
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Bob Nachtrieb

Debbie Radakovich
Jane McGrath Schmig

Jesse Stiff
Luis Leon
Ralph Bias

City Hall, Council Chambers2:00 PMThursday, July 16, 2026

Citizens who are unable to attend the meeting can email comments in advance of the meeting to publiccomment@joliet.gov.

CALL TO ORDER

ROLL CALL

APPROVAL OF MINUTES

June 18, 2026 Zoning Board of Appeals Minutes

ZBA Meeting Minutes 06.18.2026 - Pending ApprovalAttachments:

CITIZENS TO BE HEARD ON AGENDA ITEMS

This section is for anyone wanting to speak regarding agenda items and are allowed a maximum of 4 minutes.  It is not a 
question and answer period and staff, and the Zoning Board of Appeals members do not generally respond to public 
comments. The City Clerk has a copy of the public speaking procedures; please note, speakers who engage in conduct 
injurious to the harmony of the meeting shall be called to order by the Presiding Officer and may forfeit the opportunity to 
speak.

OLD BUSINESS: PUBLIC HEARING

During the Public Hearing, members of the public will be allowed to present evidence and ask questions subject to the 
rules of the meeting.

NEW BUSINESS: PUBLIC HEARING
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Zoning Board of Appeals Meeting Agenda July 16, 2026

During the Public Hearing, members of the public will be allowed to present evidence and ask questions subject to the 
rules of the meeting.

PETITION 2026-29: A Variation of Use to allow administrative offices, an R-B 
(restricted business) use, within an existing residential structure in the R-2 
(single-family residential) zoning district, located at 317 S. Reed Street. 
(COUNCIL DISTRICT #5)

ZBA 2026-29 (317 S Reed St) Staff Report 
Packet_Redacted.pdf

Attachments:

PETITION 2026-30: A Special Use Permit to allow a resale boutique within 
an existing tenant space, located at 124 N. Ottawa Street. (COUNCIL 
DISTRICT #5)

ZBA 2026-30 (124 N. Ottawa Street)_Staff Report Packet.pdfAttachments:

PETITION 2026-31: A Special Use Permit to allow a truck repair facility 
within an existing maintenance and repair facility, located at 608 Railroad 
Street. (COUNCIL DISTRICT #5)

608 Railroad Packet.pdfAttachments:

NEW BUSINESS

Election of Chair

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

PUBLIC COMMENT

This section is for anyone wanting to speak regarding non-agenda items and are allowed a maximum of 4 minutes.  It is 
not a question and answer period and staff, and the Zoning Board of Appeals members do not generally respond to 
public comments. The City Clerk has a copy of the public speaking procedures; please note, speakers who engage in 
conduct injurious to the harmony of the meeting shall be called to order by the Presiding Officer and may forfeit the 
opportunity to speak.

ADJOURNMENT

This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact The City Clerk 
Office, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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Thursday, June 18, 2026

2:00 PM

City of Joliet
150 West Jefferson Street

Joliet, IL 60432

Meeting Minutes - Pending Approval

City Hall, Council Chambers

Zoning Board of Appeals

Board Members
Bob Nachtrieb

Debbie Radakovich
Ed Hennessy

Jane McGrath Schmig
Jesse Stiff
Luis Leon
Ralph Bias



Meeting Minutes - Pending Approval June 18, 2026Zoning Board of Appeals

Citizens who are unable to attend the meeting can email comments in advance of the meeting to publiccomment@joliet.gov.

CALL TO ORDER

ROLL CALL

Bob Nachtrieb, Debbie Radakovich, Jane McGrath Schmig, 
Jesse Stiff and Luis Leon

Present

Ralph BiasAbsent

Board members voted for Mr. Bob Nachtrieb to temporarily act as Chairman due to the 
position being vacant and the absence of Vice Chairman, Mr. Ralph Bias.
 

APPROVAL OF MINUTES

TMP-9895

Attachments: ZBA Meeting Minutes 05.21.2026 - Pending Approval

A motion was made by Jane McGrath Schmig, seconded by Jesse Stiff, to 
approve: Approval of May 21, 2026 Zoning Board of Appeals Minutes. The 
motion carried by the following vote:

Nachtrieb, Radakovich, McGrath Schmig, Stiff and LeonAye:

BiasAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

TMP-9912

Attachments: 1216 FairviewPacket.pdf

Ms. Jayne Bernhard read the staff report into the record. Mr. Robert Casey 
appeared on behalf of the petitions. Ms. Jane McGrath Schmig confirmed the 
petitioner's home address. The Board did not have any further questions or 
comments. No public comments were made in favor of or in opposition to the 
petitions. 

The Board came to a consensus that they would vote on each petition 
separately. 

A motion was made by Jane McGrath Schmig, seconded by Debbie 
Radakovich, to approve: PETITION 2026-09: A series of Variations to deviate 
from Zoning Ordinance standards for a lot located within an R-2 (single-family 
residential) zoning district, located at 1216 Fairview Avenue. (COUNCIL 
DISTRICT #4)
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Meeting Minutes - Pending Approval June 18, 2026Zoning Board of Appeals

A motion was made by Debbie Radakovich, seconded by Jesse Stiff, to 
approve: PETITION 2026-08: A Variation of Use for an R-3 (one- and two-family 
residential) use in the R-2 (single-family residential) zoning district, located at 
1216 Fairview Avenue. (COUNCIL DISTRICT #4)

A motion was made by Debbie Radakovich, seconded by Jane McGrath 
Schmig, to approve: PETITION 2026-07: A Special Use Permit to allow a 
duplex, located at 1216 Fairview Avenue. (COUNCIL DISTRICT #4)

All three motions carried by the following vote:

Nachtrieb, Radakovich, McGrath Schmig, Stiff and LeonAye:

BiasAbsent:

NEW BUSINESS: PUBLIC HEARING

None

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

None

ADJOURNMENT

A motion was made by Jesse Stiff, seconded by Debbie Radakovich, to approve adjournment . 
The motion carried by the following vote:

Nachtrieb, Radakovich, McGrath Schmig, Stiff and LeonAye:

BiasAbsent:

This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact The City Clerk 
Office, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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STAFF REPORT 

 

DATE:  July 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-29 

Applicant: Brian Patel, UCP-Center for Disability Services, Inc. 

Status of Applicant: Property owner 

Location: 317 S. Reed Street (Council District #5) 

Request:  Variation of Use to allow administrative offices, an 

R-B (restricted business) use, within an existing 

residential structure in the R-2 (single-family 

residential) zoning district 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow administrative offices for the United 

Cerebral Palsy (UCP) – Center for Disability Services within the existing residential 

structure at 317 S. Reed Street. Administrative offices are a permitted use in the R-B 

(restricted business) district. The subject site is within the R-2 (single-family residential) 

district, which does not permit office uses. The Variation of Use request must be 

considered by the City Council following the recommendation of the Zoning Board of 

Appeals. 

 

Site Specific Information 

The subject site is 80 feet by 131 feet (10,480 square feet) and contains a one-story 

residential house and a rear one-car detached garage. The property is zoned R-2 (single-

family residential). The north side of the site is adjacent to the property at 311 S. Reed 

Street, which contains the headquarters and educational campus for the UCP-Center for 

Disability Services. The Center’s property is the former Reedwood public school site that 

currently contains a school building, an outdoor playground, a cell tower and its ground 

equipment, and around 65 parking spaces.  

 

UCP-Center for Disability Services provides comprehensive programs and services for 

individuals with intellectual and developmental disabilities to promote independence and 

a high quality of life. The Center offers a therapeutic day school and community day 

services in the existing building. The Center also provides home-based services, such as 

therapy, life skills training, and respite care, within clients’ own homes. The school is 

licensed through the Illinois State Board of Education, and the day services and home-

based services programs are licensed through the Illinois Department of Human Services. 



2 
 

 

The organization has been operating in Joliet since around 1955. The Center first 

occupied the site at 311 S. Reed Street in 1985. In 2005, City Council approved a Special 

Use Permit to allow adult training and educational programming (community day services) 

at the site in addition to the existing day school. The main facility contains the Center’s 

administrative offices as well as classroom and programming space. 

 

The Center purchased the property at 317 S. Reed Street in May 2026. According to the 

petitioner, the subject property was vacant prior to their purchase and has experienced 

significant deterioration and deferred maintenance. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Reedwood neighborhood on the west side of Reed Street 

between Morgan Street and Fisk Avenue. The United Cerebral Palsy – Center for 

Disability Services is located to the north of the subject property at 311 S. Reed Street. 

There are single-family residences to the west, south, and east of the subject property. A 

public alley runs along the rear (west side) of the subject property. All surrounding 

properties are zoned R-2 (single-family residential). 

 

Applicable Regulations 

• Section 47-10.1(4)  R-B (Restricted Business) District Permitted Uses 

• Section 47-6   R-2 (Single-Family Residential) District 

• Section 47-17.28  Variation of Use 

 

Section 47-17.28: Variation of Use: A "variation of use" shall be defined to mean relief 

from strict compliance with the use limitations of this Ordinance regarding the 

classification, regulation, and restriction of the location where trades, industries, 

businesses, and residences may exist. 

     

Discussion 

The petitioner, Brian Patel on behalf of UCP-Center for Disability Services, is requesting 

a Variation of Use to allow administrative offices for the Center within the existing 

residential structure at 317 S. Reed Street in the R-2 (single-family residential) zoning 

district. The offices would serve the main site at 311 S. Reed Street. Approximately eight 

non-programmatic staff members would occupy the building, which would be used for 

administrative functions only. There would be no programming, instruction, or other client 

services held at 317 S. Reed Street. Employees working at 317 S. Reed Street would 

continue to park in the employee parking area at the main site at 311 S. Reed Street, 

which has sufficient parking for all current and projected staff. The petitioner does not 

intend to use the driveway or garage at 317 S. Reed Street for daily employee parking, 

but might use the garage to periodically store organizational vehicles. 
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The petitioner states that the 317 S. Reed Street property will maintain its residential 

appearance. There would be no exterior modifications inconsistent with the site’s 

residential character. The petitioner does not intend to install any exterior signage at the 

subject property. The interior of the building will also retain its residential layout. The 

attached floor plans show that the main floor will contain several offices, meeting and 

work space, a kitchen, and two bathrooms. The basement will contain another office, a 

meeting room, and a bathroom. According to the petitioner, all interior improvements, 

such as rehabilitation of the bedrooms and bathrooms, will be completed in a manner that 

preserves the residential character of the home. The structure will need to meet 

accessibility codes as part of the change in use from residential to office. The petitioner 

plans to install an ADA-compliant entrance ramp at the front of the building for access to 

the main entrance. A plat of survey and floor plans are included in the staff report packet. 

 

The Center wishes to use the property at 317 S. Reed Street because of its specific 

location adjacent to the main campus. By moving administrative functions to the subject 

site, the Center will be able to convert some of the office space at the main facility into 

additional special education classrooms, therapeutic programming areas, and disability-

related service space, thus increasing their service capacity to individuals within Joliet 

and the surrounding area. 

 

The petitioner’s description of the proposal and in-depth response to the Variation of Use 

criteria is included in the staff report packet. The petitioner is willing to include conditions 

of the proposed Variation of Use that address the site’s location within a residential 

neighborhood, including: limiting the use of the site to office functions only; maintaining 

the exterior residential appearance of the structure and property; and retaining an interior 

residential layout. The petitioner also states that there will be no more than eight 

employees at the site and that these employees will continue to park at the adjacent main 

facility. 

 

Recommended Action 

Staff finds that the request does not include an exceptional hardship but does meet the 

following Variation of Use criteria: 

 

• The site has the unique circumstance of being adjacent to the main campus of the 

Center, which is an existing institutional use that has been located in the middle of 

a residential neighborhood for around 40 years. The subject site is one of two lots 

directly adjacent to the Center property. The petitioner is proposing the office use 

at the subject site specifically due to the site’s adjacency to the main campus, 

which will allow access between the sites without disrupting other properties.  

• The granting of the Variation of Use will not alter the essential character of the area 

if the proposed conditions are met. The petitioner has stated that they will not alter 

the exterior appearance of the property in a way that affects its residential 

character, nor will they reconfigure the interior into a commercial-style layout. They 
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also do not plan to use 317 S. Reed Street or the adjacent street for employee 

parking, but will continue to supply off-street parking for all employees at the main 

facility. 

 

Approval of the Variation of Use would allow administrative offices for an adjacent 

institutional use within an existing residential structure. The office use would be an 

expansion of an existing institutional use within the neighborhood and would not alter the 

essential character of the area since the structure will remain residential in appearance. 

 

Recommended Conditions  

If the Zoning Board desires to approve this Variation of Use to allow administrative 

offices, an R-B (restricted business) use, within an existing residential structure in the R-

2 (single-family residential) zoning district at 317 S. Reed Street, staff recommends that 

the following conditions be included:   

 

1. That the use of the site shall be limited to administrative office functions and shall 

not include client services or programmatic activities; 

2. That the exterior of the property shall maintain its residential character and no 

exterior modifications shall be made to the structure that are not residential in 

style; 

3. That the interior of the property shall maintain a layout typical to a residential use; 

4. That the use of the property shall not be expanded in the future; and 

5. Should the property be declared a public nuisance, the property may be subject 
to a rehearing and a possible revocation of the Variation of Use. 



Figure 1: Subject site at 317 S. Reed Street, and United Cerebral Palsy – Center for Disability 
Services at 311 S. Reed Street (2025)  

 
  

Subject site at 317 S. Reed 
Street 

UCP – Center for Disability 
Services at 311 S. Reed Street 



 
Figure 2: 317 S. Reed Street, view west from Reed Street (July 2026) 

 
 
Figure 3: 317 S. Reed Street (left) and 311 S. Reed Street (right), view northwest from Reed Street 
(July 2026) 

 
 











































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). 
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STAFF REPORT 
 
DATE:  July 16, 2026 

TO: Zoning Board of Appeals 

FROM:  Ray Heitner, Planner 

RE: Petition Number:       2026-30 

Applicant: Savanna Wilhelmi 

Status of Applicant:   Future Tenant 

Owner: 26 W. Clinton Street Building LLC 

Location:  124 N. Ottawa Street 

Request:  A Special Use Permit to allow a resale boutique within an existing 
tenant space  

Purpose 

The applicant is requesting a Special Use Permit to allow a resale boutique within an existing tenant 
space located at 124 N. Ottawa Street. The City Council makes the final decision on this Special Use 
Permit request upon the recommendation of the Zoning Board of Appeals.  
 
Site Specific Information 

The four-story brick building sits at the southeast corner of Ottawa and Clinton Streets on a ¼ acre lot. 
The circa 1909 mixed use building was built for Hobbs’ family who ran the Hobbs Hotel for many years 
after which it became known as the Hotel Plaza. The proposed business will occupy one ground floor 
tenant space in this building at 124 N. Ottawa Street, which is at the southeast corner of Ottawa and 
Clinton Streets.  
 
Surrounding Zoning, Land Use and Character 

This property as well as all properties in the general vicinity are zoned B-2 (Central Business District). 
This is a mixed-use building that is surrounded by a mix of uses that include retail, office, food and 
beverage service, banking and residential. 
 
Applicable Regulations 

• Section 47-12.2A   Special Uses – B-2 (Central Business) District  
• Section 47-5.2(C)  Special Use Permit Criteria 

 
Discussion 

The applicant seeks to open a resale boutique, to be known as Maison Maryanna, that would feature 
secondhand merchandise including, apparel, bridal wear, tuxedo rental, special occasion wear, 
accessories, jewelry, home accents, and giftable keepsakes. Hours of operation for the business are 
still being finalized, but the applicant has expressed interest in staying open while Downtown events 
occur during nighttime and weekend hours.  
 



 
 
The City requires a Special Use Permit for businesses where the majority of the merchandise is second-
hand.  
 
Recommended Action 
Staff recommend the Zoning Board of Appeals recommend approval of the Special Use Permit to allow 
a resale boutique within an existing tenant space, located at 124 N. Ottawa Street. The business would 
be situated within an existing mixed-use building that has hosted comparable retail businesses over 
the years. Staff has no reason to believe the proposed business will produce negative public health, 
safety, or welfare issues or would impede normal and orderly development of surrounding properties 
in any way. 
 
Conditions 

If the Zoning Board of Appeals desires to recommend approval of this Special Use Permit request, staff 
recommends the following conditions 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. 
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STAFF REPORT 
 
DATE:  July 9, 2026 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2026-31 

Applicant: TFR Fleet Parts & Services, LLC  
Property Owner:  Trust 1361 
Location:  608 Railroad Street 
Request:  A Special Use Permit to allow a truck repair facility 

within an existing maintenance and repair facility  
__________________________________________________________________ 

 
Purpose 

The applicant is requesting a Special Use Permit to open and operate a truck repair facility 
in an I-2 (General Industrial), located at 608 Railroad Street. This request must be 
considered by the City Council following recommendation from the Zoning Board of 
Appeals.   
 
Site Specific Information 

The petition includes two parcels. The subject property, 608 Railroad Street (PIN 30-07-
16-323-003-0000), and the parcel to the north (PIN 30-07-16-323-002-0000). The parcel 
subject to this request includes a single-story warehouse and is approximately 3,116 
square feet and the lot is 0.47 acres in size. The second parcel is approximately 0.47 
acres in size. The proposed truck repair facility will consist of a storage area in the rear, 
onsite parking, and the warehouse where repairs will take place.    
 
Surrounding Zoning, Land Use and Character 

• North: I-2 (General Industrial), Industrial 
• South: I-2 (General Industrial), Industrial 
• East: Des Plaines River 
• West: I-1 (Light Industrial), Vacant and Industrial 

Applicable Regulations 
• Section 47-13.2A(G) Special Uses  
• Section 47-5.2 (C) Criteria for issuance of a Special Use Permit 

 

 

 

 



Discussion 

The applicant seeks to reestablish a truck repair facility at 608 Railroad Street. Truck 
Repair facilities are allowed in the B-3 (General Business) and Industrial zoning districts 
by Special Use Permit approval by the Mayor and City Council. A previous Special Use 
Permit was applied for in 2017 (Ord. 17698) and granted to allow an auto and diesel truck 
repair shop. Special Use Permits lapse if the permitted special use ceases after one year; 
therefore, a new Special Use Permit is required.  

The proposed hours of operation would approximately be 9am – 5pm. The facility would 
employee approximately 3 people. Adequate off-street parking is provided with 5 spaces. 
The current building has 3 repair bays, and all work would take place inside. The existing 
storage area in the rear will be used for storing vehicles that are awaiting parts or awaiting 
repair. Floor plans indicate an open shop with facilities for the employees to use. Floor 
plans and site plans are included in the packet.  

Requested Action 
Staff finds that the proposed truck repair facility would not alter the essential character 
of the area. This is in industrial area of the City and zoned I-2 (General Industrial). The 
establishment of a truck repair facility would not be detrimental to the health or general 
welfare of the public. Additionally, the proposed use will not impede the use and 
enjoyment of surrounding properties. The repairs will take place indoors, and minimal 
traffic will be generated. 

Conditions 

If the Zoning Board desires to approve the Special Use permit to allow a truck repair 
facility, the following conditions should be included:   

1. That a business license shall be obtained prior to the use commencing.

2. A paved parking area with five striped spaces shall be reestablished just south of
the entry drive for the employee and vehicular visitor parking.

3. No temporary or long-term outdoor storage of trucks/trailers, inoperable vehicles,
boats, recreational vehicles, or parts (including tires) shall be permitted.

4. 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. 

5. Should the property be declared a public nuisance, it may 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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