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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 

​ ​ ​ ​  

 

  

 

 



 

 
 

 
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 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.  

 

 

 



 

 

 

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. 

 

 

 

 









 
 

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 
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