
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  

Title: 

Motion to approve An Ordinance Granting Approval of a 

Special Use for a Recreational Cannabis Dispensing 

Organization in the M-2 Limited Manufacturing District (3714 

Illinois Ave. – Zen Leaf St. Charles).  

(Approve the Special Use) 

Presenter: Rita Tungare 

Meeting:  City Council   Date:  May 18, 2020 

Proposed Cost: N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

Background: 

On March 9, 2020, the P&D Committee voted on a motion to approve a Special Use to establish a 

Recreational Cannabis Dispensing Organization, Zen Leaf, at 3714 Illinois Ave. in the M-2 zoning district. 

The motion to approve failed by a vote of 4-5. 

At the April 6, 2020 City Council meeting, ordinances for denial of the General Amendment and Special 

Use applications were placed on the agenda for action. No final action was taken on the ordinances. 

Instead, the City Council granted a 90-day extension requested by Healthway Services of West Illinois, 

LLC to allow for additional review of both the General Amendment and Special Use applications.  Both 

applications were referred back to P&D Committee for review. 

Information on the Special Use application has been posted in the meeting packet for the Special P&D 

Committee meeting on 5/18/2020. 

Approval of a separate General Amendment to the Zoning Ordinance is required in order for this Special 

Use application to be approved. 

Attached Ordinance: 

Staff has prepared an ordinance for approval of the Special Use. The ordinance includes the following 

conditions, per the information included in the Special P&D meeting packet (Letter from Attorney 

Tyler Manic on behalf of Zen Leaf, dated 5/13/20): 

1. The Special Use shall terminate two years (24 months) from the date of the Special Use approval

by the City Council.

2. The applicant shall put forth its best efforts to update parking lot lighting to meet Illuminating

Engineering Society standards for retail parking, recognizing any such lighting improvements

would require approval of the St. Charles Commons Condominium Association.

3. Additional security cameras shall be installed to monitor the exterior of the Zen Leaf unit and its

parking spaces.

4. Additional signage regarding prohibition of on-site consumption shall be posted.

Indemnification language is also attached to the ordinance as requested by the City Attorney. Zen Leaf 

would be required to provide an indemnification to the City within 30 days. 

Attachments (please list): 

Ordinance 

Recommendation/Suggested Action (briefly explain): 

Motion to approve An Ordinance Granting Approval of a Special Use for a Recreational Cannabis 

Dispensing Organization in the M-2 Limited Manufacturing District (3714 Illinois Ave. – Zen Leaf St. 

Charles). 
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City of St. Charles 

Ordinance No. 2020-Z-________ 
 

An Ordinance Granting Approval of a Special Use for a Recreational 

Cannabis Dispensing Organization in the M-2 Limited Manufacturing 

District (3714 Illinois Ave. – Zen Leaf St. Charles)  
 

WHEREAS, on or about October 28, 2019, Healthcare Services of West Illinois, LLC (“the 

Applicant”) filed a petition for Special Use for a Recreational Cannabis Dispensing Organization 

for the real estate commonly known as 3714 Illinois Ave. and legally described in Exhibit “A”; 

said Exhibit being attached hereto and incorporated herein (the "Subject Property"), for the 

purpose of allowing a Recreational Cannabis Dispensing Organization on the Subject Property; 

and, 

 

WHEREAS, on or about October 28, 2019, the Applicant also filed a petition for General 

Amendment to amend Title 17 of the St. Charles Municipal Code, the Zoning Ordinance of the City 

of St. Charles, to add “Recreational Cannabis Dispensing Organization” as a Special Use in the M-

2 Limited Manufacturing District, and approval of the petition for Special Use was predicated on 

and dependent upon the granting of the Petition for General Amendment, and; 

 

 WHEREAS, Notice of Public Hearing on said petition for Special Use was published on 

or about November 2, 2019 in a newspaper having general circulation within the City, to-wit, the 

Daily Herald newspaper, as required by the statutes of the State of Illinois and the ordinances of 

the City; and,  

 

WHEREAS, pursuant to said Notice, the Plan Commission conducted a public hearing on 

or about November 19, 2019, December 3, 2019, and December 17, 2019 on said Special Use 

petition in accordance with the statutes of the State of Illinois and the ordinances of the City; and,  

 

 WHEREAS, at said Public Hearing, the Applicant presented testimony in support of said 

petition and all interested parties were afforded an opportunity to be heard; and, 

 

 WHEREAS, the Plan Commission recommended approval of said petition on or about 

December 17, 2019; and, 

 

 WHEREAS, the Planning & Development Committee of the City Council reviewed said 

petition on or about January 13, 2020, February 20, 2020, and March 9, 2020; and,  

 

WHEREAS, on or about March 9, 2020, the Planning & Development Committee of the 

City Council voted on a motion to recommend approval of said Special Use petition, which said 

motion failed; and,   

 

 WHEREAS, the City Council of the City of St. Charles has received the 

recommendations of the Plan Commission and Planning & Development Committee and has 

considered the same; and, 
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WHEREAS, on or about April 6, 2020, the City Council of the City of St. Charles 

granted a 90-day extension requested by the Applicant to allow for additional review of the 

Special Use application; and, 

 

WHEREAS, the City Council of the City of St. Charles has approved the petition for 

General Amendment to add “Recreational Cannabis Dispensing Organization” as a Special Use 

in the M-2 zoning district.  

 

 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS, as follows: 

 

1. The preambles set forth hereinabove are incorporated herein as substantive provisions 

of this Ordinance as though fully set out in this Section 1. 

 

2. That passage of this Ordinance shall constitute approval of a Special Use for an a 

Recreational Cannabis Dispensing Organization with respect to the Subject Property pursuant to 

the provisions of Title 17 of the St. Charles Municipal Code, as amended, and based upon the 

Applicant’s petition and the evidence presented at the Public Hearing, the City Council hereby 

adopts the Findings of Fact for Special Use, set forth in Exhibit “B”, which is attached hereto and 

incorporated herein. 

 

3. That approval of said Special Use for a Recreational Cannabis Dispensing Organization 

is subject to substantial compliance with the plans attached hereto and incorporated herein as 

Exhibit “C”. 

 

4. The Subject Property shall be developed and used only in accordance with all 

ordinances of the City as now in effect and as hereafter amended, and subject to the following 

conditions:  

a. The Special Use granted in this Ordinance shall automatically expire twenty-four 

(24) months from the Effective Date of this Ordinance, without any further action 

of the City of St. Charles and Healthway Services of West Illinois, LLC, for itself, 

affiliates, successors and/or assigns,  shall (i)  thereupon immediately cease to 

operate the Recreational Cannabis Dispensing Organization, and  (ii) hereby 

waives any and all rights to  the continuation of the Special Use granted in this 

Ordinance, specifically, but without limitation, any right to a hearing. 

b. The applicant shall put forth its best efforts to update parking lot lighting to meet 

Illuminating Engineering Society standards for retail parking, recognizing any 

such lighting improvements would require approval of the St. Charles Commons 

Condominium Association.  

c. Additional security cameras shall be installed to monitor the exterior of the 

condominium unit and its parking spaces.  

d. Additional signage regarding prohibition of on-site consumption shall be posted.  
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5. Within 30 days of the Effective Date of this Ordinance, the Applicant shall provide to 

the City an indemnification in substantial conformance with the language attached hereto and 

incorporated herein as Exhibit “D”.  

 

6. That after the adoption and approval hereof, the Ordinance shall (i) be printed or 

published in book or pamphlet form, published by the authority of the Council, or (ii) within 

thirty (30) days after the adoption and approval hereof, be published in a newspaper published in 

and with a general circulation within the City of St. Charles. 

 

 PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties, 

Illinois this 18
th

 day of May 2020.  

 

 PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties, 

Illinois this 18
th

 day of May 2020. 

 

 APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties, Illinois 

this 18
th

 day of May 2020. 
 

___________________________ 

Raymond P. Rogina, Mayor 
 

 

 

Attest: 

 

___________________________ 

Charles Amenta, City Clerk 

 
 

Vote: 

Ayes: 

Nays: 

Absent: 

Abstain: 

Date:_______________ 
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EXHIBIT “A” 

 

LEGAL DESCRIPTION 

 

UNIT C IN ST CHARLES COMMONS CONDOMINIUM, AS DELINEATED ON A PLAT OF 

SURVEY OF THE FOLLOWING DESCRIBED TRACT OF LAND: LOT 1 IN ST. CHARLES 

COMMONS SUBDIVISION BEING A RESUBDIVISION OF UNIT 1 IN THE “ST 

CHARLES” ILLINOIS INDUSTRIAL DEVELOPMENT OF THE CENTRAL 

MANUFACTURING DISTRICT IN SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 EAST 

OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS, WHICH PLAT OF 

SURVEY IS ATTACHED AS EXHIBIT “A” TO THE DECLARATION OF CONDOMINIUM 

RECORDED MARCH 19, 1999 AS DOCUMENT NUMBER 1999K029217; TOGETHER 

WITH ITS UNDIVIDED PERCENTAGE INTEREST IN THE COMMON ELEMENTS, AS 

SET FORTH IN SAID DECLARATION.  

  

Commonly known as 3714 Illinois Avenue, St. Charles, Illinois 

 

PIN #09-25-401-031 
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EXHIBIT “B” 

 

FINDINGS OF FACT FOR SPECIAL USE 

 

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. The proposed 

development is expected to have minimal 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 17 spaces. 

3. Proximity to the Route 64 (Main Street) retail corridor. A comparable land use already 

operates on the site of the proposed Recreational Cannabis Dispensing Organization and 

the location is approximately 1/4 mile (5-min walk) away from the Route 64 retail 

corridor. Sales to adult-use consumers at the site where a comparable use is already safely 

operating may attract increased customers to the City’s nearby retail areas, therefore the 

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

4. Consolidation of Medical and Recreational Cannabis Dispensaries. The public 

convenience will be further served by consolidating the Medical and Recreational 

Cannabis Dispensaries into a single location. Unless the Special Use is granted, there will 

be two cannabis dispensaries (one Medical and one Recreational) located on the east side 

of St. Charles. By granting this Special Use, the infrastructure and services required for 

the dispensaries from the public will be consolidated into one location for greater 

convenience. 

 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided. 

 

1. The 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 
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development is expected to have minimal impact on the existing traffic operations of the 

area roadway network. 

2. There are no known drainage issues at the site. The proposed Recreational Cannabis 

Dispensing Operation is comparable to the existing Medical Cannabis Dispensing 

Organization currently operating on-site. The proposed use will be accommodated with 

minimal changes to the internal floor plan of the facility. There are no site changes 

proposed to accommodate the new use; therefore, there will be 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 17 spaces. Based on 

the parking analysis completed, a proposed supply of 17 spaces is adequate to 

accommodate the anticipated parking demand for the proposed Recreational Cannabis 

Dispensing Organization. Employees will 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 of 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. 

 

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 proposed 

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 proposed use will continue to strictly enforce rules banning on-site 

consumption. The proposed Special-use 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 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. 
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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 Special-use is located on a site that is already developed where a 

comparable retail use (Medical Cannabis Dispensing Organization) is already operating. 

If the special use is granted, the current operations at the proposed location will not 

materially change by adding a recreational cannabis use. The City has adopted proposed 

use standards for Recreational Cannabis Dispensing Organizations and the proposed 

special use complies with each of the standards. Through compatibility with the existing 

permitted medical cannabis use and compliance with adopted zoning ordinance use 

standards, the proposed Special-use 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. Based on its compatibility with the Special-use requested, the 

minimal impact of the existing Medical 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 Special-use is comparable to the use of Medical Cannabis Dispensing 

Organization, which 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 will be met. Compliance with all local and state laws 

will be met and strict enforcement banning on-site consumption rules will 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 Special-use 

could 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.   
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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 Special-use to allow Recreational Cannabis Dispensing Operations meets 

or exceeds all applicable provisions of this Title. 
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EXHIBIT “C” 

 

PLANS 
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5. Roof DDeck AAccccesssorieess: Innstalll suummp panss, ssumpp pplateees, riddge aannnd vaaalley plaattes, ffinissh

strippsss, coveerr pplatees, eennd cclosuurress, and reeinfoorcinng cchhaannnelss. WWeeldd too substraatte.
6. Flooor Pour Sttoops and GGirdder Fillleerss: Weldd poour-sstopps aaand girder fffillersss to sstruccturree.
7. Flooor DDeck CCloosures: WWeldd tighhht-ffittting cloossurres aat oopeenn endds off rriibs aaand ssideess oof
deckingg..  Weldd ccooverr plaatees aat chaaanggees in direecttion of flooooor decck paannnels.
8. Weldd sshearr ccoonneectorss throughhh ddecck to struccturee.
9. Preppaaare and rrepaair daammagged ggaalvvaanized cccoaatings oon bboth ssurfaaccees wwiith ggalvaaanizzeed
repair ppaaaint accccoordinng too AASTTM AA 78800.

Wirre brushh, ccleann, anndd paaint ssccaarrred areaas, weldds,, aanndd russt sppootts onn botth suuurfaacces oof
painntteed deckk pannels.

DIVISIOOONN 07 -- TTTHERRMAALL & MOISSTTURE PRROOTTECTTIOONN
Generaal  contraaccttor sshall bbe rrespoonnssibble for eeensuringg thhaat tthe ccomppleeted project iis 11000%
water-ttiggght annd ffree of wwaaterr leakkss tto the inteeerioor.

BITUMMINNNOUSS DDAAMPPPRROOOFFINGG - 0771113
1. Apply TUFFF-NNN-DRRI waatterpproofiinngg mmembraaanee as maanuffacturred byyy Treemmcoo Baarrieerr
Solutioonnss to all eexterrior bbeeloww graaddee ssurfaceess off waalls inn cccontaact wwitthh eaarrth.
2. Exteenndd watterrpprooofing mmemmbrannee 12” ontoo  exxistinng intteersectting wwaalls, but not onttoo
surfaceesss that wwill be exppoosedd to vviieww when ppprojject is ccoommmpleteed.
3. Wateerrrprooffingg meembrraane shall be a sprayyy-appplieed maatterial commppposeedd of
polymeer-r--modiffieedd assphaalt in a waatterr ccarrier tthhatt curres too aa monnolitthhicc, elaastoomerric
membrraanne.
4. Instaallation too connformm striictly ttoo tthee recommmmendaatioonnss of thhe mmaannufaacctureer offf thee
TUFF-NN--DRI ssyysstemm.
5. Founndddation wwaall wwaterpprooofing sshhalll be appplieed oon aall bbasemmentt aaand cccrawwl sppaacee wwalls
and lapp oonto ffooottings. RRemove alll foormm ties, ppinns annd moorrtar joointss ssshall be fflushhh.
Crackss, vvoids annd hooless sshall be ppaatcched wiitth aa nonshhrrinnking grouutt or aassphaalticc maasstic,
with noonnnshrinkkinng grrout pprefeerredd foor large ddeefeects.
6. TUFFFF--N-DRRI  sshalll onlyy bee apppliedd wwhen tthhe air teemmpeerraturee is aabbbovee 20 ddegrrees  F.
7. TUFFFF--N-DRRI  sshall nott bbe eexpoosseed to the ssunnlightt foor mmmore tthann 115 daays.
8. 2 3/88”” (R10) WWWARRM-NN--DRRI inssuulaatioon boaarrd aas mmannufaaactureed bby KKocchh Waaterrpproooofing
Solutioonnss shalll bbbe addherreed aas thee mmembranee beeginns tto ccuure.
9. WARRMMM-N-DDRRII shaall be plaaced aat thhe basee of the fouunnddaationn wall,, in ccoontact wwwith thhe
drainaggeee systeemmm or ffounnddatioon.

THERMMAAL INSUULATTIONN - 007210000
1. Provviddde insuulaaation in aacccorrdancce wiith plannss aand sspeeccifficcatioons aanndd ass neeededdd too
achievee the foollooowingg R--vaalues foorr ccommpletedd asssemmbblieess:

* EExteriiorr walls: RR-15
* BBasemmeeent wwallss: R-110
* RRoofss: RR-499
* FFloorss aand SSlabbs: R--10
* WWindoowwss: ass nooteed oor if nnott noted: RRR-2..5

2. Instaall all insuulatioon mmaateriials innn aacccordancce wwith mannuufactuurer'ss rrecoommmeendaatioonns. FFill
cavitiess ccompleeteely aand taapee jointtss bbeetween bbattts.
3. Fill ggaaaps beetwwweenn jammbbs aand frraamminng withh noon-foormmallddeehyde fooamm fillleer.
4. Insuulaaate ducttss andd pluummbing piippees subjecctt too sweeattinngg..
5. Provviddde minnimmmum 2” aairr sppace bbeetwween innssulationn aandd rroof ssheaatthhingg at rooof rraftteer
locationn.. Furniishh andd insstaall aair tubbees or baffflees at eeavve linnes, aand aass shooown on pplannss.
6. Provviddde acoouussticaal baattts aas notteedd oon plannss and aat aall bbaath, ppowddeeer rooom, andd lauunndryy
room wwaaall locaatiioons.
7. Provviddde acoouussticaal wrrap oon all hhoorizzontal wwwasste ppipiingg rruns oveer livinggg spaace..
8. Insuulaaate all duuuctwoork iinn unnheatteed aattic anddd crrawl sppacceee locaationnss.
9. Provviddde acoouussticaal baattt inssulatioon aaround aall wwhirrlpoool ttuub loocationnns. MMMainttain adeeqquatte
clearannccce arounnd whhirlppoool mmotorrr.
10.Instaallll insullattion in arreas and iinn tthiicknesssses indiicateedd. Cut andd ffit tighhtly aarouuundd
obstruccttiions aandd fill voiddss witth inssulaation.
11. Plaaceee loosse--ffill innsulaation  to cooommplly with AASTTM CC 11001155.
12.Exteennnd vappor retaardeer to eextremmittiees of arreeass to be proootecteed frromm vaappor ttrannssmmisssionn.
Securee iinn placcee wwithh adhheesivves oorr oothher ancchhorrage.

VAPORRR BARRRIIEERSS ANNDD AIIR INFFILLTTRATIOOON BARRRIIERRSS - 07277000
1. Provviddde vappor barrrier att all builddinng perimeeeterr connsttruuccttions includdding,, but nott limmitted tto,
walls, rrooofs, cceiilingss, flooor slabbbs,, aand deccks..
2. Vaporrr barrierr shaall bee pprovvidedd  oon warm sssidee of aassseemmmbly oonly.. DDDoubble vaapoorr baarrrierss
shall noottt be peerrmmitteed.
3. Jointss in vaapoor baarrierrss shhall beee laappped 6”” minimuumm oor r be taapedd.
4. Provviddde a vvapppor bbarrieerr onn all innsuulaation ussedd on cooldd wwwater andd rreefriggeerannt piipinngg.

GENERRAAAL ROOOOOFINNG NNOOTEES - 0007330000
1. Provviddde curbbss andd flasshhingg systemmss as reqqquirred ffor veennnt pipes, sskkkylighhhts, ffluesss, RRTTU'ss,
and othheeer itemmss indiccateed.
2. Provviddde flasshhing aas neeeedeed to mmaakke the rrooof f worrk wwaatteertighht.
3. Roof ssshall bbee weaatherrtiightt at thhhe coompletiioon of thhe prroojject.
4. The roooof syystteem aand reelatted flaaashhinngs shaaall bbe wwarrrantted aggainnsst t deffeects in mmmatteerial
and woorrkkmansshhiip foor a ppeeriood of 1100 yyears foolllowwingg OOwneer acccepttaannce. Warrranntty
coveraagee shalll aaalso incluudde tthe cooommplete repppairr andd reepplaaacemeent off otheeer buuildinng
compooneents thhaatt aree dammaged asss aa reesult of f a roof syystteemm failure.
5. The ccoompleeteedd rooof shaall bbe freeee froom all cconnditioonss thaat leaad too pppondding oof wwaateer..
Pondinngg is herreebby deefineedd ass anyy booddy of sttaandding waateerr that doees nnot eevapporaatte wwwithinn
24 houursss of beeinng deepossitted on thhhe rooof.
6. Provviddde rooof mmemmbrannee prroteccttioon boardss ovver aall ssurffaaces withhinnn 3 fefeeet oof rooooftoopp
HVAC eqquipmmennt.
7. Termmiinnate mmeeembrranee aa mminimuuumm oof 8” abboovee thee roooof..
8. All luummmber uusseed foor naaillerss, cannts  and curbbbingg shall bee ppresssuree ttrreateeed luumbeer
containninnng ACCQQ.. Preessuuree treateddd luummber cooontaaininng CCCCAAA is nnot ppeerrmittteed.
9. Refeerr to Flaasshhing Nottess foor loccaationn and ccoommpliancee peer “SMMACCNNNA” ssspeccificaaations.
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PROPOSED FLOOR PLAN IMPROVEMENTS

Zen Leaf St. Charles Adult-Use/Medical Dispensary
Proposed Operational Overview
Proposed Hours of Operation:

Monday-Saturday: 8am-10pm

Sunday: 8am-7pm

Employee Needs at Peak Business Hours:
 » 1 General Manager / Asst. Manager

 » 1 Dispensary Leads

 » 4 Patient Care Advisors/Budtenders/Fulfillment

 » 1 Reception

 » 1 3rd party security guards (Silver Star Protection)

Customer Experience from Start to Finish:
A Customer walking in the door of Zen Leaf (public access area) 
would first be greeted by our reception personnel who would be 
assisting with customer flow and check in procedures.  That person 
would verify state required forms of identification before entering 
the dispensary sales floor.  Once entering the sales floor (restricted 
access area) a patient care advisor would greet the customer and 
begin talking through product offerings.  When the two come to 
a conclusion on what products will be purchased the advisor will 
use our fulfillment software program to queue products to be 
pulled for our vault and delivered to our point of sale counter for 
checkout.  The customer would proceed to the designated point 
of sale station where their products would be scanned out of the 
state regulated inventory system and the transaction procedure 
would take place.  Once all questions have been answered all 
products will be bagged up accompanied by a receipt and the 
customer will proceed to the exit.  A third party security guard who 
is stationed in our public access area will assist with the entry/exit 
procedure and will also be available to walk any customers to their 
car who request such service.

Proposed Floor Plan Modifications
Color ID Space’s Current Use Space’s Proposed Use

Active Storage Room
Open Office /  

Multipurpose Work Area

Open Office / 
Conference Area

Safe / Inventory Room

Safe / Inventory Room General Storage Room

General Storage Room Order Fullfillment Area

Patient Service Area Retail Sales Floor

Conference / Consult 
Room, Waiting Area & 

Security Check-In

Waiting Area &  
Security Check-In

ejohnson
Text Box
9am-6pm
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3741 ILLINOIS AVE., UNIT C,
ST. CHARLES, IL 60174

VERANO HOLDINGS/
ZEN LEAF DISPENSARY

Job No.

Date
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9 east 24th st., chicago, illinois 60616
1-312-818-2006  |  www.collectiveoffice.com
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INTERIORS
DESIGN STRATEGY

10-25-2019Information

FOR INFORMATION ONLY
NOT FOR PERMIT OR CONSTRUCTION

1 25 OCT, 2019 ISSUED FOR INFORMATION

architect

drawing releases

I hereby certify that these plans were prepared under my direction
and to the best of my knowledge conform to the State and Local
Building Codes and Ordinances.

VERANO HOLDINGS
ZEN LEAF DISPENSARY
415 N DEARBORN ST.,
CHICAGO, IL 60654

client

ZONING INFORMATION:

1.  SITE PLAN FOR PROPOSED ZEN LEAF
DISPENSARY BY VERANO HOLDINGS.

EXISTING ZONING CLASSIFICATION:  M2
PROPOSED ZONING CLASSIFICATION:  M2

SITE AREA: 2.76 AC  (120,374 SF)
- EXISTING NOT CHANGING.

BUILDING HEIGHT:  24'-9"
- EXISTING NOT CHANGING.

PARKING:  126 + 5HC = 131 STALLS (9' x 20')
- EXISTING NOT CHANGING.

TENANT SPACE - UNIT C:
- AREA:  4,141 SF
- PARKING REQ'D:  3/ 1000 SF = 13 SPACES
- EXISTING NOT CHANGING.

SITE PLAN REQUIREMENTS:

1.  GROUND ELEVATION CONTOUR LINES --
EXISTING SITE, INTERIOR BUILD-OUT ONLY -
REQUIREMENT NOT APPLICABLE.

2.  LOCATION OF ANY SIGNIFICANT NATURAL
FEATURES -- EXISTING SITE, INTERIOR BUILD-OUT
ONLY - REQUIREMENT NOT APPLICABLE.

3.  LOCATION OF ANY 100-YEAR RECURRENCE
INTERVAL FLOODPLAIN AND FLOODWAY
BOUNDARIES -- EXISTING SITE, INTERIOR
BUILD-OUT ONLY - REQUIREMENT NOT
APPLICABLE.

4.  LOCATION AND CLASSIFICATION OF WETLAND
AREAS AS DELINEATED IN THE NATIONAL
WETLANDS INVENTORY -- EXISTING SITE
INTERIOR BUILD-OUT ONLY - REQUIREMENT NOT
APPLICABLE.

5.  ANY PROVISIONS REQUIRED FOR SCREENING
-- EXISTING SITE, INTERIOR BUILD-OUT ONLY -
REQUIREMENT NOT APPLICABLE.

6.  EXTERIOR LIGHTING PLANS SHOWING:
- LOCATION, HEIGHT, INTENSITY AND

FIXTURE TYPE OF ALL PROPOSED EXTERIOR
LIGHTING -- EXISTING SITE, INTERIOR BUILD-OUT
ONLY - REQUIREMENT NOT APPLICABLE.

- PHOTOMETRIC INFORMATION PERTAINING
TO LOCATIONS OF PROPOSED LIGHTING
FIXTURES -- EXISTING SITE, INTERIOR BUILD-OUT
ONLY - REQUIREMENT NOT APPLICABLE.

EXISTING CONDITIONS
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EXHIBIT “D” 

 

INDEMNIFICATION 

 

A. Indemnification: 

 

West Capital, LLC, for itself, affiliates, successors and assigns (“Zen Leaf”), releases from 

and covenants and agrees that the City of St. Charles (“City”), its Mayor and Council 

governing body, officers, employees, agents, including independent contractors (collectively, 

the “Indemnified Parties”), shall not be liable for and agrees to indemnify and hold harmless 

the Indemnified Parties against any loss, damage, claims, demands, suits, costs, expenses 

(including reasonable attorneys’ fees), actions or other proceedings whatsoever by any person 

or entity whatsoever arising or purportedly arising from the actions, inactions or obligations 

of Zen Leaf and its officers, employees, agents and/or contractors (or if other persons acting 

on its behalf or under its direction or control) (“Indemnified Claims”), resulting from, are 

caused by or in any way related to 

 

a) the failure of Zen Leaf to comply with any of the terms, covenants or conditions of the 

Special Use permit; or 

b) any material misrepresentations or omissions of Zen Leaf relating to the Special Use 

permit which are the result of information supplied or omitted by Zen Leaf or by its 

agents, employees, contractors or persons acting under the control or at the request of 

Zen Leaf; or 

c) any claim, cause of action and/or legal proceedings brought by a third party resulting 

from, caused by, arising out of or in any way related to the City granting the Special 

Use permit and for the operation of Zen Leaf at 3714 Illinois Avenue, Unit C, St. 

Charles, Illinois. 

 

The provisions of this Section shall not apply to a loss which arises out of intentional 

misconduct on the part of the Indemnified Parties seeking indemnification, or a loss or 

portion thereof, or which arises, in whole or in part, out of gross negligence on the part of 

such Indemnified Parties, but only to the extent that such Indemnified Parties’ misconduct or 

gross negligence contributed to the loss, or that the loss is attributable to such Indemnified 

Parties’ misconduct or negligence. 

 

B. Third Party Litigation: 

 

In the event that any third party or parties institute any legal proceedings against Zen Leaf 

and/or the City which result from, are caused by or in any way relate to the City’s granting of 

this Special Use permit, except, however, in the event of the City’s intentional misconduct, or 

gross negligence, then, in that event, Zen Leaf, on notice from the City to Zen Leaf, the other 

party shall assume, fully and vigorously, the entire defense of such lawsuit and all expenses 

of whatever nature relating thereto; provided, however: 
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a) neither party shall make any settlement or compromise of the lawsuit, or fail to pursue 

any available avenue of appeal of any adverse judgment, which would impose any 

liability on the other party, without the prior approval of that party; and 

b) if the City, in its sole discretion, determines there is, or may probably be, a conflict of 

interest between the City and Zen Leaf, on an issue of importance to the City having a 

potentially substantial adverse effect on the City, then the City shall have the option 

of being represented by its own legal counsel.  In the event the City exercises such 

option, Zen Leaf shall reimburse the City from time to time on written demand from 

the City and notice of the amount due for any expenses, including but not limited to 

court costs, reasonable attorneys’ fees and witnesses’ fees, and other expenses of 

litigation, incurred by the City in connection therewith. 




