VILLAGE OF BARTLETT
PLANNING & ZONING COMMISSION MEETING
AGENDA

BARTLETT MUNICIPAL CENTER
228 S. MAIN STREET
September 3, 2024

7:00 P.M.

l. Call to Order
Il. Roll Call

lll.  Public Forum (comments may be emailed in advance to planningdivision@bartlettil.gov)

V.  (#25-16) Copperleaf - Naperville Rd and Lake St
Rezoning (upon annexation) from ER-1 to SR-4
Special Use for Planned Unit Development
Preliminary Plat of Subdivision/PUD
Preliminary PUD Plan
Amendment to the Future Land Use Plan
PUBLIC HEARING

V.  (#26-03) Hawk Ridge — 5N444 S Bartlett Rd
Rezoning (upon annexation) from ER-1 to SR-5
Special Use for Planned Unit Development
Preliminary Plat of Subdivision/PUD
Preliminary PUD Plan
Amendment to Future Land Use Plan
PUBLIC HEARING

VI.  (#26-08) Lindy’s — 1099 Army Trail Rd
Site Plan
Special use permit for an automotive service station
Special use permit for restaurants serving liquor
Special use permit for package liquor sales
Special use permit for a restaurant with a drive-thru
Special use permit for an adult-use cannabis dispensary
Variation to allow parking within the front yard setback
Variation to reduce the required parking from 72 spaces to 58 spaces
PUBLIC HEARING

VII. New Business/Old Business

VIl Adjournment


mailto:planningdivision@bartlettil.

Village of Bartlett
Planning and Zoning Commission Meeting
August 6, 2026

M. Werden, Chair called the meeting to order at 7:00 pm.

Roll Call

Present: J. Borkgren, M. Sarwas, C. Deveaux, G. Koziol, B. Bucaro, J. Miaso, J. Kapadoukakis,
Amy McSwane, M. Werden

Absent: None

Also Present: Kristy Stone, Planning & Development Services Director, Andrew Barna, Associate Planner,
Brian Krause, Associate Planner

Approval of Minutes

A motion was made to approve the July 2, 2026 meeting minutes.

Motioned by: B. Bucaro

Seconded by: A. McSwane

Roll Call

Ayes: J. Borkgren, M. Sarwas, C. Deveaux, G. Koziol, B. Bucaro, J. Miaso, J. Kapadoukakis,
A. McSwane, M. Werden

Nays: None

Abstain: None

The motion carried.

Public Forum

M. Werden opened the public forum. No one from the public came forward. M. Werden closed the
public forum.
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(#26-04) Good Behavior - 1683 S Route 59
Special Use Permit — Adult-Use Cannabis Dispensary
PUBLIC HEARING

The following exhibits were presented:
Exhibit A - Picture of Sign

Exhibit B — Mail Affidavit

Exhibit C - Notification of Publication
Exhibit D - Public Comment by Email

The petitioners Andrew Scott, Dykema Gossett PLLC 10 S Wacker Dr, Ste 2300, Chicago, Kevin Bethyo,
Prairie Retail Holdings LLC, 311 Linden Rd N, Prospect Heights, Joseph Pascolla JTS Architects 821
Walden Office Ct, Schaumburg came forward and were sworn in by M. Werden. A. Scott stated that
the applicant is Prairie Retail Holdings, which would be one of the several tenants at the subject
property. The property is an approximately 10,000 square foot building with a Starbucks on one end
and various smaller retailers on the other end.

J. Miaso made a motion to allow M. Sarwas to attend the meeting remotely.

Motioned by: J. Miaso
Seconded by: G. Koziol

Roll Call
Ayes: J. Borkgren, C. Deveaux, G. Koziol, B. Bucaro, J. Miaso, J. Kapadoukakis, A. McSwane, M. Werden
Nays: None

The motion carried.
M. Sarwas joined the meeting remotely.

A. Scott the application is in conjunction with Hello High Dispensary LLC, which is the conditional license
holder for the adult-use cannabis dispensary, Prairie Retail Holding LLC is taking the lead in this
application. The petitioner is seeking a special use permit for an adult-use cannabis dispensary. The
property is located at the northeast corner of Route 59 and Army Trail Road. It is a single-story building
with 64 parking spaces. The property is zoned B-3 and the petitioner would occupy an approximately
1,500 square foot retail space. To the west of the space there is a Starbucks with a drive-thru, a dental
office and a couple of vacant spaces in the building. The property is very accessible with 2 points of
access. There is 1 curb cut off of Route 59 and another off of Army Trail Road. We would be located
immediately next to Starbucks. The operation will be branded as Good Behavior. The signage will be
very muted and in tune with the other signage in the area. There would be 1 wall sign above the
enfrance to the space. There is also an existing monument sign. This would be a nondescript retail
facility and will not be a location with flashing lights or cannabis symbols. From a signage and
operational perspective, it would be very muted and will blend in very well with this retail location. The
plan is to open as soon as possible, ideally by the end of 2026. The floor plan has 3 different zones.
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There is public access where customers will be greeted by an employee and checked for
identification. There is no one under the age of 21 allowed in a dispensary. The system for checking
IDs is very high tech. IDs are checked upon entry. There is also a limited access area. Customers would
enter the retail sales floor where there would be an ordering kiosk and a point-of-sale area with 4-5
cash registers where transactions will take place. The rear of the property has restricted access. The
public cannot access that area and there would be a limited number of employees that have access.
There would be a key fob system. We expect to have 25-30 full-fime employees. The employees go
through rigorous training, not only when they start, but also as they continue their work in terms of
security and the products. There is a very intensive fraining program that the employees go through.
Typically, there would be 6-8 employees during a general business day. The products that would be
offered include a full range from flower to gummies. All of the products are fully packaged and fully
sealed. Some of the customers are very knowledgeable, but there is a small part of the population
that is new to cannabis. All of the employees will be able to educate the customers about the different
product types and safe usage guidelines as well as proper storage and legal restrictions. Our
application requested hours of operation were 9 am to 9 pm Monday through Thursday and 9 am to
10 pm on Friday and Saturday, and 10 am to é pm on Sunday. We would like to alter those hours. The
State of lllinois just passed legislation that made changes to the Cannabis Act that was passed 5 to 6
years ago that now allows dispensaries to be open until 2 am. That is not our desire, but we would like
to amend the application and request that we stay open until 11 pm or 12 am. Another part of
dispensary operations that is very important is inventory tracking. It is incredibly detailed as far as
products coming in and out. There is real-time tracking of the inventory that is web based. The
cannabis is fracked from seed to sale. The tracking ensures that there is no theft. The tracking is very
detailed and all of that information is available 24-hours a day to State regulators. There is a lot of
oversite. The State of lllinois has some of the most stringent regulations in terms of operations of a
dispensary. Deliveries would happen 1-2 times a week. Deliveries are done at random times for the
safety and security of employees and to avoid any potential for criminal activity that would come from
anticipated regular deliveries. The deliveries would arrive in a panel van type of vehicle. All delivery
profocols are established in accordance with State Law. Also, by law, all waste products must be
mixed 50/50 with other materials. None of the materials that would be disposed of at this facility would
be live cannabis products and would be mixed with some other material so that it is rendered inert.
Approximately 75% of customers will preorder and will be in and out in 3-4 minutes. It is a very quick
transaction. For other 25% of customers that visit the facility, it is about a 6-10 minute transaction. In
terms of capability with the surrounding area, this would blend very well with the other business in the
area. There are no odors that come from the facility. There are HVAC systems to control odors with
carbon filters. There would not be negative impact on other businesses. We are required by the Village
to have é parking spaces. The site has 64 parking spaces and taking into account the other retail uses,
there would be a total of 52 spaces. There is a 12 parking space surplus. We are not going to create
any issues with parking. The trip generation analysis was reviewed by the Village's own traffic
consultant and she concurred with the findings that this is a low impact use in terms of traffic. As
mentioned before, there is no one under the age of 21 allowed in the dispensary, no consumption is
allowed on the premises and there is no loitering permitted. This will be a very secure facility as required
by State Law. Dispensaries are subject to quarterly inspections by the Department of Professional
Regulation and there are random inspections by the lllinois State Police. There will be monitoring by
those 2 agencies to ensure compliance at all times. There will be a lot of safeguards in place for the
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employees and the customers. There will be interior and exterior high-resolution cameras that will cover
the entire premises. There is an interior vault where all of the product and cash would be stored.
Dispensaries are high volume businesses and the sale taxes could be significant for the Village. This
centeris currently not fully occupied. We do see this as an opportunity to drive up business in the area.
There are a lot of job opportunities as well. We think this is a net positive.

B. Bucaro asked, are the spoiled products that are mixed with inert materials to be disposed of taken
away from this location or disposed of on site? A. Scott there will be internal trash cans in the vault and
that inert material will be stored there and ultimately disposed of in the dumpster area along with other
regular trash. B. Bucaro what was the change in hours that you are requesting? A. Scott we are asking
to change the closing time for Monday through Thursday to 10 pm, Friday and Saturday closing time
at 12 am, still opening at 9 am, and Sunday keep the 10 am to 6 pm hours. J. Miaso asked, do you
have a security guard at the facilitye A. Scott yes, there will be a security guard when the employees
are there to open and when they are closing. When the last employee leaves, that is when security
leaves. C. Deveaux how is the parking lot monitored? A. Scott the security guard would make sweeps
of the parking lot and well as monitor the cameras. J. Borkgren asked, how does the size of this facility
compare to the size of other dispensaries in the area? A. Scott the sizes of other dispensaries in the
area really do vary. The petitioner would not be taking this space if they did not think they could be
successful here.

M. Werden opened the public hearing.
M. Werden read the public comment email submitted by Robert Heim.

Robert Heim 1584 Edgewood Ct, Bartlett stated, you failed to mention on the map that the Bartlett
Gymnastic center and the Starbucks drive-thru are adjacent to the rear of the building. There is no
access for deliveries in the back. All deliveries would have to be made in the front. The parking lot for
the gymnastic center and the Starbucks parking lot are always crowded. It is a very busy and
congested corner. There are only 2 points of entry, 1 west-bond from Army Trail Rd and if you want to
come from the south on Route 59, you have to make a U-turn and turn left onto Army Trail Road and
swing around to come into the shopping center. It is not as easy as it has been portrayed. It is not an
easy parking lot to enter. Another concern is the hours because people are going to buy the product
and then sit in the empty gymnastic center parking lot and consume the product. You cannot conftrol
it because you are confrolling the front parking lot in the back of the facility. The back of the facility is
adjacent to the Far Hills subdivision. There are about 50 homes there. | am the president of the
homeowner's association. It is a very big issue for us to have this particular business so close to private
dwellings, family structures and the gymnastics center. It is very concerning to us. We are not saying
a business like this should not be in Bartlett, we just feel this is the wrong location. Other facilities are
freestanding and have more parking available and more capability for security in those parking lofs.
There is no way to do security in this parking lot. The police are going to be called quite a bit. There is
already loitering happening at the gymnastic center when it closes. We have called the police many
times because people hang out in the summer and winter. Once this cannabis dispensary is open,
there are going to be far more people consuming their products in that area. It is very concerning for
all of us.
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M. Werden asked, what kind of loitering problem is there now at the gymnastic center? R. Heim there
are people hanging out and playing music and smoking. My concern is if we have a cannabis
dispensary, there will be more of that there than there is now, | am assuming. As much as the
assumptions were made about how secure the facility will be inside, | do not think it will be as safe on
the outside. M. Werden you can always call the police. R. Heim yes, but is that something we should
do every day? J. Miaso how bad is the problem with loitering at the gymnastics centerg R. Heim in
the winter, there was someone just walking around that parking lot when the gymnastic center and
Starbucks were closed. It was very concerning to us. We called the police. Prior to that, there were
people just hanging out on motorcycles and cars playing loud music at 11 at night. It is just an open
parking lot that is lit very well and people just hang out there.

Sushma Shah 1528 Far Hills Dr, Bartlett said, | am totally against this. There are lot of kids and teenagers
in the neighborhood. | have seen a lot of dispensaries, but | have not seen one near a residential area.
There is traffic from Starbucks. My backyard faces Route 59 and there are disturbances at night with
people on bikes screaming and yelling. | do not agree with having this dispensary especially when
teenagers can easily get hooked on these things. | am totally against this.

Lisa Heim 1584 Edgewood Ct, Bartlett asked, if you need such a high level of security, is it really worth
ite Is this safe for the neighborhood? If you have to have monitoring and police, it is not safe.

Marie Sasso 1551 Far Hills Dr, Bartlee stated, my concern with the dispensary location is that we have
had a lot of theft and burglaries in our community. There is only 1 way in and out. If someone is not
loitering in the parking lot, they would turn right and turn right again into the Far Hills subdivision. We
have already had a lot of unwanted interest in our homes. My concern is that people will come here
and use their product. | am afraid about the safety of our community. We do not have a gated
community to restrict people from coming into the Far Hills neighborhood. People will come in and
turn around, do U-turns and hang out because there is easy access.

M. Werden there are a lot of restrictions with the State about public consumption and the customers
are eager to get their product and leave to go home and not have the product open in the car orin
the parking lot. As far as security, banks have security, we have a police officer here at this public
meeting. Itis a good thing to have security.

Julia Bearstler 1551 Far Hills Dr, Bartlett said, the spirit and heart of Bartlett has always been that we are
family-friendly community and that is what is at the core of this community and why we moved here.
Dispensaries bring in an element that we do not want in our community. When you look at other
dispensaries and where they are located, they are not in these types of areas with the kind of spirit that
we have in our community. | am dead set against this. This is not the core of what Bartlett is all about.

G. Koziol there was a concern about the access. There are a number of businesses throughout the
Village that have 2 entry points and | do not see that as an issue in this case. It is controlled traffic.
Asked staff, what kind of input have you received from other municipalities over the years about
problems at dispensaries like this one regarding police activitye K. Stone when we previously had a
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dispensary application, the police chief contacted other communities and the communities that the
chief contacted said they had not had any incidences.

Vipa Soni 1525 Wood Creek Trl, Bartlett said, our house is the first house on the left when you furn into
Far Hills. | am against this. We have a playground when you turn into our community. Kids are playing
and riding bicycles and walking. | am concerned because our community has a lot of kids.

Lisa Coyne 1558 Far Hill Dr., Bartlett said, | do oppose this because it is adjacent to the gymnastics
center. | think this being a family community is important and we need to raise our kids in a safe
environment and not expose them to this. We have had a few issues. | have lived in my home in Far
Hills for 30 years. Many years ago, we did have someone wander into our neighborhood who was on
something and he drowned in our pond. Our kids had to see that and live with that. We do not want
there to be more opportunity for those things to happen in our neighborhood. | am aware of another
incident where a group had jumped the fence in the gymnastics center parking lot and come into our
neighborhood and went into some of the homes. It just seems to invite characters that we would rather
not see in our neighborhood. For those reasons, | am opposed.

M. Werden some of these concerns do not really ring frue with what is being proposed. This is not like
tricker treaters coming along, eating out of their candy bag and throwing the wrappers on the ground.
When Bartlett High School first opened, a student was hit on Army Trail Rd. Does that mean we do not
put schools by fast moving roads? There are things that we have to look out for and this is such a
heavily regulated industry by the State that there is going to be trouble for the customers if they are
consuming their products in public. They are supposed to buy them and take them home, and if they
do not, they are going to be fined and pay a big price for that. This location used to be a dry cleaners.
Dry cleaners sometime have lines and cars parked. As the petitioner stated, most of their customers
will only be there for a few minutes. They certainly would not be inebriated when they went to pick up
their products.

J. Kapadoukakis added, | do not see a big difference between this location and the location at Route
59 and Stearns Rd. | see the gymnastic center as being in very close proximity just like the daycare
centerwas. | see the traffic being similar to McDonalds compared to Starbucks. | am a frequent patron
of this shopping center and Starbucks. | do cut through the Bartlett Gymnastics parking lot. It is very
busy there. | would not pull out to go north on Route 59. | would not pull out to Army Trail Rd. | cut
through. | have a concern with Bartlett Gymnastic being near there. B. Bucaro | have the opposite
feeling. | see this location as being very different from the other location because the entrance is away
from the gymnastics center. The other location had almost a shared entrance with the daycare
center. | see people coming to this location, getting their product and leaving. Whether they cut
through the parking lot to go north, | do not see it affecting the gymnastics center or being detrimental
to the gymnastics center at all.

G. Koziol asked, what is the distance of the closest home to this dispensary, and does it meet the
distance requirements? B. Bucaro there are no distance requirements. G. Koziol is there a required
distance from the gymnastics center? B. Krause no, there is no required distance between dispensaries
and residential. The rear entrance of the dispensary is about 300 feet to the nearest home. J. Borkgren
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added, | understand the concerns of the residents who spoked tonight and | respect their opinions.
The email that was submitted said that the gymnastics center is located immediately next door. | do
not view it as immediately next door. It is a separate building. R. Heim the way | see it is that the back
of the building has a drive-thru for Starbucks, another lane of traffic and immediately next to that is the
gymnastics center. There is no walkway behind the dispensary, there is the drive-through lane and
another lane that is used to drive around the gymnastics center with a sidewalk for the gymnastics
center. The distance between the 2 buildings is extremely tight. When people are at the gymnastics
center from 9 am to 10 pm every day, it is busy all day long with young children under the age of 21
and thatis a concern. | am not disputing whether or not we can have cannabis, but | am concerned
about how close this is to the gymnastics center and how close it is to our homes. Maybe a different
location would be better. Itis a conflict of interest for us. J. Borkgren you also mentioned that children
should not be exposed to cannabis advertising. R. Heim yes, absolutely. The petitioner said there
would be subtle advertising. Things change. | am being cautious of that. | am sure that there are
going to be flyers and banners. M. Werden there are restrictions on what they can do. R. Heim the
petitioner is going to have to get people to come there and there are going to be advertisements and
social media posts. That is a given. My concern is that there will be too much of that. | am also
concerned about people walking around. | do not think there are going to be enough spaces. | am
not a parking expert, but when you look at 64 parking spaces in the entire lot, 30 of them are used for
Starbucks and another 10 for the eye doctor on the corner. The lot is going to be full and people are
going to park in the gymnastics center lot. That is next fo my fence and | live right there. | am not
happy with that. Thatis my concern. J. Kapadoukakis asked, how many people from the gymnastics
center park behind your house? R. Heim on Saturdays, the parking lot is full.

G. Koziol there is a concern about access behind the building, but it is common for a drive-through to
have 1 lane for the drive-through and 1 lane for a pass-through. You cannot control some form of
access behind the building and you could have the same problem anywhere in the Village, not just
this location. | do not consider that to be a problem. M. Werden if you are talking about congestion
around buildings, look at JC's and 120 Live. There is not a lot of room for deliveries and parking and
this location has more space than that.

B. Bucaro stated, | am not in favor of the requested expanded hours, especially being open until
midnight. | would prefer the hours that were requested in the original application. According to the
vy Hall website, their hours are Monday through Thursday 8 am to 9 pm, Friday and Saturday 8 am to
10 pm and Sunday 2 am to 8 pm. | do not see the need to be open until midnight. A. Scott there are
other dispensaries in the area that will have those hours. It is a matter of competition and keeping that
business in the Village and not losing customers that might go to one of the surrounding dispensaries.
That is the reason for that request. C. Deveaux can we add that as a condition2 K. Stone if you are
going to make a motion, you can add conditions to restrict the hours and that would go to the Village
Board for review. C. Deveaux it would be up to the board if they would allow expanded hours. K.
Stone yes, that is correct. J. Miaso it is a competitive market and you would need to adjust your hours
to be competitive. B. Bucaro | sfill have trouble buying that. If you customers wants to utilize your
facility and they know it closes at 11 pm, they will get there before 11 pm regardless of another
dispensary that is open until 12 am. A. Scott yes, you are right, for regular customers. What concern is
there about 11 pm? B. Bucaro the concern is traffic at that time. A. Scott our anticipation is that other
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dispensaries will also want to expand their hours and we want to give the petitioner the best
opportunity to succeed and that means an 11 pm closing hour on Friday and Saturday to develop a
customer base and keep the business in the Vilage. M. Werden that is a reasonable answer.

B. Bucaro made a motion to pass along a positive recommendation to the Village Board to approve
Case (#26-04) Good Behavior for a Special Use Permit for an adult-use cannabis dispensary at 1683 S
Route 59 subject to the conditions and findings of fact outlined in the staff report.

Motioned by: B. Bucaro
Seconded by: C. Deveaux

M. Werden closed the public hearing.
Roll Call
Ayes: J. Borkgren, M. Sarwas, C. Deveaux, G. Koziol, B. Bucaro, J. Miaso, , M. Werden

Nays: J. Kapadoukakis, A. McSwane

The motion carried.
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EXHIBIT D

Kim Jembrzycki

From: .

Sent: Thursday, August 6, 2026 2:11 PM

To: Planning Division

Subject: Case #26-042, the special-use permit requested for the Good Behavior adult-use

cannabis dispensary at 1683 S. Route 59.

Some people who received this message don't often get email from || Lc2rn why this is important

This e-mail originated outside of the Village of Bartlett. DO NOT click links or open
attachments unless you are expecting the email and know the content is safe. If you have any
doubt, contact the sender by phone to confirm.

Dear Chairman and Members of the Bartlett Planning and Zoning Commission,

| strongly urge the Commission to deny Case #26-042, the special-use permit requested for the Good
Behavior adult-use cannabis dispensary at 1683 S. Route 59.

The most important question before the Commission is not whether cannabis is legal. The question is: Is
an adult-use cannabis dispensary the correct business to place directly next to a children’s
gymnastics center and near a residential neighborhood?

The answer is clearly no.

Bartlett Gymnastics Center, located immediately next door at 1675 S. Route 59, serves preschoolers,
school-aged children, competitive athletes, and their families. Children should not be exposed to
cannabis advertising, customer activity, and increased dispensary traffic every time they attend a class
or competition.

This location raises serious concerns:

¢ Increased traffic during already-busy class drop-off and pickup periods

o Greater pedestrian risks for children crossing or walking through the parking area

« Parking conflicts between dispensary customers and gymnastics families

« Cannabis signs and branding directly beside a child-focused business

« Evening dispensary activity overlapping with children’s classes and open gym

« The possibility of illegal parking-lot consumption or impaired customers driving near families
« Additional enforcement and security concerns placed directly beside children

 Families becoming uncomfortable and leaving an established Bartlett youth business

e« Adamaging precedent for placing adult-oriented businesses beside youth facilities

o Potential negative effects on the desirability and perceived value of nearby homes

Homeowners invested in this community with the reasonable expectation that Bartlett would make
careful land-use decisions that protect families and residential neighborhoods. Even the perception that
this location is becoming less family-friendly could discourage future homebuyers and create legitimate
concerns about property values. Residents should not be forced to accept that risk simply to
accommodate one applicant when more appropriate locations may be available.

1



Tax revenue should never be the deciding factor when children, neighborhood character, traffic safety,

and homeowners’ investments are at stake. Once this special use is approved, the impact cannot easily
be reversed.

Bartlett can recognize that cannabis is legal while still concluding that this is the wrong business in the
wrong location. A dispensary does not belong directly beside a children’s gymnastics center or so close
to the families who live in the surrounding residential neighborhood.

Please protect our children, support the established gymnastics center, preserve our neighborhood, and
safeguard residents’ investments by recommending denial of Case #26-042.

Respectfully,

Robert Heim
Bartlett Resident
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Old Business/ New Business
K. Stone | anficipate that we will have a meeting next month.

M. Werden asked if there was a motion to adjourn.

Motioned by: J. Miaso
Seconded by: G. Koziol

Motion passed by unanimous voice vote.

The meeting was adjourned at 8:38 pm.
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