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MEMORANDUM

CITY OF BERKELEY - ECONOMIC DEVELOPMENT DIVISION

“Preserve and improve the health, safety, and welfare of our citizens, businesses and the general public in the City of Berkeley while at

the same time maintaining property values and improving the quality of life in the City of Berkeley.”

TO: City Council Members DATE: October 6, 2025
FROM: Joanna Campbell CC: City Manager’s Office
Public Works Secretary City Clerk’s Office
THROUGH: Economic Development Department Applicant
File

SUBJECT: RESTAURANT LOCATED AT 8363 AIRPORT RD. (WARD 3)

PLAN COMMISSION REPORT
CASE NUMBER PZ25-06

I PROJECT DESCRIPTION:

This request comes before the Council from business owner Randy Johnson. This is a
request for a Special Use Permit (SUP) to include the sale of Liquor. The property was
purchased in 2024 and is currently under renovations. Mr. Johnson has complied with
all of the necessary building permits and the City’s policies and procedures.

i EXISTING SITE CONDITIONS:

The existing property is currently under renovation and is roughly 65-70% complete.
The security system which includes cameras has been installed. Mr. Johnson has been
informed that applying for a SUP at this phase will still require him to pass Commercial
Occupancy Inspection within the allotted statutory time limit given after the SUP is
granted. Mr. Johnson is planning to use available public parking for the restaurant. (SEE
ATTACHED REPORT PHOTOS)

1l SURROUNDING PROPERTIES:

Property is currently zoned as “C-2” General Commercial District and all surrounding
properties are zoned the same. lItis also important to note that the business is located
next door to Fire House 1.
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ORDINANCE CONDITIONS:

In accordance with Chapter 200, Title Il, Public Health, Safety, and Welfare, Section
265 business, commercial entity, and/or commercial property has both interior and
exterior cameras.

ANSWER: TBD

The compatibility with surrounding uses and compatibility with the surrounding
neighborhood.
ANSWER: Business is deemed compatible.

The comparative site, floor area and mass of the proposed structure in relationship
to adjacent structures and buildings in the surrounding properties and
neighborhood.

ANSWER: Business is deemed compatible.

The frequency and duration of various indoor and outdoor activities and special
events and the impact of these activities on the surrounding area.
ANSWER: The business is located in the Airport Road Corridor which is
designed for frequent in and out traffic so, this use will not have a significant
impact on the surrounding area.

The number of transit movements generated by the proposed use and relationship

to the amount of traffic on abutting streets and on minor streets in the surrounding

neighborhood, notin terms of the street's capacity to absorb the additional traffic,

but rather in terms of any significant increase in hourly or daily traffic levels.
ANSWER: The impact on traffic should be minimal as the Airport Road
Corridor is already busy.

The capacity of adjacent streets to handle increased traffic in terms of traffic
volume.
ANSWER: The impact on traffic should be minimal as the Airport Road
Corridor is already busy.

The added noise level created by activities associated with the proposed use and
the impact of the ambient noise level of the surrounding area and neighborhood.
ANSWER: No significant increase in noise is expected.

In commercial districts, the negative impact on the economic viability of the
commercial area of businesses with poor appearance due to type of goods or
services offered; limited business hours or other evidence of limited use of building
for commercial purposes; and interruption of the continuity of retail sales uses and
walk-in customers in commercial areas predominately oriented to retail sales.



80 ANSWER: As this business is of similar uses as the surrounding businesses,

81 the type of use should not inherently a negative impact. It is up to the
82 Applicant to demonstrate their past experience in this type of business and
83 show that this specific Application is a benefit to the community.
84
85 9. The requirements for public services where the demands of the proposed use is in
86 excess of the individual demand of adjacent land uses in terms of Police and fire
87 protection, the presence of any potential or real fire hazards created by the
88 proposed use.
89 ANSWER: There should be no increase in use of public services from this
90 use.
91
92 10. The general appearance of the neighborhood will not be adversely affected by the
93 location of the proposed use on the parcel, nor will the materials used in the
94 construction of the proposed buildings of the special use be greatly dissimilar, or
95 that the general architecture of the building stand out or create a visual problem
96 within the neighborhood.
97 ANSWER: As this business is of similar uses as the surrounding businesses,
98 the type of use should not inherently a negative impact. Itis up to the
99 Applicant to demonstrate their past experience in this type of business and
100 show that this specific Application is a benefit to the community.
101
102 11. The impact of night lighting in terms of intensity and duration and frequency of use
103 as itimpacts adjacent properties and in terms of presence in the neighborhood.
104 ANSWER: There will be no change in night lighting.
105
106 12. The impact of the landscaping of the proposed use in terms of maintained
107 landscaped areas versus areas to remain in a natural state, openness of landscape
108 versus the use of buffers and screens.
109 ANSWER: There is no significant change.
110
111 13. The impact of a significant amount of hard-surfaced areas for buildings, sidewalks,
112 drives, parking areas, and service areas in terms of noise transfer, water runoff and
113 heat generation.
114 ANSWER: Very low impact. Significantly no change.
115
116 14.The potential for the proposed use to remain in existence for a reasonable period of
117 time and not become vacant, or unused. Consideration should also be given to
118 unusual single purpose structures or components of a more temporary nature.
119 ANSWER: Business is located in a prime location. Applicant when initially
120 interviewed appears to have the best intentions to keep business operational.
121 There are zero businesses that are of similar specific type of restaurant within a
122 visible radius giving likelihood of long-term success due to low competition.

123
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10.

1.

12.

13.

PLAN COMMISSION CONDITIONS:

. The proposed names on the Special Use Permit shall be Randy Johnson.

The proposed name of business shall be Bonehead’s Bar B Que.

Hours of Operation shall be Sunday 11:00 AM-6:00 PM, Monday-Thursday 11:00
AM-7:00 PM, Friday-Saturday 11:00 AM-8:00 PM.

Liquor sales allowed under the conditions that alcohol will NOT be subject to a
“bring your own alcohol” policy and will only be served by the restaurant at
adult special events which shall not extend beyond five (5) hours and ending no
later than 10:00 PM CST/CDT.

. Unless noted as a non-conforming condition or noted herein, building and site shall

comply with all applicable health, safety, building and sign code standards as
required by the City of Berkeley.

The building, lot, yard, and landscaped areas shall be maintained and kept free and
clear of any debris or trash.

The owner/operator of this facility need to possess a current State of Missouri
Certification. A copy of which should be provided to the city.

A sign permit is required for banners, pennants, festoons, human sign, searchlights
are prohibited. Business signage shall be limited to no more than 10% of window
space.

No banners, balloons, flags, festoons, snipe signs, or directional signs are to be in
the Public Right of Way.

No metal bars, mesh, or other durable material shall be installed over any portion of
the frontage window or frontage opening in commercial buildings.

The exterior area shall be maintained and kept free and clear of any debris or trash
or weeks.

Buildings and site conditions in need of repair shall be repaired or replaced per the
approval of the Building Commissioner.

The building, lot, landscaping, and yard areas shall be maintained and kept free and
clear of any debris, trash, or weeds including maintenance of all landscaped areas.
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21.

Only 10% of windows space shall be used for window signage. The petitioner will be
permitted exterior signage as per the City’s sign code.

The premise shall be subject to adherence to City of Berkeley annual fire
inspections and life safety plans.

All required inspections by the City are required before issuance of occupancy
permit or business license will be issued.

The interior will be thoroughly inspected by City's Building Commissioner and Fire
Department, and any and all other jurisdictions, if applicable. All permits that are
required by any of said mention must be received. Once, all required inspections are
completed; apply for all necessary building/occupancy & fire safety permits from
the City of Berkeley, and other jurisdictions, after obtaining City Council's approval
on this Special Use Permit. Commercial Occupancy permit and Business License is
required and shall be posted at all times.

In granting such special use permits, the City Council may provide that the permit
be valid for a limited period of time not to exceed ten (10) years. Upon expiration of
the time limit specified in the permit, the holder of the permit may request the
permit be reviewed by the City Council, and the City Council may extend it for
another limited period of time not to exceed ten (10) years. The City Council shall
provide that the permit be exclusive only for the holder and non-transferable. At
this time the Planning Commission is recommending that the Council grant the
Special Use Permit to applicant for a period of no more than three (3) years
before renewal.

The Special Use Permit will be revoked if for any reason the applicant ceases
operations and closes its doors to the public for a period of six (6) months or more,
and not complying with the City's Special Use Permit. The Special Use Permit shall
not be assigned, or sold, or conveyed, or operated by another without prior approval
by the City Council and occupancy permit, building permit or business license shall
be issued to such assignee until such approves is secured.

Any violations can be a reason for the City to revoke this permit, according to the
City's current regulations. To occupy the building and facilities the applicant must
comply with all the applicable rules and regulations pertaining to health and safety
for vehicular and pedestrian traffic, zoning, building, sign codes, fire and safety
protection standards as required by the City Fire Department, City of Berkeley, St.
Louis County, State of Missouri, and Federal rules and regulations.

Prior to issuance of an Occupancy Inspection and Permits, the above noted
conditions, the conditions as described in the attached Report, and the inspections
as part of the normal occupancy permit process shall be met, and as approved by
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VI.

the City Council. This Special Use Permit takes effect upon the approval by City
Council.

Must fill out and file the following with the City’s Business Office/Finance
Department where applicable: Business Owner Information Sheet, Miscellaneous
Service Occupation License, Manufacturer’s License, Merchant’s License, Sign
License, Vending Machine License, Liquor License, and/or any other Licenses that

apply.

Commercial occupancy and business license are required from the City of Berkeley.
Occupancy Permit and Business License shall be posted at all times. Planning
Commission shall require that business owner take no more than six (6) months to
obtain an occupancy permit.

The City Council may, in accordance with Section 400.580, institute a rezoning. The
City Council, after a public hearing, may revoke a special use permit for failure of
compliance with regulations and restrictions of this Chapter or the requirements of
the special use permit.

If the City Council determines that the public health, welfare, and safety are
adequately protected in view of the foregoing criteria, then the special use permit
shall be granted; but if it is negative as to any of such paragraphs, then the special
use permit shall be denied.

No part of the business or property shall be rented or leased to outside parties other
than what was described by Special Use Permit applicant. Business owner shall
submit to quarterly inspections from the Planning Commission to ensure
compliance with all City regulations as well as the terms and conditions of this
report.

Upon the permanent closing of the business, business owner must remove all
signage and leave property condition free of trash, debris, boxes, etc. both inside

and out.

STAFF ANALYSIS:

The applicant has remained compliant with the process.
Business does not propose any significant risk of noise violations and is compliant with
current zoning regulations.

Vil.

PLAN COMMISSION RECOMMENDATIONS:

Recommend approval for a Special Use Permit to include the sale of Liquor with
conditions applied for the restaurant business located at 8363 Airport Road, Berkeley,
MO 63134.
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PUBLIC WORIKS DIVISION | 8425 Airport Road, Berkeley, Missouri 63134-2098

PLANNING & DEVELOPMENT APPLICATION

(Please check all that apply) INITIAL FEE: $350 (non-refundable)

(314) 324-3313 FAX: (314) 264-2074

[C] Preliminary (Plats) Special Use Permit

[C] Re-Approval (Plats) [ Zoning Change

[[JAmending (Plats) [C]Resubdivision/Reconsolidation
[]site Plan [[] Business Name /Ownership Change
[C] Lot Consolidation [Jvariance (Land Use)

[] Street Name (New, Change) [J variance (Building Code)

[[] Street Vacation (BPLiquor/Lottery/Financials (Money Grams/Order
[[JMedical Marijuana (Dispensary) [[]Medical Marijuana (Grow Facility)
[JMedical Marijuana (Researching/Testing) [(] Building Code Appeal

[JFood Truck - SUP $100.00 (City Events Only) | [[]Food Truck - Fire Inspection $75.00
[[JFood Truck Business License $75.00 Other BEyvenr SPwes

REQUIREMENTS:
1. Prepare one (1) legible set of drawings and one (1) PDF High Resolution copy on a USB drive detailing
interior & exterior of property.
2. Submita completed application three (3) weeks prior to Plan Commission Meeting.
3. DONQT destroy, tear down or remodel proposed business structure until ‘FINAL' approval by City Council.
4. Ifyou do not submit your application in a timely manner your request will be considered on the next

meeting date. I
APPLICANT(S) LEGAL NAME(S): /-RMU! JopNSON

APPLICANT IS (check one): PROPERTY OWNER | AGENT [C]PURCHASER OF CONTRACT []TENANT

APPLICANT(S) ADDRESS:
Street 4
Gty - State “Zip_,
PHONE: L EMAIL:_ o L
LOCATION OF PROPOSED USE
STREET ADDRESS: 2L 3 fierver B
LEGAL DESCRIPTION: Comm et [ors o/ Tied /oS

PRESENT ZONING DISTRICT: Commee el

PROPOSED ZONING DISTRICT (iF aAPPLICABLE):

PROPERTY IS PRESENTLY BEING USED AS FOLLOWS: A% / A

PROPERTY TO BE USED FOR (TYPE OF BUSINESS): RESTAURAVT ¢ £ yewT SPaes
aﬁrgmu@f Evest Spneg 11— 10pm *ﬁ*"i/

DAYS & HOURS OF OPERATIONETC: 2~ S Suw -l-l, WA7Ip - [I-F F-S-I-§

PROPOSED NAME OF BUSlNESS:/BDNU Heads Poae B QuB

APPROXIMATE SIZE OF TRACT:  ACRES $Q. FT. OF SPACE (UNDER ROOF) _/Z£D




PUBLIC WORKS DIVISION & 8425 Airport Road, Berkeley, Missouri 63134-2098 (314) 324-3313 FAX: (314) 264-2074

PROPERTY OWNER(S) NAME:  “Powgierds Rae &. Ous &

PROPERTY OWNER(S) ADDRESS:  $2R Tv2eper £

TREET
PR EWY o L313Y
CITY r STATE ZIP
Y . ,
PHONE: ) ; o - EMAIL:» : —
I HAVE AUTHORITY TO ACT ON BEHALF OF THE PROPERTY OWNER: // W

By signing this application, the owner(s) and applicant(s) attest that all information and facts provided on this form
and attachments are complete and accurate and that any omission or incorrect fact or information may invalidate any
notice or subsequent action taken by the City of Berkeley Board of Adjustments, City of Berkeley Planning & Zoning
Commission. (All applicants and owners shall sign the application. Attach additional name/address/signature/date

pagespas needed.)
MM Date: Ob /0"/ /202-_5

Date: O /04 /202-5

OFFICE USE ONLY

All items necessary for a technical review of the proposed special use permit plan have been submitted and
constitute a COMPLETE APPLICATION.

Staff Signature: J Date: / /
Date Paid: LQ / L& / ﬂ/zg ??@sh [C]Check [JMoney Order [CJDebit/Credit
Receipt No: 2 2 D(—D 6 Case No: ?ZOQS 'Db




27 PUBLIC WORKS DIVISION l 8423 Airport Road, Berkeley, Missouri 63134-2098 (314) 524-3313 FAX: (314) 264-2074

DESCRIPTION AND EXPLANATION OF PROPOSED PROJECT:

Om@lk{(‘( oFFE G
EW";S‘DE" EBveer Ypurne, SPaes
C-A—Lﬂ-q O CagzTaun kAT

T/onm SeacE Witl AE  psed FOZ  PrwATE fuceTiouv 18 Liwthory
’me“ L D pwg ’Pmnl’; WrdDwey, THAUKS @iyiwg- Feid THE PJa’w'Mun,s—Lf,

WE Plaw Tp S8 THE SPnes From ~Aph —RepT ov THpesdeys For Basd
‘quk'" (g?‘('-cioﬁ 1D

Tus Rsevauesor v orrse  CQaeey pur, Desipmey (THey ovts F Comprsy)
&2& Luwers Seeyers | ém’b’ﬁw&— BeD Lim 1 TUD IANSIDE S 69T 4y,

Tue Oursing Bupor Serey win sévg Mew € Whsierw Emt ro0m<,
TPt SenTiud. Laww ge'rrwc'; ) Mc, .’ﬂ/_’s o SEnTive f{'ﬁ for
l«vmqﬁ Bstwpyw 160~ 150 Pecos..
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YEman s Kroed
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PROPOSAL SUBMITTED TO: JOB NAME JOB 1
ADDRESS - JOB LOCATION o o .

- So i - P R

T332 PHIRPURY  ¥oan

DATE DATE OF PLANS
B . i T

Deexestey Mo, (53134 .

PHONE # FAX# ARCHITECT

%ge hereby submit specifications and estimates for;

'\ B

"RAavVE 5. ExxEndea 0. d %2 R Atf LA ‘|\ch7

Z‘ T rosieee . S FA M Coc i N . o
' p . . ~ ’ A .

% WRAP  Beamn s Coustom. Bewt . Arvminon

. P D L, - Y ). .
F COVER  pLL SOFFINED AREAS. o) /i (IR VN (WIS
&, /nisrpes P F> 2 PAavEd. STEEL. ReGENG. b 11l

B f,} CCESBM ESL On) s '\,’3 o
log NS TALC . L‘J ” e 7 v TTE 'n\ LJ/ I/ /{ '} é & )':) 3 )\4‘ O(‘ NS

- . : “y R p B .
T i pNSTOH APRONI  MPTECY “ 5’ Y wye ¢ o KAl
Lol JAlt  pClESORIES B

< N - .y .
B <= B 4 VA b W = W A S S C’S\\,J . ﬁ [SLZ\.’."“ /?1,&; JAV ;«.LcS R

& ) : LS - o

L s rAle VLAt ER  Box L/’ FRromt Ok (72X DG L

> . /

"Bé‘e propose hereby to furnish material and fabor — complete in accordance with the above specifications for the sum of: _
$ T i Y. 77-;’1? = ,..:I;'jz’_é’{v{fm‘i \VAS) £y / /UIL‘ QL;EO‘;)*-EJ..K:ZZ__ Dollars

with payments to be made as follows: . € %, L PO START 257 €& /%?LF CoafPLETIO
Batance , vPoiv _Finis

Any alleration or deviation from above specifications involving exira costs Respectiully s (
will be executed only upon written order, and will become an extia charge submitted il Mﬁg— 4_ I
over and above (he estimate. All agreements contingent upon strikes,

accidents, or defays beyand our control Notg,—-c‘tfwis proposal may be withdrawn by us if not aceepted within _ days.

Arceptance of Proposgal

The above prices, specifications and conditions are satisfactory and are
hereby accepted. You are authorized to do the work as specified.

Payments will be made as outlined above. Signature

Date of Acceptance . S Signature

A-NC3819 / T-3850 09-11



HOLLYWOOD SERVICES

8306 E 49TH ST
Kansas City, MO. 64129
816-399-7091

BILL TO

Bonehead's Bar B Que
8363 Airport RD
Berkeley, MQO. 63134
Randy johnson

ESTIMATE # 12875
ESTIMATE DATE 06/09/2025

Estimate Total

$24,339.00

DESCRIPTION

Front Elevation

Frame New 30 x 10 Foot Awning

Install 5 8ft Columns

Wrap beams in aluminum

Cover all soffit area on Awning

install Panel steel roofing

Install new gutters

Install new handrails , gate and accessories
Install new signage above Awning

Build new Planter Box in front on old garage area

Cost for new Signage

TERMS & CONDITIONS

AMOUNT

19,750.00

4,589.00

Terms are as followed 1/3 down, 1/3 on completion of framing and columns installation

final 1/3 at final completion



INVOICE

Boneheads B.B.0. and Catering invoice # 000189
8363 Airport Rd.
Rerke 3134 %
Berkeley, MO. 63134 invoice Date 05/10/2025
Due Date 35/10/2025
ltem Description Unit Price Quantity Amount
Service Scope of work. {Front Elevation) 21800.00 1.80 21,800.00
1) Extend front of awning out an additional 5ft.
2} Install five 8. columns
3) Wrap beam in custom bent sluminium
4y Cover ali soffit area on awning
5 install PBR panel steel roofing w/ afl accessories
on awning.
3) Instali bin. gutter w/ oversized 3x4 downs
7} install approximately 48in vinyl handrail w/ all
accessories
8) Instail 25t. sign above awning
9} Instali pienter box @ front of garage
Service Cost cf sign 4589.00 1.00 4,589.00
Subiotal 26,38%.00
Total 26,389.00
Amount Paid 0.00
Balance Due $26,389.00




AMERICAN CONSULTING ENGINEERS, INC
8615 Gravois Road, Saint Louis, MO 63123
www.ace-inc.us, 314 899 0599, info@ace-inc.us

RENOVATION RESTAURANT

8363 AIRPORT RD, BERKELEY, MO 63134
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