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STAFF REPORT 

 

DATE:  June 10, 2024 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2024-31 and 2024-32 

Applicant:  Xanxia Zhang 

Status of Applicant: Business Owner / Proposed Tenant 

Property Owner: Namdar Realty Group 

  Location:   3340 Mall Loop Drive 

Request:  A Variation of Use to allow a B-3 use in the B-2 

zoning district 

A Special Use Permit to allow a massage therapy 

business 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow a massage therapy business 

within a tenant space in the Louis Joliet Mall. The applicant is also requesting a Variation 

of Use to allow a B-3 (general business) use within the B-2 (central business) district. Per 

the City of Joliet Zoning Ordinance, massage businesses may be allowed as special uses 

in the B-3 zoning district by the Mayor and City Council, with the advice of the Zoning 

Board of Appeals in accordance with Section 47-5.2.  

 

Site Specific Information 

The tenant space for the proposed business is within Louis Joliet Mall, which 

encompasses approximately 66 acres for the mall building and surrounding parking lots. 

The mall contains approximately 320,000 square feet of leasable area (excluding the four 

anchor spaces), with around 80 businesses currently in operation within the mall. The 

tenant space in question is 1,260 square feet and located on the south side of the mall 

near the exterior entrance just west of the former Sears location. The entry to the tenant 

space is within the mall; there is no separate exterior entrance. The mall building and 

parking areas are zoned B-2 (central business). 

 

Surrounding Zoning, Land Use and Character 

The tenant space is located within Louis Joliet Mall, which is surrounded by other 

commercial properties with B-2 zoning. 
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Applicable Regulations 

• Section 47-13.2A (H) Special Uses – B-3 District 

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

(refer to attachment) 

• 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 and business owner, Xanxia Zhang, is requesting approval of a Special 

Use Permit and corresponding Variation of Use to allow a massage therapy business 

(Relax the Body) within a tenant space in the Louis Joliet Mall. The petitioner has had an 

active massage therapy license from the state of Illinois since 2013 and has previously 

worked as a massage therapist. The petitioner would be the only licensed massage 

therapist on staff initially, but they might hire up to three additional massage therapists in 

the future. The petitioner has already completed the background check as part of their 

City business license application. Any additional massage therapists would need to 

complete the background check and provide proof of their state license to the City’s 

Business Services Division before they could be employed with this business. 

 

The tenant space would be laid out to contain three massage tables, three foot massage 

tables, and three massage chairs. Proposed hours of operation are the same as the mall 

hours, which are Monday through Thursday 11 AM to 7 PM, Friday and Saturday 10 AM 

to 8 PM, and Sunday 11 AM to 6 PM. A floor plan and business license application are 

attached. 

 

The mall contains a variety of stores and businesses, including clothing stores, 

restaurants, and service businesses such as a nail salon and hair salon. The massage 

therapy business will not be harmful to or impede the use and development of other 

businesses and operations within or surrounding the mall. The tenant space is adequately 

sized for the proposed business. The mall has ample parking and existing building ingress 

and egress that will serve the proposed business. 

 

Conditions  

If the Zoning Board desires to approve the Variation of Use to allow a B-3 (general 

business) use in the B-2 (central business) zoning district and the Special Use Permit to 

allow a massage therapy business, located at 3340 Mall Loop Drive, the following 

conditions would be included: 
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1. That a City business license shall be obtained; 

 

2. 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 

 

3. 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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Figure 1: Tenant space inside Louis Joliet Mall 

 
 

Figure 2: Front side of tenant space facing mall corridor 
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VOU Petition











SUP Petition



06-03-26-200-006-0000

B-2 Central Business

vacant tenant space within Louis Joliet Mall











Will County CCAO
Dale D. Butalla, CIAO-M
302 N. Chicago Street
2nd Floor
Joliet, Illinois 60432
Phone:   1-815-740-4648

PIN   06-03-26-200-006-0000           

Parcel Information    <<   Prev Parcel         Next Parcel   >>

PLAINFIELD TOWNSHIP  
 
Owner Name: LOUIS JOLIET REALTY LLC ET AL

Street Address:                  View Additional Addresses

3340 MALL LOOP DR FC 1
JOLIET IL 60431

            

Subdivision:   

Property Class:   0060 Commercial

Homesite Acres: 0.00
Farm Acres: 0.00
Open Space Acres: 0.00
Total Acres: 32.49

       

 
GIS Map & Address Information           <<   Prev Picture       1 of 4      Next Picture   >>      
  
Will County Treasurer's Tax Information          View Local Taxing Bodies  
  

Assessment Information

Year Assess
Level

Land
Unimproved/Farm

Land
Improved

Building
Other/Farm Building Total Market

Value
Instant

Date
Instant

Amount
2023 BOR 0 1,698,580 0 8,801,420 10,500,000 31,503,150  0
2023 SA/E 0 1,698,560 0 11,605,275 13,303,835 39,915,497  0
2023 TWP 0 1,698,560 0 11,605,275 13,303,835 39,915,497  0
2022 BOR 0 1,698,560 0 7,967,140 9,665,700 29,000,000  0
2021 BOR 0 1,698,560 0 15,243,411 16,941,971 50,830,996  0

Sale Information
Sale Date Sale Amount Document Number
06/16/2023 31,415,000 R2023032617
06/01/2012 125,500,000 2012066207

Building Information

** Building information is submitted periodically from the PLAINFIELD TOWNSHIP  Assessor; therefore, the building information listed may
not be accurate or the most current. **
Style: STAR-WEST LOUIS JOLIET LLC
Year Built: 1976
Total Sq. Ft: 457,402
Basement:  
Garage:  

Bathrooms:  
Central Air:  
Fireplace:  
Porch:  
Attic:  

 

https://www.willcountysoa.com/index.html
https://gisapp.willcountyillinois.com/Html5Viewer/Index.html?configBase=https://gisapp.willcountyillinois.com/Geocortex/Essentials/REST/sites/GIS_Data_Viewer_2020/viewers/GIS_Data_Viewer/virtualdirectory/Resources/Config/Viewer.xml&runWorkflow=PinSearch&pin=0603262000060000
https://willtax.willcounty.gov/maintax/ccgis52?0603262000060000
https://www.willcountysoa.com/section/Assessor-Information


** For the most comprehensive building characteristics and relevant information, please contact the PLAINFIELD TOWNSHIP  Assessor. **
Legal Description

THT PRT OF THE NE1/4 OF SEC 26, AND THT PRT OF THE NW1/4 OF SEC 25, T36N-R9E. DAF: COMM AT THE NW COR OF
SD NE1/4 OF SEC 26; THC S 1 DEG 55'08" E ALG THE W LN OF THE NE1/4 OF SD SEC 26, A DIST OF 275.01 FT TO A PT OF
INTERSEC WITH THE S BOUNDARY LN OF THE COM ED CO'S PROPERTY; THC N 88 DEG 55'41" E ALG SD S BOUNDARY LN,
A DIST OF 534.66 FT TO A PT; THC S 01 DEG 04'19" E ALG A LN PERP TO THE LAST DESC COURSE, A DIST OF 80 FT TO A PT;
THC N 88 DEG 55'41" E, A DIST OF 364.10 FT TO THE POB, OF THE FOLL DESC PARCEL OF LAND; THC CONT N 88 DEG
55'41" E, A DIST OF 169.90 FT TO A PT OF CURVATURE; THC NE'LY 315.55 FT ALG THE ARC OF A CIRCLE CONVEX TO THE
SE AND HAVING A RADIUS OF 740 FT TO A PT OF REVERSE CURVATURE; THC NE'LY 281.44 FT ALG THE ARC OF A CIRCLE
CONVEX TO THE NW AND HAVING A RADIUS OF 660 FT TO A PT OF TANGENCY; THC N 88 DEG 55'41" E, A DIST OF 48.26 FT
TO A PT; THC S 1 DEG 26'20" E, A DIST OF 128.29 FT TO A PT; THC N 88 DEG 33'40" E, A DIST OF 64.11 FT TO A PT OF
CURVATURE; THC SE'LY 161.67 FT ALG THE ARC OF A CIRCLE CONVEX TO THE NE & HAVING A RADIUS OF 757 FT TO A PT;
THC S 10 DEG 47'46" W, A DIST OF 57 FT TO A PT ON A CURVE; THC NW'LY 149.50 FT ALG THE ARC OF A CIRCLE CONVEX
TO THE NE & HAVING A RADIUS OF 700 FT TO A PT OF TANGENCY; THC S 88 DEG 33'40" W, A DIST OF 112.10 FT TO A PT;
THC S 1 DEG 26'20" E, A DIST OF 52 FT TO A PT; THC S 1 DEG 32'29" E, A DIST OF 200 FT TO A PT; THC N 88 DEG 27'31" E, A
DIST OF 23.69 FT; THC S 1 DEG 32'29" W, A DIST OF 130.17 FT TO A PT; THC N 88 DEG 27'31" E, A DIST OF 46.65 FT TO A PT;
THC S 1 DEG 32'29" E, A DIST OF 72.22 FT TO A PT; THC S 46 DEG 32'29" E, A DIST OF 75 FT TO A PT; THC S 43 DEG 27'31" W,
A DIST OF 44.50 FT TO A PT; THC S 46 DEG 32'29" E, A DIST OF 270 FT TO A PT; THC N 43 DEG 27'31" E, A DIST OF 6 FT TO A
PT; THC S 46 DEG 32'29" E, A DIST OF 22 FT TO A PT; THC S 43 DEG 27'31" W, A DIST OF 6 FT TO A PT; THC S 46 DEG 32'29"
E, A DIST OF 10 FT TO A PT; THC N 43 DEG 27'31" E, A DIST OF 311.87 FT TO A PT; THC N 88 DEG 27'31" E, A DIST OF 239.15
FT TO A PT; THC S 18 DEG 07'05" E, A DIST OF 49.67 FT TO A PT; THC N 71 DEG 52'55" E, A DIST OF 82 FT TO A PT; THC S 18
DEG 07'05" E, A DIST OF 151.58 FT TO A PT OF CURVATURE; THC SE'LY 607.10 FT ALG THE ARC OF A CIRCLE CONVEX TO
THE SW AND HAVING A RADIUS OF 2143 FT TO A PT; THC S 55 DEG 39'01" W, A DIST OF 35 FT TO A PT ON A CURVE; THC
NW'LY 298.75 FT ALG THE ARC OF A CIRCLE CONVEX TO THE SW AND HAVING A RADIUS OF 2178 FT TO A PT; THC S 43
DEG 27'31" W, A DIST OF 73.93 FT TO A PT; THC N 46 DEG 32'29" W, A DIST OF 189.55 FT TO A PT; THC S 43 DEG 27'31" W, A
DIST OF 287.88 FT TO A PT; THC N 46 DEG 32'29" W, A DIST OF 10 FT TO A PT; THC S 43 DEG 27'31" W, A DIST OF 430 FT TO
A PT; THC S 8 DEG 36'53" E, A DIST OF 273.60 FT TO A PT; THC S 1 DEG 22'10" E, A DIST OF 230 FT TO A PT ON A CURVE;
THC E'LY 529.44 FT ALG THE ARC OF A CIRCLE CONVEX TO THE SE AND HAVING A RADIUS OF 1500 FT TO A PT OF
COMPOUND CURVATURE, THC NE'LY 128.23 FT ALG THE ARC OF A CIRCLE CONVEX TO THE SE & HAVING A RADIUS OF
500 FT TO A PT; THC S 23 DEG 37'22" E, A DIST OF 78.37 FT TO A PT OF CURVATURE; THC SE'LY 135.94 FT ALG THE ARC OF
A CIRCLE CONVEX TO THE NE AND HAVING A RADIUS OF 350 FT TO A PT OF TANGENCY; THC S 1 DEG 22'07" E, A DIST OF
1.48 FT TO A PT; THC S 88 DEG 41'54" W, A DIST OF 55.69 FT TO A PT OF CURVATURE; THC NE'LY 12.14 FT ALG THE ARC OF
A CIRCLE CONVEX TO THE SE & HAVING A RADIUS OF 7.63 FT TO A PT OF COMPOUND CURVATURE; THC NW'LY 100.45 FT
ALG THE ARC OF A CIRCLE CONVEX TO THE NE & HAVING A RADIUS OF 302 FT TO A PT OF COMPOUND CURVATURE; THC
NW'LY 43.33 FT ALG THE ARC OF A CIRCLE CONVEX TO THE NE AND HAVING A RADIUS OF 30 FT TO A PT; THC S 82 DEG
49'24" W, A DIST OF 67.04 FT TO A PT ON A CURVE; THC W'LY 791.33 FT ALG THE ARC OF A CIRCLE CONVEX TO THE S &
HAVING A RADIUS OF 1550 FT TO A PT; THC N 1 DEG 32'29" W, A DIST OF 515.66 FT TO A PT; THC N 5 DEG 36'29" E, A DIST
OF 71.90 FT TO A PT; THC N 43 DEG 27'31" E, A DIST OF 80 FT TO A PT; THC N 46 DEG 32'29" W, A DIST OF 282 FT TO A PT;
THC S 43 DEG 27'31" W, A DIST OF 54.08 FT TO A PT; THC S 80 DEG 18'31" W, A DIST OF 81.23 FT TO A PT; THC S 88 DEG
27'31" W, A DIST OF 430.32 FT TO A PT ON A CURVE; THC SE'LY 132.99 FT ALG THE ARC OF A CIRCLE CONVEX TO THE NE
AND HAVING A RADIUS OF 700 FT TO A PT OF REVERSE CURVE; THC SE'LY 428.66 FT ALG THE ARC OF A CIRCLE CONVEX
TO THE SW AND HAVING A RADIUS OF 700 FT TO A PT; THC S 41 DEG 19'37" W, A DIST OF 59 FT TO A PT ON A CURVE; THC
NW'LY 464.79 FT ALG THE ARC OF A CIRCLE CONVEX TO THE SW AND HAVING A RADIUS OF 759 FT TO A PT OF REVERSE
CURVE; THC NW'LY 372.39 FT ALG THE ARC OF A CIRCLE CONVEX TO THE NE AND HAVING A RADIUS OF 641 FT TO A PT
OF REVERSE CURVE; THC NW'LY 651.99 FT ALG THE ARC OF A CIRCLE CONVEX TO THE SW AND HAVING A RADIUS OF
559 FT TO A PT; THC S 70 DEG 02'40" E, A DIST OF 59 FT TO A PT ON A CURVE; THC SW'LY 56.75 FT ALG THE ARC OF A
CIRCLE CONVEX TO THE NW AND HAVING A RADIUS OF 500 FT TO A PT; THC S 46 DEG 32'29" E, A DIST OF 559.50 FT TO A
PT; THC N 43 DEG 27'31" E, A DIST OF 132.07 FT TO A PT; THC S 46 DEG 32'29" E, A DIST OF 84.50 FT TO A PT; THC N 43 DEG
27'31" E, A DIST OF 80 FT TO A PT; THC N 46 DEG 32'29" W, A DIST OF 75 FT TO A PT; THC N 43 DEG 27'31" E, A DIST OF
370.72 FT TO A PT; THC N 1 DEG 32'29" W, A DIST OF 404.83 FT TO A PT; THC S 88 DEG 33'40" W, A DIST OF 331.49 FT TO A
PT OF CURVATURE; THC SW'LY 182.48 FT ALG THE ARC OF A CIRCLE CONVEX TO THE NW AND HAVING A RADIUS OF 350
FT TO A PT COMPOUND CURVATURE; THC SW'LY 295.68 FT ALG THE ARC OF A CIRCLE CONVEX TO THE NW & HAVING A
RADIUS OF 750 FT TO A PT; THC N 53 DEG 53'58" W, A DIST OF 50 FT TO A PT ON A CURVE; THC NE'LY 245.31 FT ALG THE
ARC OF A CIRCLE CONVEX TO THE NW AND HAVING A RADIUS OF 800 FT TO A PT; THC N 36 DEG 19'50" W, A DIST OF
128.87 FT TO THE HEREIN ABOVE DESIGNATED POB. (EX THAT PRT TAKEN FOR RD WIDENING PER R2009-098459)
REVISED LEGAL DESCRIPTION/ACREAGE CHANGE FOR ROAD WIDENING PER R2009-098459. THIS PIN STAYS THE SAME,
(WAS 32.53 ACRES) REF#13404 5/13/2010 DLO

https://www.willcountysoa.com/section/Assessor-Information












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. 

  

 




