




 

 
 
 
 
Petition Number:  SUE-25-04 

Public Hearing Date:  April 7, 2025 

Petitioner:   Midwest Petroleum Company 

    220 Old Meramec Station Road 

    Manchester, Missouri 63021 

Project Name:  Midwest Petroleum  

Requested Action:  Special use exception for a motor vehicle fuel filling station with  

front yard parking [per App A, Art XIV, Sec 1 (9) & (14)] 

 

Location:   15302 Manchester Road & 105 New Ballwin Road 

Existing Zoning:  C-1 Commercial District 

Surrounding Zoning: North - C-1 Commercial District 

    South - R-1A Single Family Dwelling District 

    East - C-1 Commercial District  

    West - City of Ellisville, C-3 Commercial District 

 

 

  

 

 



 

 
 

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

 
 

 
Figure 2 - Street view of the development. 

 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
Project description: 
This Petition is for a special use exception for the development of a gas station and convenience 

store with front yard parking at 15302 Manchester Road 105 New Ballwin Road.  The properties 

are located on the southwest corner of Manchester Road and New Ballwin Road and are currently 

zoned C-1 Commercial District.  The properties to the north and east are also zoned C-1.  The 

property to the south is zoned R-1 Single Family Residential Dwelling District.  The properties to 

the west are inside the City Limits of Ellisville and zoned C-3 Commercial District. 

The Petitioner intends to consolidate the two properties into a single 1.58-acre parcel. The existing 

structures on both properties would be demolished, except for the current canopy and fuel pumps. 

The proposed redevelopment includes: 

● A canopy addition 

● Four (4) additional fuel pumps 

● A new convenience store 

Additionally, the small parking lot adjacent to Debula Drive would be removed and replaced with a 

sidewalk and landscaping. The larger parking lot, currently adjacent to the building on the southern 

property, would remain and be used occasionally for the parking of vehicles belonging to Midwest 

Petroleum. 

Other improvements to the site include: 

● Removal of two (2) curb cuts on New Ballwin Road 

● Removal of one (1) curb cut on Manchester Road 

● Removal of the existing barbed wire fence on the property 

● New sidewalks along Manchester Road, New Ballwin Road and Debula Drive 

● Landscape buffer along Manchester Road, New Ballwin Road and Debula Drive 

● Increased greenspace throughout the site.   

Staff analysis: 
This Petition is for a special use exception for a gas station and convenience store with front yard 

parking at 15302 Manchester Road and 105 New Ballwin Road.  The basis for this request is 

outlined in Appendix A, Article XIV, Section 1(9), which permits motor vehicle fuel filling stations as 

a special use exception.  That section goes on to state the following:  provided however that no 

tank or receptacle used for storage of gasoline or motor vehicle fuel shall be permitted unless it is  

 

 

 

 



 

 

 

located below the surface of the ground or grade on a proper foundation. Filling station pumps, 

pump islands and canopies may be within a required front yard, provided they are not less than 20 

feet from any street lines except for land lying along and adjacent to Manchester Road where they 

cannot be less than 40 feet from any street line, and each pump and pump island shall be 

surrounded by a curb or other appropriate barrier. No tank or receptacle used for storage of 

gasoline or motor vehicle fuel and no filling station pumps, pump islands or canopies shall be 

located within 50 feet of the boundaries with any residential use or any residential dwelling district.  

The proposed development fully complies with all these requirements. 

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 Petitioner contacted the Missouri Department of Transportation (MoDOT) for comments on the 

development.  Those comments are attached and include a requirement of a MoDOT permit and 

permission to use a portion of the right of way along Manchester Road to provide landscaping for 

the project. 

Appendix A, Article IX, Section 7(3) of the City’s Ordinance requires a recorded cross access 

agreement between properties on Manchester Road.  The Board of Aldermen has the ability to 

waive this requirement if “topographic or other conditions prevent such desired interconnections 

from being built or utilized”.  There is currently a retaining wall along the property line to 

accommodate for the change in topography.  The adjacent property is in the City of Ellisville, which 

is currently occupied by Massa’s Italian Restaurant.  The Petitioner approached the City of Ellisville 

regarding Ballwin’s cross access requirement.  Ellisville’s Assistant City Engineer stated they 

would not require a cross access easement due to the topographic conditions. 

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 development will naturally result in an increase in traffic. However, it's important to note that 

there will be a decrease in the number of curb cuts to the site. 

 

 

 

 

 



 

 

 

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 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.  

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 meets 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 requests a special use exception for a motor vehicle fuel filling station with front 

yard parking at 15302 Manchester Road and 105 New Ballwin Road. The proposed 

development would replace the existing structures on these properties. The Petition complies 

with the zoning requirements for the requested special use exceptions. Staff has no concerns 

regarding its approval and recommends waiving the cross-access requirement. 
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PUBLIC HEARING 

 
Notice is hereby given that on Monday, April 7, 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-25-04 Special Use Exception, submitted by Midwest Petroleum, for a motor 

vehicle fuel filling station with front yard parking at 15302 Manchester Road. 

 

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

636-227-2243 
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