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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. 
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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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NUMBER: 000996
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
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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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