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STAFF REPORT 

 

DATE:  April 17, 2025 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2025-10 

Applicant:  Joliet Catholic Academy/Sisters of St. Francis of Mary 

    Immaculate (Joliet Franciscans) 

Status of Applicant: Property Owner and Future Developer 

Owner:  Sisters of St. Francis of Mary Immaculate 

  Location:   1201 Wyoming Avenue and 1200 N. Larkin Avenue 

Request:  A Special Use Permit to allow athletic fields incidental 

to a private high school, located at 1201 Wyoming 

Avenue and 1200 N. Larkin Avenue. 

 

 

Purpose 

The petitioner is requesting a special use permit to allow athletic fields that will be 

incidental to an existing private high school, Joliet Catholic Academy (JCA). The site 

currently contains several athletic fields that are incidental to the high school’s use. The 

school intends to acquire the adjacent property to the east at 1201 Wyoming Avenue for 

expansion of its athletic fields complex. This property was formerly used as the Our Lady 

of Angels Retirement Home. The proposed athletic fields complex will contain new or 

renovated fields on the existing JCA property, which contains R-2 (Single-Family 

Residential) zoning, and the soon to be acquired property to the east, which contains R-

4 (Low Density Multi-Family Residential) and R-B (Restricted Business) zoning. All three 

zoning districts allow private high schools, including athletic fields incidental to the high 

school use, provided such uses are not less than 40 feet from any other lot in a residential 

district. If, upon final engineering of the proposed athletic fields, it is discovered that new 

athletic fields encroach upon the 40 feet limit, the petitioner will be required to obtain a 

variation seeking relief from the required setback distance. The subject special use permit 

only requires approval from the City’s Zoning Board of Appeals. City Council approval is 

not required.  

 

Site Specific Information 

The subject site, including both the existing JCA property and the former Our Lady of 

Angels Retirement Home property, is approximately 45 acres. The site contains 

approximately .35 miles of frontage along Ingalls Avenue, just east of Larkin Avenue. 

Within the existing JCA property there are two baseball fields, one softball field, a field for 

track and field, and six tennis courts. The petitioner plans to break the project out into 
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three separate phases. Phase 1 would include installation of a new multi-purpose athletic 

field which would be located approximately 269 feet west of Wyoming Avenue and 

approximately 40 feet north of Ingalls Avenue. Phase 2 would include construction of the 

home and visitor’s side bleachers for the new multi-purpose athletic field, renovations to 

the existing softball field, construction of eight new tennis courts, and construction of four 

pickleball courts. Phase 2 would also include the addition of 350 parking spaces. There 

are currently 481 parking spaces on the JCA property. The petitioner will be required to 

furnish a parking and traffic plan for major events, such as home football games, prior to 

issuance of a building permit for Phase 1 of the project. Phase 3 would include 

renovations to the varsity baseball field and construction of a new 8-lane track and 

synthetic turf field.  

 

Surrounding Zoning, Land Use and Character 

The zoning and land use for the adjacent properties are as follows: 

 

• North:  B-3 (General Business) and R-4 (Low Density Multi-Family Residential), 

commercial and multi-family residential 

• South: R-2 (Single-Family Residential), single-family residential 

• East:  R-2 (Single-Family Residential), single-family residential 

• West:  B-1 (Neighborhood Business), commercial 

 

Applicable Regulations 

• Section 47-5.2 (A)(2) Special Uses – Criteria for private high schools 

• Section 47-5.2 (C)  Criteria for issuance of a Special Use Permit 

(refer to attachment) 

         

Discussion 

The petitioner is requesting approval of a special use permit to allow athletic fields 

incidental to a private high school, located at 1201 Wyoming Avenue and 1200 N. Larkin 

Avenue. The project would renovate several existing fields, while also making substantial 

improvements to the Our Lady of Angels property for construction of a new football field 

and eight new tennis courts. The petitioner believes the multi-purpose athletic field will 

have a capacity between 6,000 and 7,000 people, with 5,500 seats. While the petitioner 

is proposing a generous amount of on-site parking to accommodate capacity crowds at 

the football stadium, staff approval of a more detailed parking and traffic plan will be 

required prior to issuance of a building permit for construction of the football field.  

 

The petitioner  held an open house in October of 2024 to discuss the proposed athletic 

fields  complex  with area  residents . Several  residents  attended  the meeting , most  of 

which supported the project. A few residents expressed concerns over the potential for 

increased traffic, noise, and crime. The petitioner stated that the establishment, 
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maintenance, and operation of the new expanded athletic facilities will contribute to the 

health and wellness of current JCA students, prospective students, and youth throughout 

the Joliet area. It will also help to ensure the long-term viability of Joliet Catholic Academy 

in the City of Joliet.  

 

Section 47-5.2(C) of the City’s Zoning Ordinance lists the criteria that is required to be 

met by the petitioner with clear and convincing evidence before a special use permit is 

issued. Provided that the petitioner furnishes an acceptable parking and traffic plan, staff 

does not believe the proposed use will be detrimental to the public health, safety, morals, 

comfort, or general welfare of the surrounding area. The site currently hosts a range of 

athletic fields and events with little to no effect on the surrounding area. While staff 

recognizes that larger crowds will likely attend games at the proposed multi-purpose 

athletic field (football stadium) in Phase 1 of the project, it is not uncommon to see high 

school football fields occupy land in or adjacent to residential neighborhoods elsewhere 

in the region. With effective policing and traffic control planning, staff does not believe the 

proposed on-campus stadium will be injurious to the use of other property in the 

immediate vicinity nor will impede the normal and orderly development of surrounding 

property. The petitioner is working with the City’s Public Works Department to ensure that 

improvements result in the provision of adequate storm water detention on the subject 

property. The petitioner may have to apply for additional setback variations if final 

engineering reveals that future athletic fields will be within 40 feet of adjacent residentially 

zoned properties.  

 

Conditions  

If the Zoning Board desires to approve the Special Use Permit to allow athletic fields 

incidental to a private high school, located at 1201 Wyoming Avenue and 1200 N. 

Larkin Avenue, staff recommends the following conditions be included: 

 

1. That City staff shall approve a parking and traffic plan for the proposed multi-

purpose stadium (football stadium) prior to the issuance of a building permit.  

 

2. If the project’s final engineering reveals that the proposed athletic fields encroach 

upon the required 40-foot setback distance from the adjacent residentially zoned 

properties, the petitioner or property owner shall apply for any necessary variations 

to seek relief from the City’s Zoning Ordinance. Granting of variations from the 

City’s Zoning Board of Appeals is not guaranteed.   

 

3. 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 the Special Use Permit approval 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 
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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; 

 

4. Should the property be declared a public nuisance, it shall be subject to a 

rehearing and a possible revocation of the Special Use Permit. 
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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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