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TO:  City of Peoria Planning & Zoning Commission 
FROM:  Development Review Board (prepared by Kerilyn Weick) 

DATE: December 5, 2019 
CASE NO: PZ 19-33 
REQUEST: Hold a Public Hearing and forward a recommendation to City Council on the request of Mark D. 

Walton, on behalf of Ron DiGiacomo of Trinity M.M.J., LLC to obtain a Special Use in a Class C-2 
(Large Scale Commercial) District for Adult Use Cannabis Dispensary for the property located at 
3125 N University Street (Parcel Identification No. 14-29-376-021), Peoria IL (Council District 2). 

 

SUMMARY OF PROPOSAL & REQUESTED WAIVERS 
The petitioner is requesting to obtain a Special Use for an adult use cannabis dispensary at an existing medical 
cannabis dispensary as described below: 
 

Development 
Item Applicant Proposal Applicant Waiver Request 

& Justification DRB Comment 

Parking  

Shared parking lot.  Add two 
accessible parking spaces which 
results in 81 parking spaces, 4 of 
which are accessible. 

Four accessible parking 
spaces are required 

Signs for the two existing 
accessible parking spaces 
must be replaced.  

Mechanical, 
Utility Screening 

No changes to existing 
screening. 

None None 

Landscaping 
Will provide an Alternative 
Compliance Landscaping Plan to 
add plant material in front yard. 

None. Submit alternative 
compliance landscaping 
plan. 

Buffers & 
Screening 

Add or extend existing dumpster 
enclosure for additional 
screening. 

None. All dumpsters visible from 
the public right-of-way must 
be screened from view by 
6-7 foot tall enclosure.   

Signs No change to existing 
freestanding sign and wall signs. 

None None 

Exterior Lighting 
No change to existing exterior 
lighting per submitted 
photometric plan. 

None None 

Setbacks, Yards, 
Build To 

No change to existing yards. None None 

Height No change to existing building 
height. 

None None 

Access & 
Circulation 

No change to existing 
ingress/egress from University 
St. and Forest Hill Ave. 
Estimated traffic generation is 
similar to specialty retail store or 
pharmacy. 

None None 

 
BACKGROUND 
 

PLANNING & ZONING 
COMMISSION 
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Property Characteristics 
The subject property is 1.54 acres with a 16,160 sq. ft. commercial building.  The commercial building 
currently has 7 tenants.  The subject use would operate from a 2,961 sq. ft. leased space.  The property is 
zoned Class C-2 (Large Scale Commercial) district.  It is surrounded by class C-2 (Large Scale Commercial) 
to the north and west and class C-1 (General Commercial) to the south and east.   

 
History 
In September 2015, FSBA Missouri Inc. was issued zoning certificate 14-273 for a pharmacy/medical 
cannabis dispensary at the subject tenant space.  At the time of the zoning certificate, such use was 
permitted by right in the C-2 (Large Scale Commercial) district.   
 

Date Zoning 
1931 - 1958 Not in the City 
1958 - 1963 Not in the City 
1963 - 1990 C2 (Neighborhood-Commercial) 
1990 - Present C2 (Large Scale Commercial) 

 
DEVELOPMENT REVIEW BOARD ANALYSIS 
 
The DRB examines each application against the appropriate standards found in the Code of the City of 
Peoria and/or in case law. 
 

Standard 
Standard Met 

per DRB 
Review 

DRB Condition Request & Justification 

No detriment to public health, safety, 
or general welfare 

Yes None 

No injury to other property or diminish 
property values 

Yes None 

No impediment to orderly 
development 

Yes None 

Provides adequate facilities Yes None 
Ingress/Egress measures designed to 
minimize traffic congestion 

Yes None 

If a public use/service, then public 
benefit 

NA NA 

Conforms to all district regulations 

No Update accessible parking signs.  Submit 
alternative compliance landscaping plan.  All 
dumpsters must be screened from view of public 
right-of-way. 

Comprehensive Plan Critical Success 
Factors 

Grow Employers 
and Jobs 

N/A 

City Council Strategic Plan Goals Grow Business N/A 
 
DEVELOPMENT REVIEW BOARD RECOMMENDATION 
 
The Development Review Board recommends approval of the request with the following waivers and 
conditions: 

1. Replace R7-8 sign for each of the two existing accessible parking spaces. 
2. Provide an Alternative Compliance Landscaping Plan that meets standards pursuant to City Code, Appendix 

A, Section 8.2 Landscaping and Screening.   
3. Any unscreened refuse dumpsters must be screened pursuant to City Code Chapter 13, Section 40.b. 
 



Page 3 of 3 

 
NOTE:  If a City Code Requirement is not listed as a waiver, then it is a required component of the development.  
The applicant is responsible for meetings all applicable code requirements through all phases of the development. 
 
ATTACHMENTS 

1. Surrounding Zoning  
2. Aerial Photo  
3. Site Plan 
4. Landscaping Plan 
5. Photometric Plan 
6. Existing Building Elevations 
7. Trip Generation Estimate 
8. Statements 
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3125 NORTH UNIVERSITY AVENUE 

 

Looking East at West Side of Building 

 

 

Looking North at South and West Sides of Building 



 

Looking Southeast at West Side of Building 

 

 

Looking East along North Side of Building 



 

Looking South at North Side of Building 

 

 

Looking Southwest at East Side of Building 



 

Looking West at East Side of Building 

 

Looking Northwest at East Side of Building 

 



 

Looking Northeast at South Side of Building 

 

 

Looking North at South Side of Building 



Existing Leased Space:

Trinity Lease Area 2961 sf

Reference:

ITE Trip Generation Manual, 7th Edition

Using a Pharmacy

Trips Per 

1000 sf
Trips Per

Weekday 

(All Day)
90.06 267 Day

Weekday 

(PM Peak Hour of Adjacent Street Traffic)
8.42 25 Hour

Weekday 

(PM Peak Hour of Generator)
11.07 33 Hour

Saturday 

(Peak Hour of Generator)
10.68 32 Hour

Using a Specialty Retail Center

Weekday 

(All Day)
44.32 131 Day

Weekday 

(PM Peak Hour of Adjacent Street Traffic)
2.71 8 Hour

Weekday 

(PM Peak Hour of Generator)
5.02 15 Hour

Saturday 

(All Day)
42.04 124 Day

Notes:

Trinity anticipates between 125-175 customers daily beginning Jan 1, 2020

By: RJA 10/15/19

Hours of Operation: Tue-Fri 10AM-7PM, Sat 10AM-6PM, Sun 12PM-4PM

3125 N. University - Location Trip Generation



DEVELOPMENTAL IMPACT STATEMENT 
3125 North University, Suite B 

 
 

The proposed special use is not expected to have any significant impacts on the 
location or surrounding areas. The site, which is a retail unit in a commercial strip 
center, is presently used as a medical cannabis dispensary.  The size of the location will 
remain the same, with only limited interior remodeling taking place. 
 

 
PART A 

ECONOMIC STATEMENT 
 

The renovation of the improvements at 3125 North University is not expected to result in 
any increase in property taxes. However, recreational cannabis sales are expected to 
be in the range of $400,000 to $500,000 per month, which would generate between 
$12,000 and $15,000 in municipal cannabis tax revenue. The community is expected to 
benefit from the additional customer presence generated by the sales of recreational 
cannabis. The sale of recreational cannabis from this site is not expected to have any 
impact on surrounding property values. 

 
 

PART B 
ENVIRONMENTAL STATEMENT 

 
Introductory Statement: The addition of the adult recreational use sales from the 
existing medical cannabis dispensary currently occupied by the applicant at this location 
will involve remodeling of the interior of the retail space, but the interior remodeling will 
not result in an expansion of the floor space.  Accordingly, while the location is expected 
to see an increase in customer traffic, the environmental impact of the proposed special 
use will be negligible.  
 
1. Existing storm and sanitary sewers and their capacity.  The special use will 
place no additional demands on existing storm and sanitary sewers.  
 
2. Soils—type and classification for agricultural uses and structural stability.  
The property is not being used for, and is inappropriate for, agriculture.  The special use 
will not require any changes to the foundation of property’s improvements, and there are 
no concerns with respect to structural stability. 
 
3. Slope, proposed cut and fill.   There is no proposed cut or fill. 
 
4. Flood plain locations and impact of proposed development.  Inapplicable; 
the special use will not result in any additional impermeable surface or any additional 
water runoff. 
 



5. Protected water table recharge areas and developmental impacts. 
Inapplicable.  See response to item 4. 
 
6. Impacts on surrounding land use, [and] quality of life factors relating to 
physical, cultural, and aesthetic impacts the proposed development may have on 
surrounding existing land uses. The proposed special use is consistent with adjoining 
retail commercial development. There will be no physical or aesthetic impacts on the 
surrounding land uses. The cultural impact of the dispensary will be negligible, but 
applicant believes that the impact will be positive, as residents will be afforded 
additional retail options, and because a licensed dispensary can be expected to result in 
the reduction of illicit and unregulated cannabis trade in the community. 
 
7. Construction phases impacts, traffic on residential streets, erosion and 
inconvenience.  Any construction impact will be minimal, since construction will consist 
only of remodeling the interior of the existing commercial space. Please see the 
accompanying traffic study for the traffic impact, but due to the location, no increased 
traffic will be experienced on any residential streets. The special use will have no effect 
on erosion, nor should it create any inconvenience for City residents or neighboring 
businesses. 
 
 

PART C 
PUBLIC SERVICES STATEMENT 

 
1. Transportation systems network impact. The proposed special use is not 
expected to have any impact on transportation systems. 
 
2. Police/Fire protection impacts. The proposed special use is not expected to 
have any impact on police or fire protection services. 
 
3. General Services Impacts. The proposed special use is not expected to have 
any impact on general services. 
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