
STAFF REPORT 
 
DATE:  November 12, 2024 
TO: Zoning Board of Appeals 
FROM:  Planning Staff 
RE: Petition Number:       2024-55 

Applicant: John Bays 
Owner: 311 Ottawa Building LLC 
Location:  311 N. Ottawa Street  
Request:  A series of Variations to allow signs that exceed the 

maximum permitted height and to allow an increase 
in total sign area for the property 
(COUNCIL DISTRICT #5) 

__________________________________________________________________ 
 

Purpose 
The petitioner requests Variations on signage in order to erect two large signs at 311 N. 
Ottawa Street.  The Zoning Board of Appeals makes the final decision for these variance 
requests, which include:  

• A Variance to increase maximum sign height from 20 feet to 115 feet 
• A Variance to increase the total sign area for the property from 50 square feet to 

396 square feet 
 
Site Specific Information 
The subject property is the former John C. Murphy Building, which the Joliet Housing 
Authority built in 1965. The Joliet Housing Authority sold the 13-story apartment building 
in July 2024 to John Bays. The property is approximately 1.5 acres in size and includes 
two parking lots and open space. The building has frontage on four streets: Ottawa, 
Benton, Joliet and Crowley. The subject property is zoned B-2 (Central Business) District.  
 
Surrounding Zoning, Land Use and Character 
The property is located in a lower-density area of downtown Joliet and in close proximity 
to the Des Plaines River. The property is at the northern end of the Central Business 
Zoning District (B-2), which surrounds the property on all four sides. This transitional area 
of the downtown includes some office, commercial, and religious uses that are 
surrounded by large surface lots as well as a few low-density residential uses.  
 
Applicable Regulations 

• 47-17.21:  Signs 
• 47-17.21(3)(bb): Criteria for Granting a Sign Variation (refer to attachment) 

 
 



 
 
Discussion: 
John Bays recently acquired the former Housing Authority owned property and is in the 
process of renovating the 139 unit building into market-rate apartments. He seeks to 
rebrand the property by erecting two identically sized illuminated signs at the top of the 
13-story building. One sign will face west and the other will face east. These wall 
elevations are void of any windows or architectural relief. Each illuminated sign is 198 
square feet in size and is approximately 39’ wide and 5’ long. At this time, there are no 
plans for ground signs or other additional signage at the property. Therefore, the total 
sign area for the property would be 396 square feet. Regarding sign height, the base of 
the sign would start at a height of 109.9’ and will rise to a final height of 115’ off the ground. 
The City limits sign placement to 20’ in height and total sign area to 50 square feet in the 
B-2 (Central Business) Zoning District for single tenant properties. Therefore, the 
petitioner requests approval of these variances in order to erect these two wall signs.  
 
Conditions 
None 



ZONING BOARD OF APPEALS  

CRITERIA FOR SIGN VARIATIONS 
 
Section 47-17.21(3)(bb) of the Zoning Ordinance states: 
  
Any sign which is not specifically permitted in any zoning district shall require the granting of a 
variation, obtained from the Zoning Board of Appeals. This includes signs that have flashing or 
pulsating illumination, animation, rotation, or overall dimensions which exceed the maximum 
dimensions permitted in any district.  
 
Variation Criteria: A variation may be granted by the Zoning Board of Appeals based on all of 
the following criteria:  
 
 Does the evidence 

presented sustain 
this criteria? 

 
Comments 

 
(a) That strict enforcement of the ordinance 
would cause undue hardship to the property 
owner due to circumstances unique to the 
individual property in question.  
 

  

 
(b) That the proposed use would not be 
detrimental to the use, orderly development 
and enjoyment of other property in the 
immediate vicinity for the purposes permitted 
under the zoning ordinance, nor substantially 
diminish the property value within the 
neighborhood.  
 

  

 
(c) That ownership or lease of the property in 
question can be demonstrated.  
 

  

 
(d) That approval of the variation would not be 
contrary to the objective of improving the 
overall appearance of the City.  
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