
STAFF REPORT 
 
DATE:  March 7, 2023 

TO: Zoning Board of Appeals 

FROM:  Planning Staff 

RE: Petition Number:       2023-14 

Applicant / Owner: One Industry Holdings, LLC 

Location:  1 Industry Avenue  

Request:  A Special Use Permit to allow a salvage yard with the 
purpose of shredding recyclable materials including 
but not limited to automobiles 

 

Purpose 

The applicant is requesting a Special Use Permit to allow a salvage yard with the purpose 
of shredding recyclable materials including but not limited to automobiles at 1 Industry 
Avenue. The property is currently not in the City limits. The applicant also seeking a 
recommendation of approval from the Plan Commission at their March 16, 2023 meeting 
to annex this property and classify it to I-2 (General Industrial) zoning district. The City 
Council makes the final decision on this Special Use Permit request as well as its 
companion annexation request.  
 
Site Specific Information 

This 28.97 acre property has long been associated with Joliet’s industrial history. It was 
home to the Phoenix Horseshoe Company from the 1860s to the 1950s as well as to the 
manufacturing of other steel products for various industries through 2013. BL Duke, a 
scrap metal recycling company that serves both industrial and general public customers, 
has been operating an industrial salvage yard at this location since 2015. The property is 
owned by One Industry Holdings LLC, and BL Duke is the tenant. BL Duke leases the 
adjacent 26.5-acre property to the east, along the Des Plaines River, from the 
Metropolitan Water Reclamation District of Greater Chicago for its barge access. This 
26.5-acre property is not part of this special use permit nor annexation request due to 
complexities with the existing MWRD lease. A Canadian National rail spur, which is 
leased by Watco (a third-party logistics provider), bisects the two properties that are part 
of BL Duke’s Joliet salvage yard operations. BL Duke currently utilizes trucks, rail and 
barge to move its materials. 
 
 



 
 

Surrounding Zoning, Land Use and Character 

• North:  Unincorporated Will County I-2 zoning; industrial 
• South: I-2 (General Industrial) zoning; industrial 
• East: Unincorporated Will County I-3 zoning; industrial 
• West: B-3 (General Business) and R-2 (Single-family Residential; vacant land 

 
Applicable Regulations 

• Section 47-14.2A   Special Uses – All Industrial Districts  
• Section 47-5.2(C)  Special Use Permit Criteria 

 
Discussion 

BL Duke currently has equipment to bale, sheer and torch ferrous materials as well as 
bale and process non-ferrous materials at their Joliet facility.  The company ships these 
materials to mills, foundries and markets both domestically and abroad via truck, class 1 
rail, and barge. One Industry Holdings desires to annex into the City of Joliet and have its 
property classified to I-2 (General Industrial) zoning district so that BL Duke can add the 
shredding of recyclable materials to its existing industrial recycling operations at its 
existing salvage yard. The shredding of recyclable materials will include but not be limited 
to automobiles. The City of Joliet Zoning Ordinance requires a Special Use Permit for a 
salvage yard. BL Duke anticipates that the proposed shredding operations will work in 
tandem with the battery reclamation operations that is being proposed for the 
redevelopment of the former U.S. Steel property at 927 Collins Street into an eco-park 
campus. The company intends to more heavily utilize the existing barge and rail 
infrastructure should the industrial shredder operations be approved. BL Duke recently 
completed a new barge terminal at their Chicago facility so that they can barge more 
materials to and from Joliet as opposed to utilizing trucks. In addition, the company 
recently rebuilt a rail line on the property at 1 Industry Avenue to haul more materials by 
rail.   
 
The 28.97 acre complex includes a multitude of long, tall metal clad industrial buildings 
as well as a few stone and concrete block buildings. There is a 1.5 story stone office 
building. The concept plan for the expansion at this complex is included with the staff 
report packet. Currently, BL Duke anticipates that the industrial shredder will be located 
on the north side of the property. The company may construct one or more structures to 
accommodate the proposed shredder in accordance with the permitting process through 
the Illinois Environmental Protection Agency and adherence to state regulations. The 
location of the proposed shredder is approximately 1,500 feet and over ¼ mile from the 
nearest residential property in Joliet and Crest Hill. There is an approximate 40’ drop in 
elevation from Broadway Street to the primary area of existing and proposed industrial 



 
 

activity at this property as well as an existing tree line along Broadway Street to help with 
visual screening and sound buffering. Most of the land along the subject property’s 
western border is owned by the City of Joliet and is intended for the future extension of 
the Broadway Street Greenway.  
 
The petitioner has submitted a draft annexation agreement, which is being reviewed by 
City staff.  The existing office building, which is near Industry Avenue, already has City 
sewer service but not water service. The City intends to replace the water main along 
Industry Avenue in 2025 after which water connection to the office building can be 
completed. Additional improvements and future impact fees will be further detailed in the 
annexation agreement if applicable.  
 
Conditions 

If the Zoning Board desires to recommend approval of this Special Use Permit request, 
the following conditions would be included: 
 
1. That the Special Use granted shall herein terminate and lapse unless a building 

permit or certificate of occupancy is obtained not later than 180 days of the effective 
date of this ordinance and the erection or alteration of a building is started or the use 
is commenced within such period.  The Board may grant an extension of this period, 
valid for no more than one hundred and eighty (180) additional days, upon written 
application and good cause shown without notice or hearing.  Whether or not there 
is an intention to abandon the Special Use, if any special use is discontinued for a 
continuous period of one year, or if an intent to abandon the Special Use is evident 
in a shorter period of time, the Special Use for such use shall become void, and 
such use shall not thereafter be reestablished unless a new Special Use Permit is 
obtained; and 

2. Should the property be declared a public nuisance, it shall be subject to a rehearing 
and a possible revocation of the Special Use Permit. 



ZONING BOARD OF APPEALS  

CRITERIA FOR SPECIAL USES 
Section 47-5.2 (C) of the Zoning Ordinance states: 
  
A special use permit shall not be granted unless the applicant establishes by clear and convincing 
evidence:  
 
 

Does the evidence 
presented sustain this 

criteria? 

 
Comments 

(1) That the establishment, 
maintenance or operation of the 
special use will not be 
detrimental to or endanger the 
public health, safety, morals, 
comfort, or general welfare; and  

  

(2) 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 and impair 
property values within the 
neighborhood; and 

  

(3) That the establishment of the 
special use will not impede the 
normal and orderly development 
and improvement of surrounding 
property for uses permitted in the 
district; and  

  

(4) That adequate utilities, 
access roads, drainage, and/or 
other necessary facilities have 
been or will be provided; and 

  

(5) That adequate measures 
have been or will be taken to 
provide ingress and egress so 
designed as to minimize traffic 
congestion in the public streets; 
and 

  

(6) That the special use shall in 
all other respects conform to the 
applicable land use regulations 
of the district in which it is 
located and shall not be in 
violation of any other applicable 
law, ordinance or regulation; and 

  

(7) At least one (1) year has 
elapsed since any denial of any 
prior application for a special 
use permit that would have 
authorized substantially the 
same as all or part of the sites, 
unless conditions in the area 
have substantially changed. 
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Figure 1: Intersection of Broadway Street and Industry Avenue, view facing east down toward subject 
property 

 
 

Figure 2: Gate 2 into the site along Industry Avenue. View facing northeast  

 
 



 
 

Figure 3: Main office building at the property and industrial buildings to the rear. View facing north, 
into the property.  
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