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SPECIAL USE EXCEPTION PETITION

CITY OF BALLWIN } FEE: with site plan review $ 1,500
} without site plan revi .00
}
}

COUNTY OF ST. LOUIS PAID: X
STATE OF MISSOURI NUMBER: )6 " 2le-O09
TO THE BOARD OF ALDERMEN
CITY OF BALLWIN

Type of Special Use Exception: { offee Sh ij

Code Section under which petition is being filed:

Now comes (print name of Petitioner) %L aday /‘0 }1’5 S } AvrNaaeS
and states to the Board of Aldermen:

I. That he, she, it, they, has (have) the following legal interest in the tract of land and/or premises
located within the corporate limits of Ballwin, Missouri, described in Section Il of this petition.

A. State Legal Interest: L eqs5e”

B. Documentation of Legal Interest must accompany this petition.

[i. That the legal description of the property/premises, for which a Special Use Exception is desired,
is enclosed.

1II. That a survey or drawing of the property/premises, for which a Special Use Exception is
requested, is enclosed, and said drawing is to a scale of 100 feet or less to the inch.

IV. That the street address of said property is: 7/ 0 k‘e}l(‘S il / @oo.o? STE10R

V. That the area (acres or square feet) of said property is: | / ] 24

L

VI. That the zoning classification of said property is: 4 L

V1. That the present use of said property is: O ‘FFZ(,

VIHI. That the intended use of said property is: CO Ff. i 477

IX. That the proposed Special Use Exception does not violate any private deed restrictions on said
property.

X. That all information provided herein is true and a statement of fact.



I, the Petitioner, do hereby request an Ordinance of the Board of Aldermen approving and granting the
herein described Special Use Exception.

N

7 R ;
PETITIONER: ?'é’m@u/’io)’*g S }zwm %@b iy

AUTHORIZED SIGNATURE: #7205 /et lee v '
L= = L/V =

AUTHORIZED SIGNATURE (PRINTED): ?A}f\/ AYTOT TS <TAVRTANDOS
aDDRESS: 710 icthes mill Qoad Sk ) OA
CITY/STATE/ZIP: %ﬁj"lwm ;,(ﬂ@ {200

‘/7 if - - i a5 g
TELEPHONENO. $/Y -605-]74(0

) s 1. CJ ¢
L, (print name of Petitioner) g }'5 SMV‘*?MO‘), do hereby designate
as my agent for purposes of presen{ing this petition, negotiating with the City of Ballwin on all issues

relative to this petition, and corresponding and communicating with representatives of the City of Ballwin
relative to this petition.

AGENT’S SIGNATURE:

AGENT’S NAME (PRINTED):

ADDRESS:

My Commission Expires

Jiph 0" 9057

DEANNA DAWN SIEBEN
Notary Public - Notary Seal
st Louis County - State of Missouri
Commission Number 23297650
My Commission Expires Sep 6, 2027
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Petition Number: SUE-26-05
Public Hearing Date: April 6, 2026
Petitioner: Panayiotis Stavrianos

910 Kehrs Mill Road, Suite 102
Ballwin, Missouri 63021

Project Name: Pana Coffee & Dessert Bar

Requested Action: Special use exception for a restaurant
[per Appendix A, Article XIV, Section 1 (20)]

Location: 910 Kehrs Mill Road, Suite 102
Existing Zoning: C-1 Commercial District
Surrounding Zoning: North - C-1 Commercial District

South - R-1 Single Family Dwelling District
East - R-2 Single Family Dwelling District
West - MXD Mixed Use Development

Ballwin Government Center

#1 Government Ctr, Ballwin, Missouri 63011
(p) 636-227-9000 (f) 836-207-2320 (w) www.ballwin.mo.us
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Figure 1 - Aerial view of the site and surrounding properties. The proposed restaurant location is
indicated by a red arrow.Source: St Louis County

uri 63011
allwin.mo.us
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Project description:

This Petition is for a special use exception for the establishment of a restaurant at 910 Kehrs
Mill Road, Suite 102, in an existing commercial development. The property is located on the
west side of Kehrs Mill Road, approximately 1000 feet south of Clayton Road. The property is
currently zoned C-1 Commercial District. The property to the north is also zoned C-1. The
property to the south is zoned R-1 Single Family Dwelling District. The property to the east is
zoned R-2 Single Family Dwelling District, and the property to the west is zoned MXD Mixed

Use Development.

Staff analysis:

This Petition is for a special use exception for a restaurant at 910 Kehrs Mill Road, Suite 102.
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. The proposed restaurant would be located in an existing
development that also contains The Barn at Lucerne. The space was previously used as office

space. No exterior or site changes, with the exception of signage, are proposed at this time.

As we have discussed with other Special Use Exception petitions, the overall site conditions
may not fully comply with current zoning requirements. When reviewing this type of petition, we
consider parking capacity and safety factors. According to City records, the Barn at Lucerne
Development contains 417 parking spaces and a total of 69,631 square feet of building area.
Using the standard example of one (1) parking space per 200 square feet, the City’s highest
parking requirement, 349 spaces would be required if the entire development were restaurant or
retail space. Therefore, the site provides a surplus of approximately 68 parking spaces,
exceeding the current parking requirement. Additionally, staff does not have any safety

concerns regarding the property.

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 is important to note that this space is currently vacant within an already approved

development and was previously occupied.

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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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 at 910 Kehrs
Mill Road, Suite 102. The restaurant would occupy a space in an existing commercial

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) 836-207-2320 (w) www.ballwin.mo.us




Pana Coffee & Dessert Bar Ballwin
Executive Summary

Pana Coffee & Dessert Bar is a new, family-owned and operated coffee shop and dessert destination
proposed for Ballwin, Missouri. The business is owned and operated by Panayiotis Stavrianos and family
and continues a longstanding tradition of hospitality in the St.

Louis region. My family has more than 53 years of restaurant operating experience in St. Louis, most
notably through The Majestic Restaurant & Bar in the Central West End. Pana Coffee & Dessert Bar is
intended to provide the Ballwin community with a welcoming, high-quality coffee and dessert experience.

Business Background

The concept for Pana Coffee & Dessert Bar is rooted in my multigenerational family history in the
restaurant industry. In 1951, my grandfather immigrated to the United States from Greece. After attending
high school and serving in the United States Navy, he opened his first restaurant, The Majestic
Restaurant & Bar, in St. Louis in 1961. Over the years, my family successfully operated multiple
restaurants in the region, building a reputation for consistent service, quality, and community
engagement. After more than five decades of operation, the family businesses were retired. Following my
education, | began developing plans to continue my family's hospitality legacy in a modern format.
Extensive research into coffee sourcing, preparation methods, and global coffee culture influenced my
development of a unique menu and concept. The proposed menu will include espresso beverages,
single-origin coffees, flavored specialty drinks, blended beverages, smoothies, coffee and cold brew
tasting flights, and a selection of house-made pastries and desserts. The interior environment will feature
a modern, Southern European-inspired café design intended to create a comfortable community
gathering space with comfortable seating utilizing tables, booths, and couches. Guests will easily have
access to the building utilizing 2 entrances from either the patio area or the parking lot.

| ocation Rationale

The proposed location is 910 Kehrs Mill Road, Suite 102, Ballwin, Missouri. This site provides strong
roadway visibility, convenient access for surrounding residential neighborhoods, and consistent vehicle
traffic throughout the day.

The location also benefits from proximity to The Barn at Lucerne, a recognized historic landmark within
the community. The café property will be fully equipped and designed to accommodate approximately 40
patrons at one time and allow guests to utilize the patio space during summer. The business will operate
as a coffee shop and dessert café serving non-alcoholic beverages and prepared pastry/dessert items.

Hours of Operation
The proposed hours of operation are:

Monday through Thursday: 7:00 AM to 6:00 PM
Friday through Saturday: 7:00 AM to 11:30 PM
Sunday 8:00 AM to 2:00 PM

Staffing Plan

The business will typically operate with 2-3 employees per shift. Staff will be cross-trained to perform
barista service, point-of-sale operations, and general customer service duties. The owner will maintain a
regular onsite managerial presence to oversee operations, ensure compliance with applicable
regulations, and maintain service standards.
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PUBLIC HEARING

Notice is hereby given that on Monday, April 6, 2026 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-26-05 Special Use Exception, submitted by Panayiotis Stavrianos, for a restaurant
at 910 Kehrs Mill Road, Suite 102.

Additional information on the Petition is available at the City Government Center or by calling
636-227-2243

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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