




 

 
 
 
 
Petition Number:​ ​ SUE-25-06 

Public Hearing Date:​​ June 2, 2025 

Petitioner:​ ​ ​ Sarem-Alden Othman 

​ ​ ​ ​ 416 Johanna Place Dr 

​ ​ ​ ​ Ballwin, Missouri 63021 

Project Name:​ ​ Mocha Point Coffee 

Requested Action:​ ​ Special use exception for a restaurant with front yard parking  

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

Location:​ ​ ​ 15299 Manchester Road 

Existing Zoning:​ ​ C-1 Commercial District with a MRD Manchester Road  

Revitalization District Overlay 

Surrounding Zoning:​ North - R-1 & R-2 Single Family Dwelling District 

​ ​ ​ ​ South - City of Ellisville, C-3 Commercial District 

​ ​ ​ ​ East & west - C-1 Commercial District 

 

  

 

 



 

 
 

 
Figure 1 - Aerial view of the site and surrounding properties.  The proposed restaurant location is 

indicated by a red arrow.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 15299 Manchester Road.  The property is located on the northwest corner of 

Manchester Road and New Ballwin Road in a commercial development known as Central 

Plaza.  The property is currently zoned C-1 Commercial District.  The properties to the east and 

west are also zoned C-1.  The properties to the north are zoned R-1 and R-2 Single Family 

Dwelling District.  The properties to the south are inside the City Limits of Ellisville and zoned 

C-3 Commercial District .   
 

Staff analysis: 
This Petition is for a special use exception for a restaurant with front yard parking at 15299 

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 Central Plaza.  The space was occupied most recently by 

Avenue clothing store.  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 

and was previously occupied. 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. 

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 15299 Manchester Road. The restaurant would occupy a space in an existing 

development that was previously occupied by a retail clothing store.  Staff has no concerns 

about the approval of this Petition. 
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GENERAL NOTES: ARCHITECTURAL

KEYED NOTES: ARCHITECTURAL
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PUBLIC HEARING 

 
Notice is hereby given that on Monday, June 2, 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-25-06 Special Use Exception, submitted by Sarem Alden Othman for a restaurant 

with front yard parking and outdoor seating at 15299 Manchester Road. 

 

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

636-227-2243 
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