
1 
 

STAFF REPORT 

 

DATE:  March 20, 2025 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2025-06 and 1983-04 

Applicant / Owner: Jim Hensley 

  Location:   845 N. Broadway Street 

Request:  2025-06: A Variation of Use to allow a two-unit 

residence, an R-3 (One- and Two-Family Residential) 

use, in an R-2 (Single-Family Residential) zoning 

district and a series of Variations to allow a two-unit 

residence, located at 845 N. Broadway Street. 

(COUNCIL DISTRICT #4) 

 

REPEAL OF PETITION 1983-04: A Variation of Use to 

allow the continued use of a bait shop in an R-3 (one- 

and two-family residential) district, located at 845 N. 

Broadway Street. (COUNCIL DISTRICT #4) 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow the addition of one residential unit, 

for a total of two residential units, located at 845 N. Broadway Street. The applicant is 

proposing to convert the first-floor commercial space of the building into one residential 

apartment. As part of this request, the existing Variation of Use (Petition 1983-04) to allow 

use of a bait shop with sales of package liquor, in addition to a reduction of off-street 

parking, approved under Ordinance #7832 in June 1983, will be repealed. The Variation 

of Use requests must be considered by the City Council following the recommendation of 

the Zoning Board of Appeals. 

 

The applicant is also requesting a Variation to reduce the minimum lot area per family 

from 7,500 sq. ft. to 1,642 sq. ft. The property has existing yard and lot non-conformities.   

Section 47-17.22(3) (Non-Conforming Structures) of the Zoning Ordinance allows pre-

existing non-conformities to remain as long as the structures are not enlarged or altered 

in a way that increases their non-conformity. The petitioner will not be changing the 

footprint of the main building or accessory garage with the planned interior renovation. 

 

Site Specific Information 

The subject property is approximately 3,284 square feet in size and contains a two-story 

building with vinyl siding with a 1-story rear addition. Between the main building and an 
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accessory garage in the property’s rear, the subject property contains a lot coverage of 

approximately 55%. A variation to allow this lot coverage was approved in 1979. The 

building was constructed in the 1930’s. Several commercial uses have occupied the 

ground floor of the building, with an apartment use typically occupying the second floor. 

In 1983, the City Council approved a Variation of Use to allow a bait shop with package 

liquor sales and a parking reduction to allow the continuation of a business use at this 

location.  

 

Figure 1 – Front Facing View of 845 N. Broadway Street 

The petitioner wishes to convert the ground floor 
from a commercial use to a second dwelling unit in 
the building. The renovation would create separate 
points of access for each dwelling unit, with the 
ground floor access coming from the Ross Street 
(north) side of the building through an existing side 
door. The second story unit would be accessed from 
the rear (west) building extension. The petitioner 
intends to add a three-space parking pad to the rear 
yard to allow for off-street parking. Per Section 47-
17.17N(2) of the City’s Zoning Ordinance, 1.5 
parking spaces are required for each dwelling unit.  

 

 

 

 

 

Figure 2 – View of 845 N. Broadway Street from Ross Street (Looking Southeast) 
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Surrounding Zoning, Land Use and Character 

The property is located at the southwest corner of N. Broadway Street and Ross Street. 

The surrounding neighborhood is largely comprised of R-2 (Single-Family Residential), 

R-3 (One and Two-Family Residential), and B-3 (General Business) zoned properties. 

The North Broadway Street corridor contains a mixture of single-family, duplex, and multi-

family residential lots, with automotive or neighborhood commercial uses located at 

certain corner intersections. The subject property is located across from Route 66 Park, 

which is on the east side of North Broadway Street.  

 

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

 

• North:  B-3 (General Business), auto towing business 

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

• East:  B-3 (General Business), Route 66 Park  

• West:  R-2 (Single-Family Residential), single-family residence 

 

Applicable Regulations 

• Section 47-17.28 – Variation of Use 

• Section 47-19.8 - Criteria for granting a Variation (refer to attachment) 

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

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 is requesting a Variation of Use to allow the use of two dwelling units, an 

R-3 (One and Two-Family Residential) use in an R-2 (Single-Family Residential) zoning 

district. The petitioner believes having a second dwelling unit in the building will be more 

beneficial than attempting to recruit and maintain a neighborhood commercial use for the 

ground floor unit. While the petitioner intends to add some parking to the rear of the 

building, a lack of on-street parking in the area creates a challenging environment for the 

long-term viability of a commercial use at the subject property. The neighborhood features 

strong residential density, however, walkability to the subject property is somewhat 

lessened by a lack of connectivity from the adjacent block of Ross Street to the rest of the 

Cunningham neighborhood. Given current local demand for increased housing volume 

and diversity, staff supports the petitioner’s request to add a second dwelling unit in the 

main building. If the Variation of Use is approved, the petitioner will need to obtain all 

necessary building permits and complete all renovations prior to occupancy of the unit. 
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Since the main building is being altered to allow two dwelling units on the subject property, 

a variation to reduce the minimum lot area per family (or per dwelling unit), is required to 

avoid a nonconformity with the underlying zoning district. In this instance, the variation 

would reduce the required minimum lot area per family from 7,500 square feet, which is 

the minimum requirement for an R-2 (Single-Family Residential) zoning district, to 1,642 

square feet per dwelling unit. The subject property was downzoned in 1998 from R-3 (One 

and Two-Family Residential) zoning to R-2 (Single-Family Residential) zoning along with 

many properties in the surrounding area. However, the dimensions of the subject property 

have remained the same since the downzoning was enacted, thereby creating a natural 

mismatch between the required underlying zoning square footage of 7,500 square feet, 

and the existing lot size of 3,284 square feet. The property in question cannot yield a 

reasonable return if permitted to be used only under R-2 zoning regulations, due to the 

preexisting nature of the undersized lot. The downzoning that occurred in 1998 that 

brought about the nonconforming nature of the zoning applied to the subject property 

represents a unique circumstance. Since the neighborhood contains a variety of housing 

types with both single and multi-family residential dwellings, staff does not believe the 

variations requested would alter the essential character of the locality.  Approval of the 

requested variation to reduce the minimum lot area per family will allow two dwelling units 

to operate legally at the subject property.  

 

Figure 3 – Plat of Survey for 845 N. Broadway Street 

 
 

Conditions  

If the Zoning Board desires to approve this Variation of Use to allow a two-unit residence, 

an R-3 (One and Two-Family Residential) use, in an R-2 (Single-Family Residential) 
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zoning district and a series of Variations, and to repeal the existing Variation of Use 

granted in 1983 (Petition 1983-04), staff recommends the following conditions be 

included:   

 

1. That the proposed rear yard off-street parking area shall be paved with concrete, 

bituminous concrete, or other approved surface material in accordance with 

Section 47-17.17(J) of the Zoning Ordinance and other applicable ordinances.  

2. That off-street parking for a minimum of three vehicles shall be provided. 

3. That the existing fence in the rear yard shall be removed.  

4. That all necessary building permits shall be obtained, and all renovations 

completed prior to occupancy of the unit. 

5. That any and all outstanding Building and Property Maintenance Code violations 

shall be remedied as directed by the City of Joliet Department of Neighborhood 

Services.  

6. That the property shall remain in and comply with the City’s Rental Inspection 

Program. 

7. Should the property be declared a public nuisance by the City Council, the 

Variation of Use shall be subject to a rehearing and possible revocation of the 

Variation of Use. 
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SUMMARY

Petition  #76- 71

The petitioner,  Danley Lumber Company,  is requesting a variation

from the Zoning Ordinance to allow him to build a garage.     In

order to build the garage ,  the petitioner needs a variation in

ground coverage and also setback variations.    The Zoning Ordinance

requires that you connot cover over 30%  of the lot with principal

building and accessory buildings.    Also ,  they need sideyard setback

variations to build garage .    Property is located at 845 No.

Broadway Street,  Joliet,   Illinois.

r



BOARD OF ZONING APPEALS

JOLIET,   ILLINOIS

Variation' Request
No.     74- 2/

Request for Variation or Request for Variation of Use

A variation is required in conformity with the powers vested in the

Board of Appeals to permit t
insert use or cons u cti6h proposed

on the property described below.  /    

Legal Description 3 L      /^/ d     /" f li ri. i . as

2

Common Address

Zoning Category:

Adjoining properties zoning category and use3
JP- 

1

East of property West of property  infccs c

t3- 3 r P_-
North of property / : ,/ L_J, South of propertyV A 6f4x' o`   r1

PLEASE SUBMIT DETAILED PLOT PLAN

Name of Applicant( s )

Address of Applicant( s)      Zke,

Property Interest off Applicant( s )

Name of Owner( s)     7' yy`

Reasons for request.     ( Use additional paper and attach if necessary. )

1.    What characteristics of your property prevent its being
used for any of the uses permitted in your zone?

Too narrow,/ Elevation Soil

Too small /LSlope Subsurface

Too shallow Shape Other



r

2;    Describe the items checked,  giving dimensions where appropriate.

3•    How do the above site conditions prevent any reasonable use of your
land under the terms of the Zoning Ordinance?       , S

4.    Are the conditions on your property the result of man- made change?  If
so,  describes

5.    Which of the following types of modifications will allow you a reason-
able use of your land?

Change in set- back requirement? J
Change in lot- coverage requirement?

Change in side- yard restriction?
Change in off- street parking requirement?
Change in lot area per family requirement?
Other  ( describe )

6.     State what is the Va iation requested ,     .Lvin  d '   tan es hereAppro-

priate. QIfY') 4/ 17 4— dv, cY   <.    z7-g    n-    

7.    Are the conditions of hardship for which you request a variation true
only of your- property?    If not,   how many other properties near
by are similarly affected?

8.    Will the grant of a variation in the form requested be in harmony with
the neighborhood and not contrary to the intent and purpose of the
Zoning Ordinance?    Elaborate

Signature of Applicants:

Signature of Owners )      
ate

Date
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SUMMARY

Petition  #79- 10  -  Ground Coverage Variation

The petitioner is requesting a ground coverage variation in

order to erect a 10 ' xl8 . 5 '   ( sun porch)  addition onto a non- conforming

building.    The petitioner is already covering approximately 50%  of

the lot with buildings ;  with the addition,  they will be covering

approximately 55% .    Property is located at 845 No.  Broadway St. ,

Joliet ,  Illinois .



BOARD OF ZONING APPEALS
JOLIET,   ILLINOIS

Variation Request

No.    _' W-W-!

Request for Variation or Request for Variation of Use

A variation is required in conformity with the powers vested in the

Board of Appeals to permit J.,   1 A,­
insert insert use or construction proposed

on the property described below.

Legs1 Descriptions 7t lt %      Z,4x

Y 32 Y,   y_2 44 4r r,   1 r. 1 ISA44, ll   '.e 4l.'

Atfd 1 C"a c' cY AIz1

Common Addresso   -       xUl at

Zoning Category3

Adjoining properties zoning category and use3 ho- i

East of property k t West of property 40-%

North of property A- 1 South of property R- 1

PLEASE SUBMIT DETAILED PLOT PLAN

l
Name of Applicant( s )      A'&"      AtCt-.

Address of Applicant( s ) Ur

Property Interest of Applicant( s )

Name of Owners )

Reasons for request.     ( Use additional paper and attach if necessary. )

1 .     What characteristics of your property prevent its being
used for any of the uses permitted in your zone?

Too narrow k Elevation Soil

Too small Slope Subsurface

Too shallow Shape Other



2 )

2.     Describe the items checked,  giving dimensions where appropriate.

How do the above site conditions prevent any reasonable use of your
land under the terms of the Zoning Ordinance?      enf- ear

4.     Are the conditions on your property the result of man- made change?  If
so,   describe:

5.    Which of the following types of modifications will allow you a reason-
able use of your land?

Change in set- back requirement?
Change in lot- coverage requirement?       k:
Change in side- yard restriction?
Change in off- street parking requirement?
Change in lot area per family requirement?
Other  ( describe )

6.     State what is. the Variation requested ,  giving distances where appro-
priate.  et L4,....- i

v

7.     Are the conditions of hardship for which you request a variation true
only of your' property?    If not,  how many other properties near
by are similarly affected .

8.    Will the grant of a variation in the form requested be in harmony with
the neighborhood and not contrary to the intent and purpose of the
Zoning Ordinance?    Elaborate

glcri

Signature of Applicant( s) z  _ _  07 "  79
Date    "

Signature of Owner( s ) P-
0

Date
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ORDINANCE NO.

AN ORDINANCE GRANTING A VARIATION OF USE

WHEREAS,   the question of granting the variation

included in this Ordinance was referred to the Joliet City

Zoning Board of Appeals to hold a Public Hearing thereon;

and,

WHEREAS,   such a Public Hearing was held,   after

due Public Notice,   in the manner provided by law;  and,

WHEREAS,   said Board has made a report concerning

their action in regard to the petition requesting said

variation and said report indicates that a Motion to allow

was granted..

NOW,  THEREFORE,  BE IT ORDAINED BY THE MAYOR AND

CITY COUNCIL OF THE CITY OF JOLIET,   ILLINOIS:

SECTION l :    A variation from the terms of Ordinance

No .  5285,  being the Revised Zoning Ordinance of the City of

Joliet,   is granted to permit continued use of the existing building at
845 No.  Broadway Street as a bait shop with the permitted auxiliary use to
allow the sale of packaged beer not for consumption on the premises in an
R- 3  ( One  &  Two Family Residential)  District,  legally described as:    The North

Half of the East 132 feet of Lot 1 in Maria Bannon' s ReSubdivision of Lots 36,
37, 38, 39, 41, 42,  and 45 of Ambrose Doty' s Subdivision of the South Half of
the South Half of Section 4,  in Township 35 North,  and in Range 10,  East of

the Third Principal Meridian, ,  and of a strip of land lying East of said lots
3708, 41, 42,  and 45 and West of Broadway,  according to the Plat of said
Bannon' s ReSubdivision of record in the Recorder' s Office on June 22,  1881,

in Map Book 3,  page 98,  as Document No.  120052,  in Will County,  Illinois,

commonly known as 845 No.  Broadway Street,  Joliet,  Illinois.

This variation is granted subject to the terms and conditions

of all of the other laws and regulations of the City of Joliet,

County of Will and State of Illinois.     The zoning classifica-

tion of the property for which this variation is granted remains

the same and is not changed in any way by the adoption of this

Ordinance.    This Ordinance shall be strictly construed so as

to prohibit any use not specifically granted herein nor other-

wise allowed by the Zoning Ordinance of the City of Joliet .



t

s

SECTION 2:    The findings and recommendation of zx:

the Joliet City Zoning Board of Appeals on the question of

granting this variation of use are hereby accepted and

adopted and made a part of this Ordinance.

SECTION 3:    This Ordinance,   and every provision

thereof,   shall be considered separable ;  and the invalidity

of any section,   clause,  paragraph,   sentence or provision of

the Ordinance shall not affect the validity of any other

portion of this Ordinance .

SECTION 4:    All Ordinances or parts of Ordinances

conflicting with any of the provisions of this Ordinance,

shall be and the same are,  hereby repealed.

SECTION 5:    This Ordinance shall be in effect

from and after its passage,   approval and recording according

to law.

f

PASSED this day of A. D.  199,:?.

CIT CLERK

APPROVED this day of A. D.  19B.

MA4&;—
RECORDED in General Ordinance Book No.       at page

this G? 
e

day of A. D.  19Z3.

i



SUMMARY

Petition  # 83- 4  -   Variation of Use/ Reduction of Off- Street Parking

The petitioner is requesting a variation of use to allow continued

use of a bait ship,  and to allow the sale of package liquor in the

existing building in an R- 3   ( One  &  Two Family Residential)  District ;

also requested is a reduction of required off- street parking.

Property is located at 845 No.   Broadway Street ,  Joliet ,  Illinois .



BOARD OF ZONING APPEALS 3/ 71Xj.
JOLIET,   ILLINOIS

Variati. 0 Req est
No.      3—

Request for Variation or Request for Variation of Use

A variation is required in conformity with the powers vested in the

Board of Appeals to permitJ
insert u or constructiop propo ed

cue_,     a,     
l

1144
ct

on the property described below.

Legal Description:   The North Half of the East 132 feet of Lot 1 in Maria Ba on' s9
ReSubdivision of Lots 36,  37,  38,  39,  41,  42,  and 45 of Ambrose Doty' s Sub.  of the

South Half of the South Half of Section 4,  in Township 35 North,  and in Range 10,  East

of the Third Principal Meridian,  and of a strip of land lying East of said Lots 37,  38,

41. „ 42- , and45 and West of Broadway,  according to the Plat of said Bannon' s Re- Subdivision

of record in the Recorder' s Office on June 22,  1881,  in Map Book 3,  page 98,  as Document

No 120052   ; n Will County._ Zllinois.

Common Address:

Zoning Category:      t  .

Adjoining properties zoning category and uses

East of property West of propertyL.    J

North of property South of property

PLEASE

SUBMITQ
DETAILED PLOT PLAN

Nime of Applicant( s )

Address of Applicant( s )

Property Interest of Applicant( s )

Name of Owner( s )

Reasons for request.     ( Use additional paper and attach if necessary. )

1 .    What characteristics of your property prevent its being
used for any of the uses permitted in your zone?

Too narrow Elevation Soil

Too small Slope Subsurface

Too shallow Shape Other

Q

e w  



tz)

2:    Describe the items checked,  giving dimensions where appropriate.

3.    How do the above site conditions prevent any reasonable use of our

land under the terms of the Zoning Ordinance?

4.     Are the conditions on your property,  the result of man- made change?  If

so,  describe= xL- t-   aii

5.    Which of the following types of modifications will allow you a reason-
able use of your land?

Change in set- bask requirement?

Change in lot- coverage requirement?,

Change in side- yard restriction?
Change in off- street parking requirement?
Change in lot area Der family r uirement?

Other  ( describe)

6.     State what is the Variation requested ,  giving distances where appro-
priate.

7.    Are the conditions of hardship for which you request a variation true
only of your- property?       If not,  how many other properties near
by are similarly affected?

Will the grant of a variation in the form requested be in harmony with
the neighborhood and not contrary to the intent and purpose of the
Zoning Ordinance?    Elaborate___*   GLt4

h

U3/
O 7 3Signature of Applicants)  i'Y1 .

Da e

Signature of Owner( s), x i' 1'-  Pon,/. 11. 1'    X ° 5/ 07
Date
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MINUTES

At a Meeting of the Zoning Board of Appeals of the City of Joliet,  Illinois,  held

Thursday,  April 21,  1983,  at the hour of 1: 30 P. M.  in the Municipal Building,  150

West Jefferson Street,  Joliet,  Illinois,  the following petition was heard:

Petition # 83- 4  -  Variation of Use/ Reduction of Off- Street Parking

The petitioner is requesting a variation of use to allow continued use
of a bait shop,  and to allow the sale of package liquor in an R- 3

One  &  Two Family Residential)  District;  also requested is a reduc-

tion of required off- street parking.    Property is located at 845 No.
Broadway Street,  Joliet,  Illinois.

Members of the Zoning Board of Appeals present were:

Jonathan Simpson

Anthony Buchar
James Weakman

Dominic Principali

Richard Hoffman

Ben Waldvogel,  Chairman

Members of the Zoning Board of Appeals absent were:

Ed Hennessy

Mrs.  Betty M.  Backulich,  845 No.  Broadway Street,  appeared before the Board to

present the petition.    Mrs.  Backulich stated that she and her late husband bought

this property in 1975 under the pretense that it was zoned B- 1 with living quarters
upstairs.    Mrs.  Backulich said this has always been a business  -  a church,  a store,

a liquor store,  a cigar store  -  always commercial.    But when they started checking
the records,  they found their property was not zoned for business.    Now,  they want

it business- zoned.    She again stated that she and her late husband have been operating

a bait shop since 1975.

Mr.  Waldvogel stated that the Zoning Board does not have the authority to change
the zoning;  they can,  however,  grant a variation for a business use.    Mrs.  Backulich

said their real estate agent told them they had B- 1 zoning when they purchased the
property.    Mr.  Waldvogel said they apparently lied.

Mr.  Buchar suggested the possiblity that the property was downzoned to R- 3.    Mr.

Waldvogel said no,  he did not think the property was downzoned.   Mrs.  Backulich

said the property listed as B- 1 when they purchased it;  they just made a mistake.
Mr.  Buchar commented that there has been business use at this property ever since
he can remember.    Mrs.  Backulich said yes;  she recalled a television repair shop,
cigar store,  grocery store.    She believed the building was originally used for a pub
because it was all reinforced for coolers.

Mr.  Simpson asked Mrs .  Backulich what prompted her to come in for this variation.
Mrs.  Backulich said they want to sell packaged beer along with their bait.    Mr.

Simpson asked if they sold beer before.    Mrs.  Backulich said no.    She stated they
have parking in front of the building.    Also,  there is a used car lot across the

street and the owner gave permission to use his lot if they ever have too many
customers.    Mr.  Simpson asked if they would sell hard liquor.    Mrs.  Backulich said

no  -  beer only  -  and not to drink on the property.    Mrs.  Backulich said when fisher-

men go out,  they take their bait,  ice and beer.



Zoning Board of Appeals  # 83- 4

April 21,  1983

Page Two

Mr.  Waldvogel asked if the Board granted a variation to this property in the past.
Mrs.  Backulich said yes.    They had an old 3- car garage with a dirt floor.    They
tore this down and wanted to erect a new 2- car garage.    The Board granted a 3'
setback variation for the new garage.    A few years later,  her husband became ill

and couldn' t climb stairs.    They tore down a shed on the side of the building and
wanted to build a room for a bed so her husband could stay downstairs.    The

Board granted a variation for that.    Mrs.  Backulich said her husband died in

August 1981.

Mr.  Waldvogel asked Mrs.  Backulich' s reasons for wanting to sell beer.    Mrs.

Backulich said they go together  -  when a fisherman goes out,  he takes a six- pack
of beer,  ice and bait.    This will keep him from making one more stop.    It will

keep the money in the community.

Mr.  Waldvogel commented that the City restricts operating hours of package liquor
stores,    Mrs .  Backulich said she understands,  but the Zoning Board is the first
step in the process.

Mr.  Waldvogel asked if Mrs.  Backulich has talked with the Liquor Commissioner yet.
Mrs .  Backulich said he was out yesterday and he told her to get the zoning approved
first,  then check back with the Liquor Commission.

Mr,  Buchar asked if Mrs.  Backulich is in the right department with this request.

Mr.  Waldvogel said yes,  they are requesting a variation of use.    Their present zoning
is R- 3.    Mr.  Waldvogel asked if they already have a variation for the bait shop.
Mrs.  Backulich said no.    That is why they are asking for a variation to allow
continued use of the bait shop and to sell packaged beer.    Mr.  Waldvogel said he

doesn' t think this Board can allow the sale of package liquor.    That has to do with

the Liquor Commissioner.    The Zoning Board can allow the variation for the bait
shop.    Mrs.  Backulich said they realize this,  but they need the OK to have their
shop there first.

Mrs.  Ann Picco, 211 Ross Street,  appeared before the Board to speak in opposition to

the petition.    Mrs.  Picco said that 211 Ross is just around the corner from 845 No.
Broadway Street.    Mrs.  Picco said they have no objection to the bait shop,  although

they do get a lot of traffic from it.    Customers use her double- driveway instead
of the alley.    They other way is a dead- end.    Mr.  Waldvogel said the only thing the
Board is considering today is approval of the bait shop.    Mrs .  Picco said the bait

shop is OK,  but they cannot have the liquor;  there is a liquor store right behind

there.    There are five liquor stores in a block.    Mrs.  Picco asked what about the

off- street parking.    Mr.  Waldvogel said that if they consider the parking,  they must
allow what is there now.    Mrs.  Picco complained about  " No Parking 9- 5"  signs erected

five or six months ago.    Nobody in• the area was notified.    Mr.  Waldvogel said he has

no concept of that.    Mrs.  Picco said she asked for a  " No Outlet"  or  " No Thoroughfare"

sign,  but the City would not do that.    Sometimes buses and semi- trucks pull in there;
then they have trouble backing out and have to use her driveway.    Mr.  Waldvogel said

Mrs.  Picco should request a  " Dead End"  sign from the Street Department;  also to

question the  " No Parking 9- 5"   signs.

Mr.  Eckman clarified that the petitioner. . is requesting continued use of the bait
shop and permission to sell package liquor in an R- 3  ( One  &  Two Family Residential)
District.    The package liquor would require a B- 1 zoning.    They already have a
bait shop.    A variation of use must state the specific use( s)  requested.    This
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variation of use would go with the property.    Mr.  Eckman added that if the variation

of use to allow the sale of package liquor is allowed,  this does not mean that

they can have a package liquor store;  it means that they have the zoning to operate
a package liquor store.   After the zoning is approved,  they would have to go to
the Liquor Commissioner.

Mr.  Simpson asked about the possibility of approving this variation under the
condition that they qualify with the Liquor Commissioner.

Mr.  Principali asked if the Board approves continued use of the bait shop,  aren' t

they approving the use of B- 1 zoning?   Mr.  Waldvogel said no.    Mr.  Eckman said the

bait shop has been there and he does not know how it got there.    There was never

a B- 1 zoning or a variation granted to this property.    Mr.  Eckman said there is

one good feature about a variation of use-- it allows only the specific use( s)
granted.

Mr.  Waldvogel said he favors acting on the bait shop,  but tabling any action on
the package liquor store.    The Board could bring it back if the Liquor Commissioner
approves it.

A motion was made by Jonathan Simpson to APPROVE part of # 83- 4  - the part dealing
with the bait shop only.    Mr.  Simpson further stated in his motion that action on

the sale of package liquor and off- street parking be TABLED and brought before the
Board at a later date with no additional fee required.    The motion was seconded

by James Weakman.

Mr.  Eckman polled the Board:

Jonathan Simpson voted AYE.

Anthony Buchar voted AYE.
James Weakman voted AYE.

Dominic Principali voted AYE.

Richard Hoffman voted AYE.

Ben Waldvogel voted AYE.

The minutes of this meeting are recorded on Cassette Tape  # 85 in the Zoning Office.



MINUTES

At a Meeting of the Zoning Board of Appeals of the City of Joliet,  Illinois,  held

Thursday,  May 19,  1983,  at the hour of 1: 30 P. M.  in the Municipal Building,  150

West Jefferson Street,  Joliet,  Illinois,  the following petition was heard:

Continuation of Petition ##83- 4  - Variation of Use/ Reduction of Required

Off- Street Parking

The petitioner is requesting a variation of use to allow continued use
of a bait shop,  and to allow the sale of package liquor in an R- 3  ( One

Two Family Residential)  District;  also requested is a reduction of

required off- street parking.    Property is located at 845 No.  Broadway

Street,  Joliet,  Illinois .

Members of the Zoning Board of Appeals present were:

Jonathan Simpson,  Acting Chairman

Ed Hennessy

Anthony Buchar
James Weakman

Dominic Principali

Richard Hoffman

Members of the Zoning Board of Appeals absent were:

Ben Waldvogel,  Chairman

Mrs .  Betty Backulich,  845 No.  Broadway Street,  appeared before the Board to present  '
the petition.    Mrs.  Backulich said they presently have a bait shop;  now they want

to sell package liquor.

Mr.  Simpson said he would like to clarify the status of this petition.    He knows

that they voted on the bait shop at their last meeting.    Mr.  Eckman said that he

prepared the Board' s recommendation on the bait shop for the City Council agenda,
but the Administration felt it would be better if the Board acted on the entire  .

petition before presenting it to City Council.    Mr.  Eckman added that the existing
bait shop is classified as a legal,  non- conforming use.    Mr.  Eckman further stated

that the liquor commissioner will not act on the request for a liquor license without

a variation of use being granted to this property.

Mr.  Simpson commented that this is a legal,  non- conforming use because it has always
been a bait shop.    Mrs.  Backulich said that when she and her late husband purchased

the building,  they were told it had always been used for business .

Mr.  Peter Backulich,  Jr. ,  204 St.  Jude,  appeared before the Board to speak on behalf

of the petition.    Mr.  Backulich showed a diagram  ( layout)  of the shop.    He said

they have a cooler 3'  high and they would like to sell 6- packs of beer.    They have
no intention of selling any hard liquor.    Mr.  Backulich said he also has a notarized

statement from 343 No.  Broadway - that they are in favor of this request.

Mr.  Backulich presented a petition with 445 names of customers who are in favor of
selling package beer at the shop.    Mr.  Simpson said he will accept the submitted

documents but they cannot have an effect on the Board' s decision.
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Regarding off- street parking,  Mrs.  Backulich stated that Jack Skole Motors has

agreed to allow customers to park in his lot.    Mrs.  Backulich said the maximum

number of cars they would have at one time is 8- 10.    Their busiest time is on

Saturday morning from 6 a. m.  to 9 a. m.   Mr.  Buchar commented that there seems

o be great deal of on- street parking on both sides of the street.

Mrs .  Backulich stated that there are not too many places in town where fishermen
can get everything in one place-- beer,  ice and bait.    This would be a convenience

to the fishermen.

Mr.  Principali said that he is concerned about this request for a package liquor
store.    The request does not limit the sale of liquor to package beer.   Mr.

Hennessy said that the liquor license would limit that;  there is a specific license

for beer and wine.    Mr.  Simpson said they are asking to sell beer only.   He would

like to see this specifically stated in the motion.

Mr.  John R.  Skole,  916 Ronnie Court,  appeared before the Board to speak in favor

of the petition.    Mr.  Skole stated that he operates a business at 903 N.  Broadway.
Mr.  Skole said he would allow the petitioner' s customers to park in his lot.
Sometimes they already do when it is busy.    Mr.  Buchar asked if Mr.  Skole is

Y

talking about parking in his lot or along the street.   Mr.  Skole said they can

park in his lot-- this would be off- street parking.

Mrs.  Ann Picco,  211 Ross Street,  appeared before the Board to speak in opposition

to the petition.    Mrs.  Picco said she lives  -three  ( 3)  doors up from 845 No.  Broadway.

She presented petitions from the neighborhood and stated that nobody wants the
sale of package liquor at this location.    Mrs.  Picco noted that within a three- block

area there are eleven liquor licenses.    She asked the Board:    " Don' t you think
we have enough?"   Mr.  Buchar said that is not the point.    The Board is looking at
the facts of this particular building.

Mrs.  Picco said there are never more than 4 or 5 cars at one time.    She said they

don' t need the 9- 5 parking signs.

Mr.  Hennessy asked Mrs.  Picco if she believes the availability of package liquor
will bring in more people.    Mrs.  Picco said yes,  more people will come in if liquor
is sold there.

Mrs.  Picco stated that she lives on a dead- end street.    She said it is pitiful what
they have to put up with.    People speed through there.    They have no respect for
the neighborhood.    Big boats turn around there.    They ruined her brother' s hedges.
They use her driveway.

Mr.  Simpson said he would like to .make it clear to Mrs.  Picco that if the petition
is denied,  the bait shop would be allowed to continue operation.   Mrs.  Picco said

it is alright to let the bait shop stay,  but don' t change the zoning.    Mr.  Simpson

clarified that the Board does not have the authority to change the zoning,  they can
only allow a variation of use.    Mr.  Hennessy added that this Board decides if the
petitioner has the right to operate the business,  but the Liquor Commissioner gives
the liquor license.    Mrs.  Picco asked that the Board not give him the proper zoning
and then he won' t be able to get a liquor license.    She asked again if eleven liquor

licenses in the immediate area are not enough.    Mr.  Simpson said that is not a

decision for this Board.

Mrs.  Picco stated that all the people in the area are elderly.    She is only trying
to look out for the neighborhood.
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Mrs.  Picco complained about the parking situation.    She did not like the 9- 5

parking signs;  also,  there are no sidewalks on the north side of the street and

people park where the sidewalks should be.    Mr.  Simpson said that complaints of

this nature should be referred to another department.    Mr.  Buchar commented that

if they couldn' t park there,  they would probably park by Mrs.  Picco' s house.

Mr.  Weakman made a motion to recommend to the City Council that this petition be
APPROVED,  limiting the sale of liquor to beer and wine.    Mr.  Weakman made his

motion based on the following FINDINGS OF FACT:

1.    As stated at the last meeting,  the petitioner' s hardship is
that they need the added income.

The motion was seconded by Richard Hoffman.

Mr.  Simpson questioned whether they should add  " wine"  to the motion.   Mr.  Weakman

said he would delete  " wine"  from his motion.

Mr.  Buchar said he would like to add that the liquor license should go only to
this owner.    Mr.  Simpson said he doesn' t believe the Board can tie the variation

to the owner;  the variation goes with the land.

Mr.  Eckman polled the Board:

Ed Hennessy voted AYE.

Anthony Buchar voted AYE.
James Weakman voted AYE.

Dominic Principali voted AYE.

Richard Hoffman voted AYE.

Jonathan Simpson voted AYE.

Mr.  Simpson stated that this petition will be presented to the City Council for
final decision; also,  the petitioner will have to request a liquor license from
the Liquor Commission.

The minutes of this meeting are recorded on Cassette Tape  ##87 in the Zoning Office.
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May 25,  1983 150 WEST JEFFERSON STREET

JOLIET. ILLINOIS 60431

TO:    Mayor &  City Council

FROM: City Manager

SUBJECT:    Petition # 83- 4  - Variation of Use to allow continued use of a bait

shop,  and to allow the sale of package liquor in an R- 3  ( One  &  Two

Family Residential)  District;  also requested is a reduction of

required off- street parking.    ( The required zoning for this use is
B- 1  -  Neighborhood Business) .   Property is located at 845 No.
Broadway Street,  Joliet,  Illinois.

BACKGROUND

At a Meeting of the Zoning Board of Appeals of the City of Joliet,  Illinois,

held Thursday,  May 19,  1983,  in the Municipal Building,  the following petition
was heard:

Continuation of Petition # 83- 4 -  Variation of Use/ Reduction

of Required Off- Street Parking

The petitioner is requesting a variation of use to allow
continued use of a bait shop,  and to allow the sale of

package liquor in an R- 3  ( One  &  Two Family Residential)
District;  also requested is a reduction of required off-

street parking.    Property is located at 845 No.  Broadway
Street,  Joliet,  Illinois.

The petition was presented by the owner and operator of Pete' s Bait Shop,  Mrs.

Betty M.  Backulich,  845 No.  Broadway Street.

Regarding the history of the property,  the first floor of the existing two- story

building has been used by the petitioner as a bait shop since they purchased it
in 1975.    Prior to that,  the building housed several other small businesses:    TV

repair shop,  grocery store,  and liquor store.    The upstairs is residential and

is occupied by the owner.    The present zoning is R- 3  ( One  &  Two Family Residential)
and the present use is classified as non- conforming.   The required zoning for a
bait shop,  as well as a package liquor store,  is B- 1  ( Neighborhood Business) .

Mrs.  Backulich stated that she and her late husband purchased the property with
the assumption that it was zoned for business.    Her purpose before the Board was
to request a variation of use to make the bait shop a legal and conforming use;
also,  to ask permission to sell package liquor  ( beer only) .   The property has no
off- street parking,  but the owner of Skole Motors,  903 N.  Broadway Street,  has

agreed to allow patrons of the bait shop to park in his lot,  as they have been doing
in the past.
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One objector from the immediate area voiced her opposition to the parking situation
since  " No Parking"  signs were posted on Ross Street.    She also opposed the sale of

package liquor,  but had no objection to continued operation of the bait shop.

The Zoning Board of Appeals voted unanimously  ( 6- 0)  with one member absent,  to

recommend to the City Council that a variation of use to allow continued use of
a bait shop,  and to allow the sale of package liquor  ( beer only)  in an R- 3  ( One

6 Two Family Residential)  District be approved.    The parking variation was also
approved.    The following Board members voted AYE:    Ed Hennessy,  Anthony Buchar,
James Weakman,  Dominic Principali,  Richard Hoffman,  Jonathan Simpson.

The minutes of the April 21,  1983 and May 19,  1983 Zoning Board of Appeals meetings
are attached.

RECOMMENDATION

Because the property has been used for business for many years and is occupied by
a commercial building,  the Administration recommends that Mayor and City Council
concur with the Zoning Board of Appeals and approve the requested variation of use.
This variation will permit the use of the existing building at 845 No.  Broadway
as a bait shop and for the sale of packaged beer.

Respectfully submitted,

enneth R.  Murra

CONCURRENCE: City Manag r

qA

Buel Eckman Q1V n ezera

Secretary,  Zoning Board of Appeals Di ctor of Public e vice

WLk5/1-
K c̀hael eli ski

Director o Community 6 Economic Development

APPROVED AS TO FORM:

bolas Sakel riou

Corporation Counsel

BE: jf

Attachments  ( 3)



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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