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STAFF REPORT 
 
DATE:  July 20, 2026 
TO:         Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE:           Petition Number:   2026-38 

Applicant / Owner: Felipe Carrillo / Classic Investments LLC 
  Location:   10250 Chicago (COUNCIL DISTRICT #3) 

Request:  2026-38: A Variation to reduce the required front yard 
setback to allow construction of an accessory 
agricultural structure.  

 

 
Purpose 
The applicant is requesting a Variation to reduce the required front yard setback from 30’ 
to 23’ to allow construction an accessory agricultural structure in an R1-B (Single-Family 
Residential) District. The Zoning Board of Appeals makes the final decision on this 
variation request.  
 
Site Specific Information 
The subject property is an agricultural parcel on the far west side of the city. It is zoned 
R1-B, and the surrounding area is farmland. A large portion of this area of Joliet was 
annexed in 2008 (Ord. 16294) and primarily given a zoning designation of R1-B. From 
aerial imagery, the property has always been used for agricultural purposes, and the 
property in question has always contained structures tied to the agricultural use of the 
property.    
 
Surrounding Zoning, Land Use and Character 
All nearby properties are zoned R-1B (Single-Family Residential). All surrounding 
properties are agricultural in use.  
 
Applicable Regulations 

• Section 47-16 Schedule of Yard and Lot Requirements  
• Section 47-19.8 Criteria for Variations  

     
Discussion 
The petitioner has submitted a variation petition to reduce the required front yard setback 
in an R-1B zoning district from 30’ to 23.’ The proposed structure will be placed in the 
same location as the previous barn that was on the property. The new structure will be 
used for agricultural equipment storage and supplies. The petitioner desires to build the 
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new structure in the same location to reduce buildings costs, keep access close to 
Chicago Road, and preserve the current site layout for operations.  
 
Recommended Action 
Staff recommends approval of the Variation request. Surrounding properties are all 
agricultural use, even if zoned R-1B (Single-Family Residential), and the property in 
question is far from any residential developments. The approval of the Variation would 
not alter the character of the area, nor would it take away from the enjoyment of other 
nearby properties by their owners.  
   
Conditions  

1. That a building permit shall be applied for and approved prior to any construction 
commencing.  
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1. How do the applicable zoning regulations prevent the property from yielding a reasonable 
return? 
 
Strict application of the 30-foot front-yard setback would prevent the owner from 
repairing/reconstructing and using the existing agricultural storage structure in its practical 
existing location. The property is currently used for agricultural purposes, and the structure is 
necessary for storage of the farmer tenant’s agricultural equipment and supplies. Without the 
requested variation, the property cannot reasonably continue to support its existing agricultural 
use in the same manner because the tenant would lose needed on-site storage for equipment 
and supplies. The requested relief is limited to the setback/location of the structure and does not 
introduce a residential, retail, industrial, or public commercial use. 
 
2. What unique circumstances exist which mandate a variance? 
 
The property has an existing agricultural use and an existing agricultural storage 
structure/location that does not fit neatly within the residential accessory-structure setback rules 
applied to the R-1B district. The hardship is created by the existing location of the structure in 
relation to the Chicago Road frontage and the required 30-foot setback, not by a request to 
intensify the use of the property. The structure is intended only to repair/reconstruct agricultural 
storage in-kind for the farmer tenant’s equipment and supplies. No expansion of use, residential 
occupancy, retail sales, animal housing, plumbing, mechanical systems, or public customer 
traffic is proposed. Relocating the structure farther back on the property would be impractical 
because of the existing site layout, agricultural operations, access needs, and the cost and 
disruption of moving/rebuilding the structure in a different location. 
 
 
3. What impact would granting the variance have on the essential character of the general 
area? 
 
Granting the variation would not alter the essential character of the area because the property is 
already used agriculturally and the structure will remain limited to agricultural storage. The 
request does not add residential units, retail sales, public commercial activity, exterior lighting, 
plumbing, mechanical equipment, or customer traffic. The positive impact is that the structure 
can be repaired/reconstructed safely and kept functional for the existing agricultural use. Any 
negative impact is limited to the reduced setback from Chicago Road, which already reflects the 
existing site condition. The petitioner is willing to comply with applicable building, drainage, 
visibility/sight-triangle, and maintenance requirements and to limit the structure to agricultural 
storage only. Petitioner agrees that the structure shall be limited to agricultural equipment and 
supply storage only; shall not be used as a residence, business open to the public, retail sales 
location, or animal housing; shall not include plumbing, mechanical systems, or electrical 
service unless separately permitted; and shall not be expanded beyond the approved 
dimensions without further City approval. 





ZONING BOARD OF APPEALS  

CRITERIA FOR VARIATIONS 
Section 47-19.8 of the Zoning Ordinance states: 
  
A variation shall not be granted in any case unless the Board shall find and clearly state in its 
record of the case that: 
 
 
 

Does the evidence 
presented sustain 

this criteria? 

 
Comments 

(1) Reasons sustaining the contention that strict 
enforcement of the Ordinance would involve 
practical difficulties or impose exceptional 
hardship were found as follows:  
(a) ____________________________________  
(b) ____________________________________  
(c) ____________________________________ 
(list of reasons) 

  

(2) Adequate evidence was submitted to establish 
practical difficulties or particular hardship so that, 
in the judgment of the Board, a variation is 
permitted because the evidence sustained the 
existence of each of the three following 
conditions: 
  

(a) The property in question cannot yield a 
reasonable return if permitted to be used 
only under the conditions allowed by the 
regulations in the particular district or 
zone. 
 

(b) The plight of the owner is due to unique 
circumstances.  
 

(c) The variation, if granted, will not alter the 
essential character of the locality. 

  

(3) A public hearing was held on such variation of 
which at least 15 days and not more than 30 days 
notice was published in the ___________________ 
(name of newspaper) on ___________________ 
(date). 

  

 


	10250 Chicago Staff Report
	Purpose
	Site Specific Information
	Surrounding Zoning, Land Use and Character
	Applicable Regulations
	Discussion
	Conditions

	2026-38
	2026-38a
	Plat of Survey 10250 Chicago Rd
	VARIANCE APPLICATION PACKET_Redacted
	VARIANCE ADDENDUM
	Xerox Scan_06262026084114
	LEGAL DESCRIPTION
	Variation Criteria



