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Petition Number:

Public Hearing Date:

Petitioner:

Agent:

Project Name:

Requested Action:

Location:

Existing Zoning:

Surrounding Zoning:

Project Description:

Est 1837

SUE-24-05
July 1, 2024

Jason Kesler
405 Charlotte Ave
Carolina Beach, North Carolina 28428

Benjamin Kocarnik
1 South Memorial Drive
St Louis, Missouri 63102

Jersey Mike’s Subs

Special Use Exception for a restaurant with front yard parking
[per Appendix A, Article XIV, Section 1 (14) & (20)]

15005 Manchester Road
C-1 Commercial District
C-1 Commercial District

Restaurant with front yard parking

Ballwin Government Center
#1 Government Ctr, Ballwin, Missouri 63011

(p) 36-227-9000 (f) 636-207-2320 (w) www.ballwin.mo.us
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Figure 2 - Street view of the development. The proposed restaurant location is indicated by a red arrow.

Ballwin Government Center

#1 Government Ctr, Ballwin, Missouri 63011
{p) 636-227-9000 (f) 636-207-2320 (w) www.ballwin.mo.us
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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

signhage, 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.

Ballwin Government Center

#1 Government Ctr, Ballwin, Missouri 63011
{p) 636-227-9000 (f) 636-207-2320 (w) www.ballwin.mo.us




allwin

Est 1837

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.

Ballwin Government Center

#1 Government Ctr, Ballwin, Missouri 63011
{p) 636-227-9000 (f) 636-207-2320 (w) www.ballwin.mo.us




Jersey Mike’s Restaurant Business Plan

1. Executive Summary:

Jersey Mike's is a fast-casual sandwich chain with a commitment to serving high-quality,
freshly prepared subs in a friendly and inviting atmosphere. Our mission is to provide
customers with the ultimate sub experience, offering a wide variety of delicious
sandwiches made with the finest ingredients. With a focus on community involvement and
giving back, we strive to become a beloved local dining destination in every neighborhood
we serve.

Key highlights:

e Established brand with a proven track record of success.

o Strong emphasis on quality, freshness, and customer service.
¢ Franchise opportunities available for aspiring entrepreneurs.
e Projected revenue and growth potential.

2. Company Description:

Jersey Mike's was founded in 1956 in Point Pleasant, New Jersey, by Mike "Jersey Mike" and
established as a franchise in 1987. The company has since grown to over 2,000 locations
nationwide, serving millions of customers each year. Each Jersey Mike's location operates
under a franchise agreement, allowing entrepreneurs to own and operate their own
business while benefiting from the brand's established reputation and support systems.

3. Market Analysis:

Jersey Mike's target market includes a broad range of consumers, from busy professionals
looking for a quick and satisfying meal to families seeking a convenient dining option.
Demographically, our primary customers are typically between the ages of 18 and 55, with
a focus on urban and suburban areas with high foot traffic.

Competitive analysis:

e Major competitors include Subway, Jimmy John's, and Firehouse Subs.

o Jersey Mike's differentiates itself through its commitment to freshly sliced meats
and cheeses, freshly baked bread, and made-to-order sandwiches.

¢ Market trends show an increasing demand for healthier, higher-quality fast-casual
dining options.

4. Organization and Management:




Jersey Mike's franchisees are responsible for the day-to-day operations of their individual
locations, including staffing, inventory management, and customer service. Each
franchisee receives comprehensive training and ongoing support from the corporate
office, including assistance with site selection, store design, and marketing.

Key management personnel:

e Franchise owner/operator: Responsible for overall business management and
decision-making.

e Store manager: Oversees daily operations, including staffing, scheduling, and
customer service.

e Kitchen staff: Prepares food according to Jersey Mike's standards of quality and
freshness.

5. Products and Services:

Jersey Mike's offers a wide variety of sandwiches, including cold subs, hot subs, wraps,
and salads. Signature menu items include the Famous Philly, the Jersey Shore's Favorite,
and the Original Italian. Customers can customize their sandwiches with a selection of
meats, cheeses, toppings, and condiments. In addition to in-store dining, Jersey Mike's
offers catering services for events of all sizes.

6. Marketing and Sales Strategy:

Jersey Mike's employs a multi-channel marketing approach to attract and retain
customers, including:

¢ Local advertising: Targeted campaigns in print, radio, and digital media to reach
potential customers in the surrounding area.

e Social media marketing: Engaging with customers on platforms such as Facebook,
Instagram, and Twitter to promote menu items, specials, and community events.

e Loyalty program: Rewards program offering discounts, promotions, and special
offers to frequent customers.

¢ Community involvement: Sponsorship of local events, sports teams, and charitable
organizations to build brand loyalty and goodwill.

7. Funding:
Jersey Mike's franchisees typically require funding for:
¢ Initial franchise fee: The initial investment required to secure a franchise agreement
with Jersey Mike's.

¢ Startup costs: Expenses related to site selection, lease negotiations, store build-
out, equipment purchases, and initial inventory.




¢ Working capital: Funds needed to cover operating expenses, including payroll,
utilities, marketing, and inventory replenishment, during the initial months of
operation.

8. Financial Projections:

Financial projections for a Jersey Mike's franchise are based on factors such as location,
market demand, and operating expenses. Key metrics include:

e Revenue forecast: Projected sales based on historical performance of similar
locations and local market conditions.

e Profit and loss statement: Estimated expenses such as food costs, labor costs,
rent, utilities, and marketing expenses.

e Cash flow analysis: Projected inflows and outflows of cash to ensure sufficient
liguidity for ongoing operations and growth initiatives.

9. Appendices:
Appendices may include:

¢ Resumes of key personnel, including the franchise owner/operator and store
manager.

¢ Market research data, including demographics, psychographics, and consumer
trends.

 Legal documents, including the franchise agreement, lease agreement, and
business licenses.

o Site plans, store layouts, and architectural drawings for the proposed location.

10. Operating Procedures:

e Preparation of Ingredients: At Jersey Mike's, freshness is key. Each day, staff
members meticulously prepare the ingredients for the sandwiches. This includes
slicing meats and cheeses, chopping vegetables, and baking bread.

e Customer Service: Jersey Mike's prides itself on providing excellent customer
service. Staff members are trained to greet customers warmly, take orders
accurately, and assist with any questions or special requests.

e Made-to-Order Sandwiches: One of the highlights of Jersey Mike's is their made-
to-order sandwiches. Customers can customize their subs with a variety of meats,
cheeses, toppings, and condiments. Sandwiches are prepared right in front of the
customer to ensure freshness and satisfaction.

¢ Bread Baking: Fresh-baked bread is a signature feature of Jersey Mike's
sandwiches. The bread is baked in-store throughout the day, filling the restaurant
with a delicious aroma.




Quality Control: Jersey Mike's maintains strict quality control standards to ensure
that every sandwich meets their high standards. This includes regular inspections of
ingredients, adherence to food safety guidelines, and training for staff members.
Cleanliness and Hygiene: Like any reputable restaurant, cleanliness and hygiene
are top priorities at Jersey Mike's. Staff members follow rigorous cleaning protocols
to maintain a safe and sanitary environment for both customers and employees.
Community Involvement: Many Jersey Mike's locations are actively involved in
their local communities. They often participate in fundraisers and charitable events,
demonstrating a commitment to giving back.

This specific Jersey Mike’s location:

1.
2. Will not have live music
3.

4,

5. Will not have a drive thru

Will not serve alcohol

Is open 7 days a week, from 10 AM to 9 PM
Will not have outdoor seating
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16 4 WIRE SHELVING METRO ECO
16A 1 WALL MOUNT WIRE SHELVING METRO 24"X36" ECO
168 4 WALL MOUNT WIRE SHELVING METRO 24"X30" ECO
16E 1 WIRE SHELVING METRO 18"X42" ECO s 2 conratdosmnts ony. The sl and Snatros) oy
16F 1 WIRE SHELVING METRO 18"X48" ECO Fesponsiity ot alothr s, speciiceton,ssimaies, epri ot
7 I Itbooreersic
17 1 1 DOOR PEPSI COOLER PEPSI 1160 PEPSI OUTLET INSTALLED AT 18" AFF srtfaton e oo peromincs o poducts s el bond
18 1 WALK-IN COOLER AMERIKOOLER VERIFY WITH ECO ECO 115V FOR LIGHTS AND DOOR HEATER, 15 AMP BREAKER FLOORLESS. FIELD COORDINATE POWER REQUIREMENT ©2022 Ol
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 2X2 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 DESIGN INTENT
23 1 EXHAUST HOOD SYSTEM & FIRE SYSTEM | CAPTIVE AIRE ANSUL ECO (4) 115V FIRE SYSTEM ANSUL REFERENCE
23A 1 CONDENSATE HOOD CAPTIVE AIRE 5424VHB ECO (1) 115V
25 1 PORTABLE FIRE EXTINGUISHERS GC ONLY
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 ISSUE FOR PERMIT
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 JMB001K FIVE KIDS GROUP, |120V, 3.5 AMP NO DRAIN. 14/3 CORD WITH NEMA 5-15 PLUG. OUTLET INSTALLED AT 18" AFF.
INC. Client Approval
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 REFERENCE
35A 1 SLIM JIM REFUSE CONTAINER RUBBERMAID 11"x20 m\éE KIDS GROUP, EURNITURE PLAN
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, (4) DIVIDERS REQUIRED FOR 12' SPAN. WWW.CROWDCONTROLWAREHOUSE.COM, SINGLE LINE 7-5' Project # 43424-Moor
INC. Issue Date 06/07/2024
52 2 TROUGH FRANKLIN SHEET METAL |ZE 24" LONG X 4" WIDE TROUGH WITH SIDE SQUEEGE ATTACHMENT
60 1 TRASH CAN TBD TBD FRANCHISEE Scale 174" =1-0"
Drawn by BJK
FURNITURE SCHEDULE | x | FURNITURE FURNISHED AND INSTALLED BY THE GC. Checked by JW
Count| Type Mark Description Manufacturer Model SUPPLIER Comments Count| Type Mark Description Manufacturer Model SUPPLIER Comments
1 37 TABLE TOP AND BASE ATS 24"x45" FURNITURE CO. |ADA COMPLIANT TABLETOP |10 |42 BAR STOOL ATS FURNITURE CO. R 1 1
5 40 BAR HEIGHT TABLE TOP AND BASE ATS 24"x20" FURNITURE CO. 4 43 CHAIRS - LOW ATS FURNITURE CO. u

1 ' 2 ' 3 ' 4 ' 5 ' 6 ' 7 ' 8 ' 9 ' 10 ' 1 ' 12 ' 13 ' 14 ' 15 ' 16




1 GOVERNMENT CTR, BALLWIN, MO 63011

11C|TY OF PLANNING AND ZONING COMMISSION
a MONDAY, MAY 6, 2024 AT 7:00 PM

PUBLIC HEARING

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.

Planning & Zoning Commission
Eric Sterman, City Administrator
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