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PAGE 1 Studio 420 (106 W. Main St.) 

Application Number(s) SUP 24-01 (Special Use Permit) 

Application Name: Revocation of SUP 24-01 

Applicant Name: City of Collinsville 
125 South Center Street 
Collinsville, IL 62234 

Property Owner Name(s): Zach Yinger 
1104 East Broadway 
Alton, Illinois, 62002 

Applicant’s Request: A request to revoke Special Use Permit 24-01 in accordance with 
Section 17.100.080.D 

Site Address: 106 W. Main St. 

Parcel ID Number(s) 13-2-21-33-08-204-016  

Existing Zoning District(s): ‘UCD’ Uptown Collinsville District 

Total Site Area: 0.133 acres (5,663 sq. ft)  

Commission Meeting Date: May 14, 2026 

Case Manager: Travis Taylor, AICP, Community Development Director 

RECOMMENDATION: SPECIAL USE PERMIT REVOCATION 

The Orchards  
Commercial Park 
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SITE HISTORY 

The current property owner purchased both the State Bank Building and 106 W. Main St. at auction in 
early 2024. While the State Bank remains vacant, the owner obtained approval for a Special Use 
Permit (SUP 24-01) in 2024 for the operation of Studio 420 (Attachments A and B). Studio 420 
required a Special Use Permit as the proposed business of a “smoke shop” was classified as a 
“Tobacco, Electronic Cigarette, and Other Smoking Supplies Retailer” (NAICS 459991). At the time of 
application, this use was permitted only via Special Use Permit in the Uptown Collinsville District.  
 
Studio 420 operated out of 106 West Main Street from 2024 until its recent closure in April of 2026 as 
required via a Deferred Prosecution agreement entered into as a result of charges related to the 
possession and intent to distribute nitrous oxide, brought forward by the State of Illinois.  

REQUEST AND ANALYSIS.  

Initiated by the Community Development Director, the City of Collinsville is seeking revocation of the 
Special Use Permit held by Mr. Zach Yinger, owner of Studio 420 as deemed eligible for revocation per 
Section 17.100.080.D of the Collinsville Municipal Code (cited below). Under this section, the City of 
Collinsville has the authority to revoke any issued Special Use Permit for any of the reasons noted.  
 
Section 17.100—Special Use Permits 
Section 17.100.080—Transferability, lapse, expiration and revocation 

D. Revocation. Any special use permit granted under authority of this section is subject to 
revocation for any or all of the following reasons: 
1. Noncompliance with any applicable requirement as set forth in this section 
2. Noncompliance with any special conditions imposed at the time of approval or renewal 

of the special use permit 
3. Violation of any provisions of the Code f Ordinances pertaining to the use of the land, 

construction or uses of buildings or structures or activities conducted on the premises 
by the permit holder, agents of the permit holder, or tenants 

4. Violation of any other applicable provisions of the Code of Ordinances or any state or 
federal law or regulation by the permit holder, agents of the permit holder, or 
tenants, provided that such violations relate to the conduct or activity authorized by 
the special use permit or the qualifications of such persons to engage in the 
permitted use 

5. Attempted transfer of a permit in violation of this section 
6. Revocation is necessary to preserve the public health, safety, and welfare.  

 
In this report, staff proposes revocation of Special Use Permit 24-01 per reasons #4 and #6, both 
relating to the violation of an Illinois law or regulation which poses risks to public health, safety, and 
welfare. Absent revocation of the Special Use Permit, the permit holder would be permitted to 
transfer the Special Use Permit to another entity, permitting said entity to operate a similar business 
out of the same location. This right would be available to the permit holder for 12 months, after 
which the permit would be deemed abandoned and expire upon a public hearing held by the Planning 
Commission.  
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REQUEST AND ANALYSIS (CONTINUED) 

Per Section 17.100.080.E (cited below), staff initiated revocation of the Special Use Permit by sending 
via first class mail and certified mail notice to the applicant on April 15, 2026, (Attachment C) and 
caused for publication a notice of the public hearing in the Troy Times Tribune on Thursday, April 23, 
2026, (Attachment D) and posted notice of the public hearing on the property the morning of April 29, 
2026 (Attachment E). All completed at least 15 days prior to the May 14, 2026, hearing in compliance 
with Section 17.100.080.E.3.  
 
Section 17.100—Special Use Permits 
Section 17.100.080—Transferability, lapse, expiration and revocation 

E. Procedure for revocation.  
1. Revocation proceedings may be initiated by the Community Development Director, the 

Planning Commission or the City Council 
2. Unless the permit holder and the landowner agree in writing that the permit may be 

revoked, the Planning Commission shall hold a public hearing to consider and 
recommend the revocation of the special use permit to the City Council. 

3. The City shall give the permit holder and landowner notice of the scheduled revocation 
hearing at least fifteen (15) days prior to the date scheduled for such hearing by 
certified mail, return receipt requested. If such notice cannot be delivered or is not 
accepted, notice may be given by publishing a notice of hearing in a newspaper of 
general circulation in the City or by posting a notice of hearing on the property at least 
fifteen (15) days prior to the date scheduled for the hearing 

4. The public hearing shall be conducted in accordance with the rules of procedure 
established by the City Council. At the conclusions of the public hearing the Planning 
Commission shall forward a recommendation to the City Council to either affirm or 
deny revocation of the special use permit. The City Council shall take final action 
regarding the revocation of the special use permit within thirty (30) days of the 
recommendation of the Planning Commission 

5. No special use permit shall be revoked unless a majority of the City Council is satisfied 
by a preponderance of the evidence that grounds for revocation exist. Any motion for 
the revocation of a special use permit shall clearly state the grounds for revocation.  

 
Per the Section above, the City of Collinsville Planning Commission shall consider evidence brought 
forward during a public hearing and make a recommendation regarding the revocation of the Special 
Use Permit to the City Council.  
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REQUEST AND ANALYSIS (CONTINUED) 

Staff is seeking revocation of the Special Use Permit, as a result of violations of Illinois law which 
poses risks to public health, safety, and welfare. Staff believes this is the appropriate action due to 
investigations conducted by local law enforcement and resulting charges issued by the State of 
Illinois, summarized below and detailed within the “Evidence Package” Exhibits included with this 
report. 
 
On August 18, 2025, the Metropolitan Enforcement Group of Southwestern Illinois (MEGSI) 
completed an investigation which resulted in the purchase, from 106 West Main/Studio 420, of one 
box of Nitro Whip Cream Chargers and one “cracker,” a device utilized for the purposes of extracting 
Nitrous oxide from containers to allow the user to inhale the gas to get high. Over the course of the 
investigation, MEGSI also seized additional nitrous oxide containers and crackers at the subject 
property. This investigation resulted in charges relating to violations of 720 ILCS 5/24.5-5, the 
unlawful possession of nitrous oxide with the intent to get high, and ILCS 5/24.5-10, a class 3 felony 
related to the intent to deliver nitrous oxide for the purposes of getting high. Following the 
investigation, the State of Illinois charged the permit holder Zachariah F. Yinger with “unlawful 
possession of nitrous oxide with intent to deliver.” 
 
In February 2026, Mr. Yinger and the State of Illinois entered into an agreement of deferred 
prosecution staying proceedings of Mr. Yinger’s charges for a period of 24 months (February 18, 
2028), with multiple terms and conditions, including the cessation of sales of any nitrous oxide 
products at any of his establishments in Madison County, and closure and cessation of all operations 
at Studio 420 within 90 days of the agreement. As of the date of this report, Studio 420 has closed 
and is no longer operating in the City of Collinsville. Should Mr. Yinger comply with the provisions of 
the agreement, the agreement states that the charges will be amended to the offense of “reckless  
conduct” (720 ILCS 5/12-5) and a conviction shall be entered with no additional sentence.  
 
It is staff’s opinion that the work of the MEGSI unit, State charges, and the resulting agreement 
negotiated in conjunction with Mr. Yinger and his legal representation provide substantial evidence 
that Studio 420 has violated an Illinois law which poses risks to public health, safety, and welfare. 
Further, that law directly relates to the operations of Studio 420 as authorized by the City of 
Collinsville’s Special Use Permit (24-01), making the Special Use Permit eligible for revocation by the 
City of Collinsville as per Section 17.100.080.D (reasons 4 and 6). 

RECOMMENDATION 

Staff recommends the City of Collinsville Planning Commission conduct a public hearing in accordance 
with Section 17.100.080.E of the Collinsville Municipal Code. 
 
Staff further recommends the Planning Commission make a recommendation to revoke Special Use 
Permit 24-01 to the City Council, citing the evidence contained within this report that the Special Use 
Permit is eligible for revocation per Section 17.100.080.D, Reasons #4 and #6.  
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ATTACHMENTS 
 
Attachment A: Special Use Permit Application 
Attachment B: Special Use Permit Approval Letter 
Attachment C: Proof of Notice (mail) 
Attachment D: Proof of Notice (Publication) 
Attachment E: Proof of Notice (Posting) 
 

EVIDENCE PACKAGE 
 
Exhibit 1: Prosecution Agreement and Order 
Exhibit 2: Investigation Reports 
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ATTACHMENT A:   SPECIAL USE PERMIT APPLICATION 
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ATTACHMENT A:   SPECIAL USE PERMIT APPLICATION (NARRATIVE) 
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ATTACHMENT B:   SPECIAL USE PERMIT APPROVAL LETTER 
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ATTACHMENT C:   PROOF OF NOTICE (MAIL) 



REPORT TO PLANNING COMMISSION 

CITY OF COLLINSVILLE 

PAGE 10 Revoke Special Use (SUP 24-01) 

ATTACHMENT C:   PROOF OF NOTICE (MAIL) 
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ATTACHMENT C:   PROOF OF NOTICE (MAIL) 
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ATTACHMENT C:   PROOF OF NOTICE (MAIL) 
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ATTACHMENT D:   PROOF OF NOTICE (PUBLICATION) 



REPORT TO PLANNING COMMISSION 

CITY OF COLLINSVILLE 

PAGE 14 Revoke Special Use (SUP 24-01) 

ATTACHMENT E:   PROOF OF NOTICE (POSTING) 
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ATTACHMENT E:   PROOF OF NOTICE (POSTING) 
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ATTACHMENT E:   PROOF OF NOTICE (POSTING) 
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EXHIBIT 1:   DEFERRED PROSECUTION AGREEMENT AND ORDER 
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EXHIBIT 1:   DEFERRED PROSECUTION AGREEMENT AND ORDER 
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EXHIBIT 1:   DEFERRED PROSECUTION AGREEMENT AND ORDER 
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EXHIBIT 1:   DEFERRED PROSECUTION AGREEMENT AND ORDER 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 



REPORT TO PLANNING COMMISSION 

CITY OF COLLINSVILLE 

PAGE 24 Revoke Special Use (SUP 24-01) 

EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 



REPORT TO PLANNING COMMISSION 
CITY OF COLLINSVILLE 

PAGE 27 Studio 420 (106 W. Main St.) 

EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 
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EXHIBIT 2:   INVESTIGATION REPORTS 


