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STAFF REPORT 

 

DATE:  December 10, 2024 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:   2024-60 

Applicant / Owner: 1st Choice Auto Sales / Bujar Shabani 

  Location:   115 N. Center Street 

Request:  A Special Use Permit to allow an automobile storage 
lot for an existing used automobile sales business 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow an automobile storage lot that 

will be used to park inventory for their existing used automobile sales business. The 

applicant owns 1st Choice Auto Sales at 201 N. Center Street. The subject of the special 

use request is the parking lot at 115 N. Center Street. Per the City of Joliet Zoning 

Ordinance, uses related to automobile sales may be allowed as special uses 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 subject property is a 6,270-square-foot lot that contains an existing parking area. The 

property is accessed from an alley off Center Street that runs along the south side of the 

site. The petitioner installed an aluminum fence around the property in December 2021. 

 

The property is zoned B-3 (general business) and has been a parking lot for decades. In 

the 1960s and 1970s, it was part of the Kinney Motors car dealership that operated at 

104 and 116 N. Center Street. The lot remained under ownership related to Kinney Motors 

until the petitioner purchased it in 2021. 

 

The petitioner previously requested the same special use permit under Petition 2022-73, 

which was recommended for denial by the Zoning Board of Appeals in December 2022 

and denied by City Council in January 2023. 

 

Surrounding Zoning, Land Use and Character 

The property is located on the west side of Center Street between Oneida Street and 

Jefferson Street. It is surrounded by residential and commercial properties with B-3 

(general business) zoning. Adjacent to the north is Last Chantz Sports Bar and its parking 

lot. Adjacent to the west is a two-unit residence. Across the alley to the south is a five-
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unit residence. Across Center Street to the east is an eight-unit residence and a vacant 

commercial building. 

 

Applicable Regulations 

• Section 47-13.2A (G) Special Uses – B-3 General Business District 

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

(refer to attachment) 

         

Discussion 

The petitioner, the owner of 1st Choice Auto Sales at 201 N. Center Street, is requesting 

a special use permit to use the property at 115 N. Center Street to store extra inventory 

for their business. 1st Choice Auto Sales is a used car dealership located one block north 

of the proposed storage lot on a 6,000-square-foot site that contains a small office building 

and 18 parking spaces. The dealership is located at the northwest corner of Center Street 

and Oneida Street and has no room to expand. 201 N. Center Street has been a car 

dealership since at least the late 1980s when a variation of use to allow used car sales 

was approved for the site, which is zoned B-1 (neighborhood business). 

 

The petitioner has operated 1st Choice Auto Sales at 201 N. Center Street since 2018 

and purchased the lot at 115 N. Center Street in 2021. The proposed site plan for 115 N. 

Center Street shows 16 parking spaces. The lot would only be used for storage of vehicles 

– no sales would be conducted on the property. As a condition of approval, the special 

use permit would terminate if the variation of use that permits auto sales at 201 N. Center 

Street were revoked or if the use were abandoned for longer than one year. As another 

condition, the parking lot will need to be re-paved and striped in accordance with City 

regulations. Additionally, the petitioner will need to replace the public sidewalk along 

Center Street and the alley apron adjacent to Center Street.  

 

Staff finds that the request meets the criteria for special uses in that it will not be 

detrimental to public health or general welfare and will not be injurious to the use of other 

property in the immediate vicinity. The property will continue to operate as a parking area 

as it has for many years and will need to be improved per the proposed conditions. More 

than one year has elapsed since the previous denial of the same special use request at 

this site. 

 

Conditions  

If the Zoning Board desires to approve this Special Use Permit to allow an automobile 

storage lot for an existing used automobile sales business, located at 115 N. Center 

Street, the following conditions would be included: 

 

1. That no sales or repair of automobiles shall be conducted on the property; 
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2. That no inoperable vehicles shall be stored on the property; 

 

3. That the property shall be re-paved, and the parking spaces marked (painted) in 

accordance with an approved City plan prior to utilization of the lot; 

 

4. That the public sidewalk adjacent to the east side of the property and extending 

to the south side of the alley, and the alley apron, shall be replaced within 6 

months of ordinance approval in accordance with the requirements of the Public 

Works Department; 

 

5. That no business signage shall be permitted on the property; 

 

6. That the Special Use Permit shall terminate if the Variation of Use for 201 N. 

Center Street (Ordinance #8562) is revoked or if the use is abandoned for longer 

than one year; 

 

7. 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; 

 

8. 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: Aerial view of 115 N. Center Street and 201 N. Center Street (2024) 

 
 
  

115 N. Center St. 

201 N. 

Center St. 
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Figure 2: Parking lot at 115 N. Center Street, view west from Center Street (December 2024) 

 
 
Figure 3: Parking lot at 115 N. Center Street, view northwest from alley entrance (December 2024) 

 
 
  



6 
 

Figure 4: Alley apron and sidewalk along Center Street adjacent to 115 N. Center Street, view north 
from alley (December 2024) 
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Figure 5: 1st Choice Auto Sales at 201 N. Center Street, view northwest from the intersection of 
Center Street and Oneida Street (September 2024) 

 
 

















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. 

  

 




