












 

 

AMENDMENT TO SPECIAL USE PERMIT (ORDINANCE NO. 2020-Z-10) 
 

FINDINGS OF FACT 
 

A. Public Convenience: The Special Use will serve the public convenience at the proposed location. 
 
A Recreational Cannabis Dispensing Organization will serve the public convenience at the proposed location 
(3714 Illinois Avenue) in the following ways: 
1. The existing road network, as it is configured provides safe and convenient access to the property. 

Access occurs off of Illinois Avenue, an east-west, local roadway providing a two-lane cross-section. It 

extends from Kirk Road a primary arterial road, on the west to Kautz Road, a major collector roadway 

on the east. Illinois Avenue operates its intersections with Kirk Road and Kautz Road under stop control. 

Since the Special Use Permit was approved on May 18, 2020, the recreational cannabis dispensing 

organization has had minimal to no impact on the existing traffic operations of the area roadway 

network. 

2. Adequate parking for the proposed Recreational Cannabis Dispensing Organization will be provided. 

The City’s parking standards require a minimum of one space for every 4,000 sq. ft. of Gross Floor Area. 

The minimum required number of spaces per the ordinance is 15 parking spaces. The Applicant has 

secured a lease of four additional parking spaces bringing the total number of spaces dedicated to the 

proposed Recreational Cannabis Dispensing Organization use to 41 spaces, which is more than 

adequate. 

3. Proximity to the Route 64 (Main Street) retail corridor. Since May 19, 2020, the Recreational Cannabis 

Dispensing Organization has operated approximately 1/4 mile (5-min walk) away from the Route 64 

retail corridor.  The Recreational Cannabis Dispensing Organization has been safely operating at the 

location for more than a year and has attracted increased customers to the City’s nearby retail areas, 

therefore the proximity of the proposed location will serve the public’s convenience. 

4. Continuation of the Recreational Cannabis Dispensing Organization.  For more than the past year, the 

Recreational Cannabis Dispensing Organization has been continually serving the public without any 

significant issues detrimental to the public’s convenience.  The City found that the Special Use Permit, 

granted on May 18, 2020, was in the public convenience.  The same result should be reached here.  If 

the Special Use Permit is not amended to extend its sunset date by an additional six months, the 

Recreational Cannabis Dispensing Organization will have to cease operations thereby leaving a void in 

satisfying the public’s demand for its services and result in an inconvenience to the public to travel 

greater distances to other dispensaries outside of St. Charles and leave the public without critical sales 

tax dollars that has allowed St. Charles to fulfill the public’s needs.  

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary facilities have 
been, or are being, provided. 
 
1. The existing road network, as it is configured, can accommodate the traffic generated by the proposed 

use. Access occurs off of Illinois Avenue, an east-west, local roadway providing a two-lane cross-section. 

It extends from Kirk Road a primary arterial road, on the west to Kautz Road, a major collector roadway 

on the east. Illinois Avenue operates its intersections with Kirk Road and Kautz Road under stop control. 

The proposed development has had minimal to no impact on the existing traffic operations of the area 

roadway network and will continue to have minimal to no impact to existing traffic if the Special Use 

Permit is extended for an additional six months. 



 

 

2. There are no known drainage issues at the site. The Recreational Cannabis Dispensing Operation has 

been operating on-site for over the past year without any drainage issues. The proposed amendment 

to the Special Use Permit will be accommodated without any changes to the existing facility, including 

no change to existing grades or increases to impervious surface which could result in negative effects 

on area storm water and drainage patterns. 

3. Adequate parking facilities have been provided. The City’s parking standards require a minimum of one 

space for every 4,000 sq. ft. of Gross Floor Area. The minimum required number of spaces per the 

ordinance is 15 parking spaces. The Applicant has secured a lease of four additional parking spaces 

bringing the total number of spaces dedicated to the proposed Recreational Cannabis Dispensing 

Organization Use to 41 spaces. A proposed supply of 41 spaces is and has been adequate to 

accommodate the anticipated parking demand for the proposed Recreational Cannabis Dispensing 

Organization. Employees will continue to be encouraged to park in the rear spaces to provide 

convenient customer parking in the front. 

4. The site provides adequate access to all utility providers and first responders. Access to the lot occurs 

off Illinois Avenue via two, two-way curb cuts for ingress and egress. Existing curb cuts are positioned 

east and west of the building providing a complete loop around the perimeter of the building.  Since 

the Recreational Cannabis Dispensing Organization began operating at the site over a year ago, there 

has been no interruption of utility services or services from first responders. 

5. Continuation of Existing Special Use Permit.  On May 18, 2020, the City found that there was sufficient 

infrastructure to operate a Recreational Cannabis Dispensing Organization and granted the Applicant 

a Special Use Permit.  The proposed Amendment to the Special Use Permit will merely allow the 

continuation of an existing special use for an additional six months. 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and enjoyment of other 
property in the immediate vicinity for the purposes already permitted, nor substantially diminish or impair 
property values within the neighborhood. 
 
There is a Medical Cannabis Dispensing Organization permitted as of right in the M2 district currently 
operating at the proposed location.  The Medical Cannabis Dispensing Organization is a comparable use, 
similar in all material respects, to the Recreational Cannabis Dispensing Organization. The City requires a 
minimum 250-foot separation distances from sensitive uses including pre-existing School, Primary or 
Secondary, School, Private Boarding, Day Care Center, Day Care Home, or other residential zoning parcels.  
The proposed special use meets these distance requirements.  In addition, the Recreational Cannabis 
Dispensing Organization use will continue to strictly enforce rules banning on-site consumption. The 
proposed amendment to the Special-Use Permit will also continue to comply with all other local and State 
regulations. These measures and other zoning and use standards, including parking requirements, are in 
place to ensure that no impacts to the use and enjoyment of other properties, or affect or impairment on 
property values within the neighborhood occur.  
 
Allowing the continued sale of cannabis to adult-user consumers, on a site where comparable retail uses 
already occur could result in enhanced property values due to the attraction of new customers to the area 
and potential consumers of goods and services for other properties proximate to the site of the proposed 
Special-use.  Since the Special Use Permit was granted in May 2020, there has not been a detrimental 
impact on the use and enjoyment of other property in the immediate vicinity or a diminishment in 
neighborhood property values. 
 



 

 

D. Effect on Development of Surrounding Property: That the establishment of the Special Use will not impede 
the normal and orderly development and improvement of the surrounding property for uses permitted in 
the district. 
 
The proposed amendment to the Special-Use Permit will continue a use already operating at the site and 
where a comparable retail use (Medical Cannabis Dispensing Organization) is allowed to operate as of right.  
If the amendment to the Special Use Permit is granted, the current operations at the proposed location will 
continue for a limited duration until May 31, 2022, in the same manner as the City previously approved as 
a Special Use Permit, which included the finding that there would be no effect on development of 
surrounding property. The City has adopted proposed use standards for Recreational Cannabis Dispensing 
Organizations and the Recreational Cannabis Dispensing Organization complies with each of the standards.  
As demonstrated by the anecdotal evidence of the Recreational Cannabis Dispensary Organization’s 
current operations at the site for over the past year and its continued compliance with adopted zoning 
ordinance use standards, the proposed amendment to extend the Special Use Permit will not impede the 
normal and orderly development or improvement of the surrounding property for uses permitted in the 
district. 
 
E. Effect on General Welfare: That the establishment, maintenance or operation of the Special Use will not 
be detrimental to or endanger the public health, safety, comfort or general welfare. 
 
Zen Leaf-St. Charles has been operating as a Medical Cannabis Dispensing Organization at 3714 Illinois 
Avenue since 2015 and during that time “has had minimal impact on police operations in the City of St. 
Charles” – Chief of Police James Keegan, Memorandum related to Potential Impact of Cannabis 
Dispensaries on Police Operations, dated July 25, 2019). Since May 18, 2020, Zen Leaf-St. Charles has 
operated a Recreational Cannabis Dispensing Organization for more than a year without any significant 
issues that were detrimental or endangered the public health, safety, comfort, or general welfare.  Based 
on its compatibility with the Special-Use Permit requested, the minimal impact of the existing Recreational 
Cannabis Dispensing Organization on police operations in the City allows police resources to focus on 
serving the public and protecting its health, safety, comfort, and general welfare. 
 
The proposed Amendment to the Special-Use Permit is already permitted and operating on site. Safe access 
is provided via two curb cuts along Illinois Avenue and proposed use standards and parking requirements 
for the Special-Use Permit will be met. Compliance with all local and state laws has been and will continue 
to be met and strict enforcement banning on-site consumption rules will continue to be enforced. Zen Leaf-
St. Charles has demonstrated a high degree of responsibility in operating the existing retail use, compliance 
with all local and State requirements, and full cooperation with the City and its resources so as to not 
endanger the public health, safety, comfort or general welfare of those in the community. 
 
Furthermore, the application of sales tax revenue resulting from the proposed extension of the Special Use 
Permit will provide additional funding for the City to allocate towards not only capital improvement projects 
promoting public safety, but also social programs that will contribute in a positive manner to the general 
welfare of the public. 
 
The City of St. Charles has adopted specific use standards for the Recreational Cannabis Dispensary 
Organizations to ensure public health, safety, comfort, and general welfare.  This special use satisfies all 
use standards adopted by the City of St. Charles for Recreational Cannabis Dispensary Organizations. 
Moreover, the State of Illinois has adopted the most stringent licensing requirements in the United States 
also to ensure public health, safety, comfort, and general welfare.  The proposed special use, by requiring 
that the Applicant maintain State of Illinois license, will uphold these exacting standards. 



 

 

 
F. Conformance with Codes: That the proposed Special Use conforms to all applicable provisions of the St. 
Charles Municipal Code and meets or exceeds all applicable provisions of this Title, except as may be varied 
pursuant to a Special Use for Planned Unit Development. 
 
The proposed extension of the Special Use Permit to allow Recreational Cannabis Dispensing Operations 
meets or exceeds all applicable provisions of this Title. 
  

 












