirements, which appear to have 

been met by this proposal. 

 

 Art. XIV, Sec. 2 (2) refers to site illumination. The submitted site development plan 

shows no changes to the existing site illumination plan which was initially approved as 

part of the original site development plan in 2000. 

 

 Art. XIV, Sec. 2 (3) refers to greenery and planting. No change to the existing approved 

landscaping is proposed. 

 

 Art. XIV, Sec. 2 (4) refers to fencing. No change to the fencing on the site is proposed. 

 

 Art. XIV, Sec. 2 (5) refers to parking. Parking was discussed earlier in this report under 

Art. IX, Sec. 5 (1). It is unlikely that the proposed use will require more than the 

currently provided 168 spaces. 

 

 Art. XIV, Sec. 2 (6) refers to pavement. No changes to any pavement is proposed as a 

part of this petition. 

 

 Art. XIV, Sec. 2 (7) refers to storm water runoff control. No changes to the impervious 

nature of the site or the existing storm water collection and detention systems is proposed 

as a part of this petition. 

 

 Art. XIV, Sec. 2 (8) refers to loading docks and facilities. No dedicated loading spaces 

are necessary for this use. 

 

 Art. XIV, Sec. 2 (9) refers to ingress and egress at the site. No. proposed changes to the 

site’s existing curb cuts are proposed by the petitioner. 

 

 Art. XIV, Sec. 2 (10) refers to adequate area for the use. The amended site development 

plan provides evidence that it has sufficient parking to meet the needs propagated by the 

use proposed for the site. 

 

 Art. XIV, Sec. 2 (11) refers to dead storage, dismantling, and the repair of automobiles. 

This is not an issue, given the proposed use, and Ballwin has regulations in place to 

address this problem should it occur. 

 

 Art. XIV, Sec. 2 (12) refers to rubbish and trash disposal and screening. The use 

proposed does not appear to be one that would generate substantial trash. There is an 

existing dumpster location in the rear of the building. 
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Staff Recommendation: 

 

Staff has no objection to this petition. 

 

 

 

_______________________ 

Shawn Edghill 

Planning Technician 
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