






Petition Number: SUE-24-05

Public Hearing Date: July 1, 2024

Petitioner: Jason Kesler

405 Charlotte Ave

Carolina Beach, North Carolina 28428

Agent: Benjamin Kocarnik

1 South Memorial Drive

St Louis, Missouri 63102

Project Name: Jersey Mike’s Subs

Requested Action: Special Use Exception for a restaurant with front yard parking 

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

Location: 15005 Manchester Road

Existing Zoning: C-1 Commercial District

Surrounding Zoning: C-1 Commercial District

Project Description: Restaurant with front yard parking

 



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

Figure 2 - Street view of the development.  The proposed restaurant location is indicated by a red arrow.



Project description:
This Petition is for a Special Use Exception for the establishment of a restaurant with front yard parking 

at 15005 Manchester Road.  The property is located on the northwest corner of Manchester Road and 

Holloway Road.  The property is currently zoned C-1 Commercial District.  All surrounding properties 

are also zoned C-1.  The Petitioner plans to open a Jersey Mike’s Subs restaurant, specializing in 

sandwiches. The proposed floor plan includes a total of fourteen (14) seats inside the 1,066 square foot 

space.  No outdoor seating is proposed at this time.

Staff analysis:
This Petition is for a Special Use Exception for a restaurant with front yard parking at 15005 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 Ballwin Village East.  

The space occupied most recently by Nationwide.  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. The 

development originally satisfied parking requirements during its construction phase and is now 

recognized as an existing, legally non-conforming aspect of 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 mixed-use 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 for the establishment of a restaurant with front yard parking 

at 15005 Manchester Road. The restaurant would occupy a space in an existing development.  Staff 

has no concerns about the approval of this Petition.
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1. WORK INCLUDES APPLYING AND PAYING FOR APPLICABLE PERMITS, LICENSES AND FEES.
2. NOTIFY ARCHITECT  OF DISCREPANCIES ENCOUNTERED BETWEEN DOCUMENTS AND APPLICABLE CODES OR INTERPRETATIONS BY THE GOVERNING AGENCIES.
3. PERFORM WORK USING ONLY SKILLED WORKERS TRAINED AND EXPERIENCED IN THEIR REPECTIVE TRADE.
4. VERIFY SITE CONDITIONS AND DIMENSIONS PRIOR TO COMMENCING THE WORK AND NOTIFY THE ARCHITECT IN WRITING OF ANY DISCREPANCIES.
5. VERIFY DIMENSIONS AND LOCATIONS OF OPENINGS, BASES, AND SPECIAL PROVISIONS REQUIRED FOR EQUIPMENT, DUCTS, PIPING, CONDUITS, FINISH 

HARDWARE, ETC.
6. SCALING DRAWINGS IS DISCOURAGED AND PERFORMED AS THE SOLE RISK OF THE CONTRACTOR.
7. COORDINATE WORK INDICATED IN ARCHITECTURAL DRAWINGS WITH WORK REQUIRED FOR MECHANICAL AND ELECTRICAL AND PLUMBING WORK.
8. EXTERIOR SIGNAGE IS NIC.

Tenant Contact:
405 Charlotte Avenue
Carolina Beach, NC 28428

Jason Kesler
jlkesler@gmail.com
(910) 520-4969

Matt Bradley
mattb@oculusinc.com 
(314) 450-5395 phone
(314) 367-1489 fax
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BUILDING CODE:

St. Louis County

2015 International Building Code
2015 International Existing Building Code
2014 National Electrical Code
2015 International Property Miantenance Code
2015 International Energy Conservation Code
2015 International Fire Code
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2015 International Mechanical Code
2015 International Plumbing Code
2015 Accessibility Code

PROJECT SUMMARY

TENANT FITOUT OF AN EXISTING MULTI-TENANT BUILDING

SEE SHEET A0.3 FOR EGRESS PLAN

Architect Contact:
Oculus Incorporated
One South Memorial Dr, Suite 1500
St. Louis, MO 63102
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Checked by

These drawings/specifications are the property of Oculus Inc.  They are 

furnished as contract documents only.  The seal(s) and signature(s) apply 

only to the document to which they are affixed, and expressly disclaim any 

responsibility for all other plans, specifications, estimates, reports or other 

documents or instruments relating to or intended to be used for any part or 

parts of the architectural or engineering project.   Additionally these  

drawings and seal(s) shall in no way convey or imply any type of warranty or 

certification relating to the performance of products and materials beyond 

those provided by their respective manufacturer.

© 2024 Oculus Inc.
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Engineer Contact:
Case Engineering
796 Merus Ct
Fenton, MO  63026

Nick Basler
nbasler@caseengineeringinc.com 
(636) 349-1600 x263
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Lavatory 
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Maximum
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Mirror
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Not To Scale
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Reference
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Required
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Room
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SHEET INDEX:

BUILDING CODE SUMMARY:

PROJECT DIRECTORY:

PROJECT LOCATION: KEY PLAN:

Landlord Contact:
Sansone Group
120 South Central Avenue, Suite 500
St. Louis, MO 63105

Grant Mechlin
gmechlin@sansonegroup.com
(314) 727-6664
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These drawings/specifications are the property of Oculus Inc.  They are 

furnished as contract documents only.  The seal(s) and signature(s) apply 

only to the document to which they are affixed, and expressly disclaim any 

responsibility for all other plans, specifications, estimates, reports or other 

documents or instruments relating to or intended to be used for any part or 

parts of the architectural or engineering project.   Additionally these  

drawings and seal(s) shall in no way convey or imply any type of warranty or 

certification relating to the performance of products and materials beyond 

those provided by their respective manufacturer.

© 2022 Oculus Inc.
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1/4" = 1'-0"F1 REFERENCE FURNITURE & EQUIPMENT PLAN

- ALL FURNITURE AND EQUIPMENT IS PROVIDED
BY THE TENANT.  LAYOUT SHOWN TO REFLECT
DESIGN INTENT ONLY.

- BLOCKING REQUIRED AT ALL WALL-MOUNTED
SHELVING

- ALL DIAMOND PLATING FOR WALK IN UNITS TO BE
REPLACED WITH SMOOTH STEEL

TYPE
MARK QTY DESCRIPTION MANUFACTURER MODEL SUPPLIER POWER REQUIRED PLUMBING REQUIRED MISC. NOTES

1A 1 4' MEAT CASE HOWARD-MCCRAY SC-CDS34N-4-JM ECO 6AMP 115/V/60/1

2 1 SNEEZEGUARD C.R. LAURENCE GC C.R. LAURENCE 323-588-1281 X 7710 RICARDO BASULTO MERCER GLASS COMPANY: TODD MITCHUM 252-752-5101

3 1 4' DROP IN COLD UNIT DELFIELD N8148-EFN ECO 7.5 AMP 115V/60/V NO DRAIN REQUIRED.  OUTLET INSTALLED AT 18" AFF

3A 1 2' DROP IN COLD UNIT DELFIELD N8118-EF ECO 7.5 AMP 115V/60/V NO DRAIN REQUIRED.  OUTLET INSTALLED AT 18" AFF

4 2 SLICER BIZERBA GSP-H33 W/LIFT ECO 120V/60/1 OUTLET INSTALLED AT 24"AFF, IN MILLWORK

5 1 MENU BOARD JMFS JMFS GRAPHICS CO. ORDERED WITH GRAPHICS PACKAGE

7 3 CHIP DISPLAY UNIT PEPSI PEPSI

8 1 CASH REGISTER INFOSOFT UP700 FRANCHISEE REG. W/ COMM. MODEM, CASH DRAWER, RECEIPT & JOURNAL (2 SETS KEYS).  OUTLET INSTALLED AT 18"

9 3 PARCHMENT HOLDER

10a 1 BREAD OVEN AND PROOFER MOFFAT E35D6-26 ECO 15.6 AMPS / 120 V / 1950 AMP / NEMA 5-20P TWO OUTLETS REQUIRED.  PROOFER NEMA PLUG-IN OUTLET REQUIRED AT
18"AFF.  OVEN HARDWIRED CONNECTION REQUIRED AT 78"AFF. HEAT SHIELD AND
WATER FILTER REQUIRED FOR USE. PROOFER MODEL #P85M12

11 18 BREAD PAN WINCO ALXP1826 SMALLWARES CO.

12 4 BREAD RACK CABRO UPR1826FHP FIVE KIDS GROUP,
INC.

W/ (2)CURTAIN COVERS, WINDOW DISPLAY, ZIPPER

13 2 HAND SINK - WALL HUNG CHG FS17D141005JM

14 1 3 COMPARTMENT SINK FIVE KIDS GROUP FC-3JM-DB ECO CHG KL53-1000-AF4 PRE-RINCE SPRAYER/
ADD-A-FAUCET, KL54-8012 AUCET AND D50-7100 LEVER
WASTES - QTY 3

15 1 PREP SINK FIVE KIDS GROUP FC-1JM-D_ ECO CHG KL54-8002 FAUCET ONE COMPARTMENT SINK W/ DRAINBOARD ON EITHER THE LEFT OR RIGHT SIDE

16 4 WIRE SHELVING METRO ECO

16A 1 WALL MOUNT WIRE SHELVING METRO 24"X36" ECO

16B 4 WALL MOUNT WIRE SHELVING METRO 24"X30" ECO

16E 1 WIRE SHELVING METRO 18"X42" ECO

16F 1 WIRE SHELVING METRO 18"X48" ECO

16H 1 WIRE SHELVING METRO 18"X 60" ECO

17 1 1 DOOR PEPSI COOLER PEPSI 1160 PEPSI OUTLET INSTALLED AT 18" AFF

18 1 WALK-IN COOLER AMERIKOOLER VERIFY WITH ECO ECO 115V FOR LIGHTS AND DOOR HEATER, 15 AMP BREAKER FLOORLESS.  FIELD COORDINATE POWER REQUIREMENT

18A 1 CAPSUL PACK AMERIKOOLER SELF CONTAINED, VERIFY WITH ECO ECO CONDENSING UNIT: 208-230/ 60/1, MCA (VERIFY W/ECO) , 15A MAX FUSE

19 1 STEP IN FREEZER AMERIKOOLER VERIFY WITH ECO ECO 115V FOR LIGHTS AND DOOR HEATER, 15 AMP BREAKER FLOORLESS, SELF-CONTAINED CAPSULE PAK SYSTEM. FIELD COORDINATE POWER REQUIREMENT

19A 1 CAPSUL PACK AMERIKOOLER SELF CONTAINED, VERIFY WITH ECO ECO CONDENSING UNIT: 208-230/ 60/1, MCA (VERIFY W/ECO) , 15A MAX FUSE

20 1 MOP SINK 2' X 2' GC 1/2" SUPPLY, 1 1/2" DRAIN, VENT MOP HANGER AND WALL GUARD

21A 1 SANDWICH UNIT ENTREE JM-ST27E-2DX ECO 115V/60/1

22 1 GRILLE IMPERIAL IR-G48T-XB-JMII ECO CONFIRM NATURAL OR LP GAS

23 1 EXHAUST HOOD SYSTEM & FIRE SYSTEM CAPTIVE AIRE ANSUL ECO (4) 115V FIRE SYSTEM ANSUL

23A 1  CONDENSATE HOOD CAPTIVE AIRE 5424VHB ECO (1) 115V

25 1 PORTABLE FIRE EXTINGUISHERS GC

26 1 DRINK DISPENSER & ADAPTER KIT PEPSI DISPENSER: IDC255, ADAPTOR: 80002957 PEPSI 9.3AMP 115V/60/1 1/2" SUPPLY, CONDENSATION DRAIN COORDINATE W/ PEPSI.  OUTLET INSTALLD AT 42" AFF

28 1 ICED TEA BREWER/DISPENSER BUNN TB3Q LUZIANNE 120V, 14.4 AMP 1-800-627-2094.  OUTLET INSTALLED AT 42" AFF

30 1 SS. PREP TABLE OR MILLWORK UNIVERSAL OR GC KMG-24_-JM ECO OR GC

31 1 COUNTER TOP FOOD WARMER HOSHIZAKI 71001 MODEL 1001 SMALLWARES CO. 120V, 5.8 AMP OUTLET INSTALLED AT 42"

31B 1 RECESSED BACON WARMER MARSHALL JM8001K FIVE KIDS GROUP,
INC.

120V, 3.5 AMP NO DRAIN. 14/3 CORD WITH NEMA 5-15 PLUG. OUTLET INSTALLED AT 18" AFF.

33 1 Undercounter Refrigerator with Drawers Hoshizaki America, Inc UR27A-D2

34 1 BAG IN BOX SYSTEM PEPSI PEPSI PEPSI 110/120V - 20AMP DUAL OUTLET 1/2" SUPPLY WATER CONNECTION IS NEEDED FOR THE FILTRATION SYSTEM.  OUTLET CAN BE INSTALLED AT 80" AFF

35A 1 SLIM JIM REFUSE CONTAINER RUBBERMAID 11"x20" FIVE KIDS GROUP,
INC.

46 1 ICE MAKER HOSHIZAKI KM-520MAJ ECO 115V/60 20AMP BREAKER PROVIDE DRAIN

47 1 PICK UP TOWER METRO

50a 1 STANCHION DIVIDER VISIONTRON VS301 (BLACK) FIVE KIDS GROUP,
INC.

(4) DIVIDERS REQUIRED FOR 12' SPAN.  WWW.CROWDCONTROLWAREHOUSE.COM, SINGLE LINE 7-5'

52 2 TROUGH FRANKLIN SHEET METAL ZE 24" LONG X 4" WIDE TROUGH WITH SIDE SQUEEGE ATTACHMENT

60 1 TRASH CAN TBD TBD FRANCHISEE

Count Type Mark Description Manufacturer Model SUPPLIER Comments

1 37 TABLE TOP AND BASE ATS 24"x45" FURNITURE CO. ADA COMPLIANT TABLETOP

5 40 BAR HEIGHT TABLE TOP AND BASE ATS 24"x20" FURNITURE CO.

XX

XX FURNITURE FURNISHED AND INSTALLED BY THE GC.

SHEET NOTES:

EQUIPMENT SCHEDULE

FURNITURE SCHEDULE

# Description Date

Count Type Mark Description Manufacturer Model SUPPLIER Comments

10 42 BAR STOOL ATS FURNITURE CO.

4 43 CHAIRS -  LOW ATS FURNITURE CO.



PLANNING AND ZONING COMMISSION
1 GOVERNMENT CTR, BALLWIN, MO 63011 

MONDAY, MAY 6, 2024 AT 7:00 PM 

Notice is hereby given that on Monday, July 1, 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: 

SUE-24-05 Petition for a Special Use Exception for a restaurant with front yard parking at 15005 
Manchester Road. 

Additional information on this petition is at the City Government Center, or by calling 
636- 227-2243.

PUBLIC HEARING

Planning & Zoning Commission
Eric Sterman, City Administrator
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