
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Jim Riggs
Brigette Roehr

Debbie Radakovich
Jesse Stiff

City Hall, Council Chambers2:00 PMThursday, May 15, 2025

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

Zoning Board of Appeals Meeting Minutes 4-17-25

Zoning Board of Appeals Meeting Minutes 4-17-25.pdfAttachments:

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.
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Zoning Board of Appeals Meeting Agenda May 15, 2025

PETITION 2025-09: A Variation of Use to allow a two-unit residence, an R-3 
(one- and two-family residential) use, in the R-2A (single-family residential) 
zoning district and a series of Variations to allow a two-unit residence, located at 
1507 E. Cass Street. (COUNCIL DISTRICT #4)

REPEAL OF PETITION 1995-48: A Variation of Use to allow the continuation of 
an existing pizza business, a B-1 (neighborhood business) use, in an R-2A 
district, located at 1507 E. Cass Street. (COUNCIL DISTRICT #4)

ZBA 2025-09 (1507 E. Cass Street)_Staff Report Packet.pdfAttachments:

NEW 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.

PETITION 2025-12: A Variation to reduce the required side yard setback from 8 
feet to 5.7 feet to allow construction of a house addition, located at 1411 Arthur 
Avenue. (COUNCIL DISTRICT #4)

ZBA 2025-12 (1411 Arthur Avenue) Staff Report Packet.pdfAttachments:

PETITION 2025-13: A Special Use Permit to allow an automotive repair facility, 
located at 801 E. Cass Street. (COUNCIL DISTRICT #4) ***WITHDRAWN***

ZBA 2025-13 (801 E Cass St) WITHDRAWN.pdfAttachments:

PETITION 2025-14: A Special Use Permit to allow a daycare center, located at 
2551 Division Street, Suites 101 and 102. (COUNCIL DISTRICT #1)

PETITION 2025-15: A Variation to allow a daycare center within 40 feet of a 
residential zoning district, located at 2551 Division Street, Suites 101 and 102. 
(COUNCIL DISTRICT #1)

ZBA 2025-14 2025-15 (2551 Division Street) Staff Report 
Packet.pdf

Attachments:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

Downtown Joliet Equitable Transit Oriented Development Plan – Overview and 
Status Update

PUBLIC COMMENT

Page 2 of 3 

https://joliet.legistar.com/gateway.aspx/matter.aspx?key=12681
https://joliet.legistar.com/gateway.aspx?M=F&ID=3606d8b4-6902-47a6-876b-4d86c06ff8cf.pdf
https://joliet.legistar.com/gateway.aspx/matter.aspx?key=12667
https://joliet.legistar.com/gateway.aspx?M=F&ID=b3e48861-db1d-4ad0-b0ee-0595e966e895.pdf
https://joliet.legistar.com/gateway.aspx/matter.aspx?key=12669
https://joliet.legistar.com/gateway.aspx?M=F&ID=b0e870c2-0bc1-4645-8f43-bb3b5a60c15c.pdf
https://joliet.legistar.com/gateway.aspx/matter.aspx?key=12670
https://joliet.legistar.com/gateway.aspx?M=F&ID=b955c618-3ca3-4b21-b271-08680009d246.pdf
https://joliet.legistar.com/gateway.aspx/matter.aspx?key=12676


Zoning Board of Appeals Meeting Agenda May 15, 2025

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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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
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Jim Riggs
Brigette Roehr

Debbie Radakovich
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Meeting Minutes - Pending Approval April 17, 2025Zoning 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

Planner Jayne Bernhard explained staff and the petitioner were recommending Petition 
2025-10 be tabled to the June 19, 2025 Zoning Board of Appeals meeting.  Ms. Bernhard 
explained staff was recommending Petition 2025-09 and Repeal of Petition 1995-48 be tabled 
to the May 15, 2025 Zoning Board of Appeals meeting.  Ms. Bernhard explained staff was 
recommending the Public Hearings for Petitions 2025-09, Repeal of Petition 1995-48, and 
2025-10 not be opened by the Zoning Board of Appeals.

ROLL CALL

Ralph Bias, Bob Nachtrieb, Debbie Radakovich, Jim Riggs, 
Brigette Roehr and Jesse Stiff

Present

Ed HennessyAbsent

ALSO PRESENT: Media Engagement and Communications Director Rosemaria DiBenedetto, 
Community Development Director Dustin Anderson, Interim Corporation Counsel Todd 
Lenzie, Planner Jayne Bernhard, Planner Raymond Heitner, Planner Helen Miller, Economic 
Development Specialist Emily McGuire, Legal Assistant Katy Fyksen, and Community 
Development Administrative Assistant Lauren Helland

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 3-20-25 TMP-8472

Attachments: Zoning Board of Appeals Meeting Minutes 3-20-25.pdf

A motion was made by Brigette Roehr, seconded by Debbie Radakovich, to 
approve Zoning Board of Appeals Meeting Minutes 3-20-25. The motion carried 
by the following vote:

Bias, Roehr, Riggs, Radakovich and StiffAye:

HennessyAbsent:

NachtriebAbstain:

CITIZENS TO BE HEARD ON AGENDA ITEMS

Jori Gura spoke in opposition to Petition 2025-10.  

Mr. Riggs and Ms. Roehr explained staff was recommending Petition 2025-10 be tabled to 
June 19, 2025 and the Zoning Board of Appeals would need to vote on the agenda item.

Louise Converse and Theresa Ashby spoke in opposition to Petition 2025-10.  

Timothy Broderick spoke in favor of Petition 2025-10.
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OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

PETITION 2025-07: A series of Variations on signage to allow 
tenant wall and monument signs, located at 2903 Schweitzer 
Road. (COUNCIL DISTRICT #5)

TMP-8473

Attachments: ZBA 2025-07 (2903 Schweitzer Rd) Staff Report Packet

Ms. Bernhard read the staff report into the record.  Nicholas Rauch with RJW 
Logistics Group appeared on behalf of the petition.  No one from the public 
spoke in opposition to or in favor of the petition.  There were no questions or 
comments from the Board.

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve 
PETITION 2025-07: A series of Variations on signage to allow tenant wall and 
monument signs, located at 2903 Schweitzer Road. (COUNCIL DISTRICT #5). 
The motion carried by the following vote:

Nachtrieb, Bias, Roehr, Riggs, Radakovich and StiffAye:

HennessyAbsent:

PETITION 2025-08: A Variation of Use to allow a wholesale 
business, a B-3 (general business) use, in the B-1 
(neighborhood business) zoning district, located at 470 S. 
Hammes Avenue. (COUNCIL DISTRICT #5)

TMP-8474

Attachments: ZBA 2025-08 (470 S Hammes Ave) Staff Report Packet

Ms. Bernhard read the staff report into the record.  Michael Collins with Sharp 
Property Solutions appeared on behalf of the petition.  No one from the public 
spoke in opposition to or in favor of the petition.  There were no questions or 
comments from the Board.

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2025-08: A Variation of Use to allow a wholesale business, a B-3 
(general business) use, in the B-1 (neighborhood business) zoning district, 
located at 470 S. Hammes Avenue. (COUNCIL DISTRICT #5). The motion 
carried by the following vote:

Nachtrieb, Bias, Roehr, Riggs, Radakovich and StiffAye:

HennessyAbsent:

PETITION 2025-09: A Variation of Use to allow a two-unit 
residence, an R-3 (one- and two-family residential) use, in 

TMP-8466
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the R-2A (single-family residential) zoning district and a 
series of Variations to allow a two-unit residence, located at 
1507 E. Cass Street. (COUNCIL DISTRICT #4)

REPEAL OF PETITION 1995-48: A Variation of Use to allow 
the continuation of an existing pizza business, a B-1 
(neighborhood business) use, in an R-2A district, located at 
1507 E. Cass Street. (COUNCIL DISTRICT #4)

Attachments: ZBA 2025-09 (1507 E. Cass Street) TABLING 
REQUEST.docx

Ms. Bernhard explained staff was recommending the Public Hearing not be 
opened by the Zoning Board of Appeals.  Ms. Bernhard explained staff was 
recommending Petition 2025-09 and Repeal of Petition 1995-48 be tabled to the 
May 15, 2025 Zoning Board of Appeals meeting.  The Public Hearing was not 
opened.  There were no questions or comments from the Board.

A motion was made by Ralph Bias, seconded by Jesse Stiff, to table PETITION 
2025-09: A Variation of Use to allow a two-unit residence, an R-3 (one- and 
two-family residential) use, in the R-2A (single-family residential) zoning district 
and a series of Variations to allow a two-unit residence, located at 1507 E. Cass 
Street. (COUNCIL DISTRICT #4)

REPEAL OF PETITION 1995-48: A Variation of Use to allow the continuation of 
an existing pizza business, a B-1 (neighborhood business) use, in an R-2A 
district, located at 1507 E. Cass Street. (COUNCIL DISTRICT #4). The motion 
carried by the following vote:

Nachtrieb, Bias, Roehr, Riggs, Radakovich and StiffAye:

HennessyAbsent:

PETITION 2025-10: A Special Use Permit to allow athletic 
fields incidental to a private high school, located at 1201 
Wyoming Avenue and 1200 N. Larkin Avenue. (COUNCIL 
DISTRICT #2) **TO BE TABLED**

TMP-8469

Attachments: ZBA 2025-10 (JCA Sports Complex) TABLING 
REQUEST.pdf
ZBA 2025-10 (JCA Sports Complex) Staff Report Packet.pdf

Ms. Bernhard explained the petitioner and staff were recommending the Public 
Hearing not be opened by the Zoning Board of Appeals.  Ms. Bernhard 
explained petitioner and staff were recommending Petition 2025-10 be tabled to 
the June 19, 2025 Zoning Board of Appeals meeting.  The Public Hearing was 
not opened.  

Planner Raymond Heitner responded to Ms. Roehr’s questions about the 
Board’s receival of additional or revised materials from JCA, neighborhood 

Page 3 of 5

https://joliet.legistar.com/gateway.aspx?M=F&ID=89f9b6bb-2fef-4b2f-8920-5752f05afed4.docx
https://joliet.legistar.com/gateway.aspx?M=L&ID=12647
https://joliet.legistar.com/gateway.aspx?M=F&ID=1573a92c-07c6-4a81-abef-4807e4653c16.pdf
https://joliet.legistar.com/gateway.aspx?M=F&ID=095863c2-51af-4578-9f5a-b87fdb572144.pdf


Meeting Minutes - Pending Approval April 17, 2025Zoning Board of Appeals

sidewalks, and stormwater.

A motion was made by Brigette Roehr, seconded by Debbie Radakovich, to 
table PETITION 2025-10: A Special Use Permit to allow athletic fields incidental 
to a private high school, located at 1201 Wyoming Avenue and 1200 N. Larkin 
Avenue. (COUNCIL DISTRICT #2) **TO BE TABLED**. The motion carried by 
the following vote:

Bias, Nachtrieb, Radakovich, Riggs, Roehr and StiffAye:

HennessyAbsent:

                     Mr. Heitner responded to Ms. Roehr’s question about the Board’s receival of 
                     traffic impact studies.

PETITION 2025-11: A Special Use Permit to allow a cellular 
communications tower and associated ground equipment, 
located at 2500 Brandon Road. (COUNCIL DISTRICT #5)

TMP-8475

Attachments: ZBA 2025-11 (2500 Brandon Rd) Staff Report Packet

Ms. Bernhard read the staff report into the record. Gong Lin with American 
Tower LLC appeared on behalf of the petition.  No one from the public spoke in 
opposition to or in favor of the petition.  In response to Mr. Bias’s question and 
comments about cell towers and Starlink, Mr. Lin discussed cell tower and 
satellite internet technology systems.

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve 
PETITION 2025-11: A Special Use Permit to allow a cellular communications 
tower and associated ground equipment, located at 2500 Brandon Road. 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Nachtrieb, Bias, Roehr, Riggs, Radakovich and StiffAye:

HennessyAbsent:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

None

ADJOURNMENT

A motion was made by Jim Riggs to approve adjournment. The motion carried by the 
following vote:

Nachtrieb, Bias, Roehr, Riggs, Radakovich and StiffAye:
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HennessyAbsent:

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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DATE:  May 15, 2025 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2025-09 and 1995-48 

Applicant/Owner: Felimon Deltoro   

  Location:   1507 E. Cass Street   

Request:  2025-09: A Variation of Use to allow a two-unit 

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

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

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

residence, located at 1507 E. Cass Street. 

 

 REPEAL OF PETITION 1995-48: A Variation of Use to 

allow the continuation of an existing pizza business, a 

B-1 (Neighborhood Business) use, in an R-2A district, 

located at 1507 E. Cass Street. 

 

 

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 1507 E. Cass Street. The property contains 

R-2A (Single-Family Residential) zoning. A recent rental inspection of the property 

revealed that the building currently contains two dwelling units. The requested Variation 

of Use petition, if approved, would allow for the two dwelling units to remain on the subject 

property. As part of the requested Variation of Use petition, a previously approved 

Variation of Use petition from 1995 to allow the continuation of an existing pizza business, 

a B-1 (Neighborhood Business) use in an R-2A zoning district at the subject property, 

would 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 4,800 sq. ft. to 2,750 sq. ft. This Variation is needed to allow two dwelling units to 

operate on the subject property. The subject property has an existing front yard setback 

nonconformity, with a 3.67-ft. front yard setback when the R-2A zoning district requires a 

setback of at least 25 feet. Since the property was annexed into the City and zoned to R-

2A (Single-Family Residential) zoning in 1995, an additional Variation is needed to reduce 

the front yard setback distance from 25 feet to 3.67 feet. The Variations pertaining to lot 

area per family and front yard setback reduction only require approval from the Zoning 

Board of Appeals.  



 
 

Site Specific Information 

The subject property is approximately 5,500 square feet in size and contains a two-story 

building, with a 1-story addition to the north (rear) side. The property was annexed into 

the City in 1995 with a pizza business operating on the first floor, and an apartment 

dwelling unit on the top floor. The property owner is looking to obtain a Variation of Use 

that would allow the previously made conversion of the lower floor into a legal studio 

apartment. The upper floor unit contains two bedrooms.  

 

Both units have separate means of exterior access. The lower floor unit is accessed off 

the building’s south side, fronting E. Cass Street. The upper floor unit contains access 

from the east side. A common area that can be entered from the north side of the building 

provides a secured entrance to each dwelling unit. Access between the two units has 

been closed off inside the building.  

 

The property contains off-street parking for eight vehicles, with five spaces dedicated 

along E. Cass Street, and an additional three spaces to the rear of the building, which are 

accessed off an alleyway. The R-2A zoning district requires each dwelling unit to have no 

less than two (2) off-street parking spaces on the lot on which the dwelling is situated.  

 

Surrounding Zoning, Land Use and Character 

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

 

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

• South: County R-5 (Single-Family Residence), single-family residences 

• East:  R-3 (One and Two Family-Residential), single-family residence  

• West:  R-2A (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 47-6A – R-2A (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-2A (Single-Family Residential) zoning 

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

sustainable use of the ground floor space than a separate commercial unit.  

 

The neighborhood, while mostly single-family residential in nature, contains smaller lot 

sizes with older, early to mid-20th century structures. Lot sizes in the surrounding area are 

generally between .10 and .25 acres in size, which allows for the continuation of greater 

population density than is seen in other single-family residential zoning districts. 

Approximately 13% of adjacent lots within the same block of the subject property, east 

and west of the property, contain R-3 (One and Two-Family) residential zoning. 

Therefore, precedent exists to allow a mechanism for duplex residential development 

within the existing 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. 

 

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 4,800 square feet, which is 

the minimum requirement for an R-2A (Single-Family Residential) zoning district, to 2,750 

square feet per dwelling unit. When the subject property was annexed into the City in 

1995, it was zoned to its current zoning designation of R-2A, with a variation to allow 

continuation of the pizza business. The petitioner has suggested that a commercial use 

at the subject property is not sustainable. Regarding the front yard setback Variation 

request, the structure’s placement on the lot predates the lot’s annexation into the City 

and its rezoning to R-2A (Single-Family Residential) zoning. Due to the preexisting 

density in the surrounding neighborhood and higher concentration of vehicular traffic on 

E. Cass Street, the proposed Variations should not alter the essential character of the 

locality.  

 

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-2A (Single-Family Residential) 

zoning district and a series of Variations, and to repeal the existing Variation of Use 

granted in 1995 (Petition 1995-48), staff recommends the following conditions be 

included:   

 



 
 

1. That all outstanding Building and Property Maintenance Code violations shall be 

remedied as directed by the City of Joliet Department of Neighborhood Services.  

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

Program. 

3. 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. 

 
 
 



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). 

  

 



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: May 5, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-12 

Applicant: Gerardo Razo 

Status of Applicant: Owner 

Location: 1411 Arthur Avenue 

Request: Variation to reduce the side yard setback to allow a 

house addition 

 

 

Purpose 

The applicant is requesting the following variation to allow construction of an addition to 

their residence at 1411 Arthur Avenue: 

 

• Variation to reduce the required side yard setback from 8 feet to 5.7 feet 

 

The Zoning Board of Appeals makes the final decision on this variation request. 

 

Site Specific Information 

The subject site is 96 feet by 131 feet (12,556 square feet) and contains a two-story 

residence built around 2000. The house has approximately 1,320 square feet of living 

area and an attached two-car garage. The property is zoned R-2 (single-family 

residential). 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Forest Park neighborhood and is surrounded by other 

residences with R-2 (single-family residential) zoning. The block contains a mix of one- 

and two-story homes in various styles, two religious properties, and several undeveloped 

lots. The lots adjacent to the north of the subject site are currently undeveloped. 

 

Applicable Regulations 

• Section 47-6.4 R-2 District Yard and Lot Requirements 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 
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Discussion 

The approval of the requested variation would allow the owner to build a 23-foot by 28-

foot one-story addition to their home. The addition would add a bedroom, laundry area, 

and full bathroom to the first floor, which currently contains a living room, dining room, 

kitchen, and half bathroom. The owner wishes to construct the addition to create a 

bedroom and full bathroom on the main floor of the house for the older adults of the 

household who are unable to climb stairs. 

 

The proposed addition would be located on the side of the house and would be set back 

5.7 feet from the side lot line. The Zoning Ordinance requires a side yard setback of 8 

feet for a two-story home in the R-2 district, so the petitioner must request a variation to 

reduce the side yard setback. The owner wishes to locate the addition on the side of the 

house and not the rear due to the existing stone patio along the back of the house as well 

as the existing layout of the first floor. The kitchen is located at the rear of the house so it 

would be challenging to construct an addition there, while the living and dining rooms on 

the north side of the house can be expanded to accommodate the proposed addition. The 

proposal meets the required front yard and rear yard setbacks. 

 

The addition would have vinyl siding to match the existing house and a side gable roof 

with the same pitch as the existing gable roof. A plat of survey, elevations, and floor plans 

are attached. 

 

While staff does not find a physical hardship for this request, staff does not believe that 

the proposal would have a negative impact on the neighborhood. Staff also finds that the 

granting of the variation will not alter the essential character of the area.  

 

Conditions  

None 
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Figure 1: Aerial view of 1411 Arthur Avenue (2024) 

 
 
Figure 2: 1411 Arthur Avenue, view west from Arthur Avenue (May 2025) 

 
  

Proposed 

addition 
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Figure 3: North side of 1411 Arthur Avenue, view southwest from Arthur Avenue (May 2025) 

 
 
Figure 4: North and rear sides of 1411 Arthur Avenue (April 2025) 
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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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DATE:  May 5, 2025 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2025-13   

  Location:   801 E. Cass Street   

Request:  A Special Use Permit to allow an automotive repair 
facility 

______________________________________________________________________ 
 
PETITION WITHDRAWN 
 
This petition has been withdrawn by the applicant. 
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STAFF REPORT 

 

DATE: May 5, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-14 and 2025-15 

Applicant: Almir Skaljic 

Status of Applicant: Tenant 

Owner: Jingeng Zhu 

Location: 2551 Division Street, Suites 101 and 102 

Request: 2025-14: A Special Use Permit to allow a day care 

center 

2025-15: A Variation to allow a day care center 

within 40 feet of a residential zoning district 

 

 

Purpose 

The applicant is requesting a special use permit to allow a day care center within the R-

B (restricted business) zoning district at 2551 Division Street. Per the City of Joliet Zoning 

Ordinance, day care centers may be allowed as special uses within commercial zoning 

districts provided that: 

 

▪ The use is located not less than 40 feet from any other lot located in a residential 

district; 

▪ There is not less than 75 square feet of outdoor play area for each child; 

▪ The outdoor play area is enclosed by a fence at least 3 feet in height. 

 

The existing building and proposed outdoor play area are within 40 feet of a residential 

zoning district, so the petitioner is also requesting a variation from the 40-foot spacing 

requirement. The proposal will meet the outdoor play area requirements. 

 

The Zoning Board of Appeals makes the final decision on this special use request. 

 

Site Specific Information 

The subject site is part of the Heritage Farm Commons professional office park, which is 

zoned R-B (restricted business) and contains five multi-tenant commercial buildings. The 

proposed day care facility would operate out of Suites 101 and 102 on the east side of 

the six-unit building at 2551 Division Street. The development has ample parking that is 
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shared among building tenants. There are six parking spaces directly adjacent to Suites 

101 and 102. 

 

The combined floor area of the two suites is approximately 2,000 square feet. The outdoor 

play area would be located along the east side of the building adjacent to the tenant space 

and would be approximately 1,100 square feet. The office park is screened on the west, 

north, and east by a 6-foot privacy fence owned and maintained by the Heritage 

Commons management association. There is also a 20-foot landscape easement along 

the west, north, and east property lines that contains existing landscape materials. 

 

In July 2005, the Zoning Board of Appeals approved a Special Use Permit for a day care 

facility within the same two suites. A day care facility operated at this location from around 

2007 to 2012 according to City Directory data. The site was most recently occupied by a 

construction company office. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Heritage Farm Commons Planned Unit Development, which 

was approved in 2003 and contains professional office uses. The property is surrounded 

on three sides by the Heritage Lake Estates and Condos residential subdivision. A utility 

right-of-way and an unincorporated residential property are across Division Street to the 

south of the office park. The zoning and land use for the properties adjacent to the parcel 

containing 2551 Division Street are as follows: 

 

• North:  R-2 (single-family residential), residential 

• South: R-B (restricted business), professional offices 

• East:  R-2 (single-family residential), residential 

• West:  R-B (restricted business), professional offices 

 

 

Applicable Regulations 

• Section 47-10.3 (B) Special Uses – R-B (Restricted Business) District 

• Section 47-5.2 (A) Special Uses – R-1 (Single-Family Residential) District 

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

(refer to attachment) 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         

Discussion 

The petitioner is requesting approval of a special use permit to allow a day care center in 

a professional office building at 2551 Division Street, Suites 101 and 102. Day care 

centers are allowed as special uses within commercial districts with approval from the 

Zoning Board of Appeals. 
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The proposed day care center would serve between 30 and 40 children, depending on 

the maximum capacity as determined by the Illinois Department of Children and Family 

Services (DCFS), which administers the day care facility license. The center would serve 

children between the ages of 6 weeks and 12 years and also offer before and after care 

for school-age children. The tenant space would be remodeled to contain three 

classrooms, a kitchen, office space, and bathrooms. The center would employ around 

four to eight staff members. The proposed hours of operation are Monday through Friday 

5:30 AM to 6 PM. The center would be required to meet all DCFS licensing standards for 

day care centers related to personnel, program requirements, health standards, and 

building requirements. 

 

The outdoor play area would be located on the east side of the building with direct access 

from the tenant space. The office park has a 20-foot landscape easement along the north 

and east property lines. There is approximately 1,100 square feet of outdoor space 

available for the play area that is not within the landscape easements. No play structures 

or paved surfaces could be located within the landscape easements. The petitioner will 

be required to install a fence to fully enclose the play area. The proposed fence would 

extend from the building, at the southeast and northwest corners of the tenant space, to 

the existing perimeter privacy fence (see Figure 1). 

 

Figure 1: Proposed play area and fence at 2551 Division Street Suites 101 and 102 
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The Zoning Ordinance requires that day care centers be located at least 40 feet from 

residential zoning districts. The existing building is 25 feet from the rear (north) lot line 

adjacent to residences in the R-2 (single-family residential) zoning district. The proposed 

play area would be located 20 feet from the rear lot line and side (east) lot line adjacent 

to residential zoning. Therefore, this request includes a variation from the 40-foot spacing 

requirement. Staff finds that the request meets the criteria for variations because the 

building setback is existing and therefore the site could not be used as a day care facility 

without a variation. Staff also finds that the granting of the variation would not alter the 

essential character of the area. 

 

Staff finds that the request meets the special use criteria in that the proposal will not be 

detrimental to public health and safety, the special use will not impede development of 

the area, and adequate access is provided. The site has adequate parking and can 

accommodate a play area adjacent to the tenant space. The petitioner will be required to 

meet all state day care licensing standards. 

 

Conditions  

If the Zoning Board desires to approve the Special Use Permit to allow a day care 

center, located at 2551 Division Street Suites 101 and 102, the following conditions 

would be included: 

 

1. That an outdoor play area shall be provided that includes not less than 75 square 

feet per each child using the area at any one time; 

 

2. That the outdoor play area shall be enclosed by a fence at least three feet in 

height; 

 

3. 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; 

 

4. 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 2: Six-unit building at 2551 Division Street (May 2025)  

 
 
Figure 3: Suites 101 and 102 at 2551 Division Street (May 2025) 

 
  

Suites 101 

and 102 
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Figure 4: Suites 101 and 102 and adjacent outdoor space (May 2025) 

 
 
Figure 5: Location of proposed outdoor play area adjacent to the east side of the building, and 
landscape easement located to the east (right) of the edge of the parking lot (May 2025) 
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Staff note: due to existing landscape 
easements, the play area will be

limited to this area













2551 W Divisions St Suite 101 & 102 Joliet, IL 60435 

 

Following our recent conversation, I am writing to provide the necessary 

information requested by the City of Joliet to support my application for opening a 

daycare center at the specified location. Please find the details below: 

 

1. **Parent Drop-off/Pick-up Plan:** 

   - Drop-offs will be facilitated inside the daycare facility as each family arrives, 

ensuring a safe and efficient handover process for children. 

 

2. **Capacity of Children:** 

   - The planned capacity is between 30 to 40 children, subject to the licensing 

approval from the Department of Children and Family Services (DCFS). 

 

3. **Staffing Plan:** 

   - The daycare will employ approximately 4 to 8 staff members, contingent on 

the number of children for which we receive licensure. 

 

Please let me know if further information is required or if there are additional 

steps I should follow. I appreciate your assistance in processing this application 

and look forward to contributing positively to the community. 

 

Thank you for your attention to this matter. 

 

Sincerely, 

 

Almir Skaljic 

(814) 737-2088 

Owner 

 















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. 

  

 



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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