
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Jane McGrath Schmig

Jesse Stiff

City Hall, Council Chambers2:00 PMThursday, May 21, 2026

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

CALL TO ORDER

ROLL CALL

APPROVAL OF MINUTES

Approval of April 16, 2026 Zoning Board of Appeals Minutes

ZBA Meeting Minutes 04.16.26Attachments:

CITIZENS TO BE HEARD ON AGENDA ITEMS

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

OLD BUSINESS: PUBLIC HEARING

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

NEW BUSINESS: PUBLIC HEARING
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https://joliet.legistar.com/gateway.aspx/matter.aspx?key=14074
https://joliet.legistar.com/gateway.aspx?M=F&ID=8dcb1689-3868-4957-92e3-b7b8ffdbb6b4.pdf


Zoning Board of Appeals Meeting Agenda May 21, 2026

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

PETITION 2026-23: A Series of Variations to allow truck trailer parking on 
the short side of a building with a double-row, located at 2700 Ellis Road. 
(COUNCIL DISTRICT #5)

ZBA 2700 Ellis Road_Staff Report Packet.pdfAttachments:

PETITION 2026-24: Special Use Permit to allow a truck parking facility with 
mobile compressed natural gas (CNG) fueling as an accessory component, 
located at 23656 S. Houbolt Road. (COUNCIL DISTRICT #5)

PETITION 2026-25: Variation of Use to allow above-ground fuel tanks for 
compressed natural gas fueling in the I-1 (light industrial) district, located at 
23656 S. Houbolt Road. (COUNCIL DISTRICT #5)

PETITION 2026-26: Special Use Permit to allow container storage and 
stacking up to three-high, located at 23656 S. Houbolt Road. (COUNCIL 
DISTRICT #5)

PETITION 2026-27: Variation of Use to allow container storage and stacking 
up to three-high in the I-1 (light industrial) district, located at 23656 S. 
Houbolt Road. (COUNCIL DISTRICT #5)

ZBA 2026-24 25 26 27 (23656 S Houbolt Rd) Staff Report 
Packet_Redacted.pdf

Attachments:

PETITION 2026-28: Repeal of a Variation of Use to allow a 4 unit residence, 
an R-4 (multifamily residential use), in an R-3 (one-and-two-family 
residential) zoning District, located at 556 Ward Avenue (COUNCIL 
DISTRICT #4)

556 Ward Complete Packet.pdfAttachments:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

PUBLIC COMMENT

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

ADJOURNMENT
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Zoning Board of Appeals Meeting Agenda May 21, 2026

This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact The City Clerk 
Office, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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Thursday, April 16, 2026

2:00 PM

City of Joliet
150 West Jefferson Street

Joliet, IL 60432

Meeting Minutes - Pending Approval

City Hall, Council Chambers

Zoning Board of Appeals

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Jane McGrath Schmig

Jesse Stiff



Meeting Minutes - Pending Approval April 16, 2026Zoning Board of Appeals

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

CALL TO ORDER

ROLL CALL

Ralph Bias, Ed Hennessy, Bob Nachtrieb, Debbie Radakovich 
and Jesse Stiff

Present

Jane McGrath SchmigAbsent

APPROVAL OF MINUTES

TMP-9651

Attachments: Zoning Board of Appeals Meeting Minutes 02-19-26.pdf

A motion was made by Jesse Stiff, seconded by Bob Nachtrieb, to approve: 
Zoning Board of Appeals Meeting Minutes 2-19-26. The motion carried by the 
following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

A public comment was made in favor of Petitioner Joseph Spillie, related to agenda items: 
PETITION 2026-13, PETITION 2026-14, and PETITION 2026-15.

Individuals came forward to comment on PETITION 2026-07, PETITION 2026-08, and 
PETITION 2026-09. Planning Director Jayne Bernhard informed the public and the Board 
these petitions were deferred and will be on the June Zoning Board of Appeals agenda.

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

ID-2245-20

Attachments: 16329 S. Boulevard PL Staff Report Packet

Ms. Bernhard read the staff report into the record. Mr. David Mikel with SES 
Branding appeared on behalf of the petition. Mr. Mikel made comments 
regarding the need for additional signage to attract and direct customers. No 
public comments were made in favor of or in opposition to the petition. 

A motion was made by Bob Nachtrieb, seconded by Jesse Stiff, to approve: 
PETITION 2026-04: A series of Variations on signage, located at 16329 S. 
Boulevard Place. (COUNCIL DISTRICT #1). The motion carried by the following 
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Meeting Minutes - Pending Approval April 16, 2026Zoning Board of Appeals

vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9641

Attachments: 203 N Ottawa Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. MJ Sughayer, the 
property owner, appeared on behalf of the petition to answer questions from the 
Board. No public comments were made in favor of or in opposition to the 
petition. 

A motion was made by Ralph Bias, seconded by Bob Nachtrieb, to approve: 
PETITION 2026-05: A Variation on signage to exceed the maximum total sign 
area in the B-2 (central business) district, located at 203 N. Ottawa Street. 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Bias, Hennessy, Nachtrieb and StiffAye:

RadakovichNay:

McGrath SchmigAbsent:

TMP-9642

Attachments: ZBA 2026-06 (SEC Theodore St and Staghorn Dr) Staff 
Report Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Justin Harrison, 
representing the Fall Creek Homeowners Association, appeared on behalf of the 
petition and commented on the need for an illuminated sign. A resident came 
forward to inquire how the new sign would be paid and if HOA fees would 
increase. Mr. Harrison responded. 

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve: 
PETITION 2026-06: A Variation to allow an illuminated subdivision monument 
sign in the R-1A (single-family residential) zoning district, located at SEC 
Theodore Street and Staghorn Drive. (COUNCIL DISTRICT #3). The motion 
carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9643

Attachments: Fairview Deferred.pdf

Ms. Bernhard explained again that PETITION 2026-07, PETITION 2026-08, and 
PETITION 2026-09 were deferred and will be on the June Zoning Board of 
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Meeting Minutes - Pending Approval April 16, 2026Zoning Board of Appeals

Appeals agenda. 

TMP-9644

Attachments: ZBA 2026-10 2026-11 (749 Houbolt Rd) Staff Report 
Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Mike Pedersen and his 
attorney appeared on behalf of the petitions. In response to Mr. Bias' questions, 
Mr. Pedersen made comments regarding the services that Dive Right in Scuba, 
Inc. offers. A discussion was had about preserving the Galowich name on the 
building.
 

A motion was made by Ralph Bias, seconded by Bob Nachtrieb, to approve: 
PETITION 2026-10: A Variation of Use to allow an indoor and outdoor 
commercial recreation facility, a B-3 (general business) use, in the R-B 
(restricted business) district, located at 749 Houbolt Road. (COUNCIL DISTRICT 
#5)

PETITION 2026-11: A Variation to allow unlighted outdoor recreational facilities 
within 200 feet of a single-family residential zoning district, located at 749 
Houbolt Road. (COUNCIL DISTRICT #5)
. The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9645

Attachments: 1516 Edgerton Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Fernando Duran with 
Omega Sign & Lighting appeared on behalf of the petition, clarifying the 
proposed sign's shape and size. Ms. Bernhard paused the hearing to consult 
with Interim Corporation Counsel Todd Lenzie and Mr. Duran. It was determined 
the correct sign size was listed on the public notice, and the hearing continued. 

A motion was made by Ralph Bias, seconded by Bob Nachtrieb, to approve: 
PETITION 2026-12: A Variation to increase maximum area of a ground sign for 
a non-residential use in the R-2 (single-family residential) zoning district, located 
at 1516 Edgerton Drive. (COUNCIL DISTRICT #2). The motion carried by the 
following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9646

Attachments: 81 N Chicago Packet.pdf
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Ms. Bernhard read the staff report into the record. Mr. Joseph Spillie, owner of 
Ink Everything, appeared on behalf of the petitions. Mr. Spillie answered 
questions from the Board and provided additional information regarding his 
private tattoo business.
 

A motion was made by Bob Nachtrieb, seconded by Jesse Stiff, to approve: 
PETITION 2026-13: A Special Use Permit to allow a tattoo studio, located at 81 
N. Chicago Street. (COUNCIL DISTRICT #5)

PETITION 2026-14: A Variation of Use to allow a tattoo studio, a B-3 (general 
business) use, in the B-2 (central business) district, located at 81 N. Chicago 
Street. (COUNCIL DISTRICT #5)

PETITION 2026-15: A Variation to allow a tattoo studio within 1,000 feet of a 
library, located at 81 N. Chicago Street. (COUNCIL DISTRICT #5)
. The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9647

Attachments: ZBA 2026-16 2026-17 (2450 W Jefferson St) Staff Report 
Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Josh Melder with Menard, 
Inc. appeared on behalf of the petitions. Mr. Melder made comments regarding 
the proposed self-storage facility. No public comments were made in favor of or 
in opposition to the petitions. 

A motion was made by Bob Nachtrieb, seconded by Jesse Stiff, to approve: 
PETITION 2026-16: A Special Use Permit to allow a self-storage facility, located 
at 2450 W. Jefferson Street. (COUNCIL DISTRICT #5)

PETITION 2026-17: A Variation from the Non-Residential Design Standards to 
allow engineered wood siding in the I-1 (light industrial) zoning district, located at 
2450 W. Jefferson Street. (COUNCIL DISTRICT #5)
. The motion carried by the following vote:

Bias, Hennessy, Nachtrieb and StiffAye:

RadakovichNay:

McGrath SchmigAbsent:

TMP-9648

Attachments: ZBA 2026-18 2026-19 (370 Ruby St) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Israel Hernandez, the 
property owner, appeared on behalf of the petitions and answered questions 
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from the Board. No public comments were made in favor of or in opposition to 
the petitions. 

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve: 
PETITION 2026-18: A Special Use Permit to allow an automotive repair facility, 
located at 370 Ruby Street. (COUNCIL DISTRICT #4)

PETITION 2026-19: A Variation from the spacing requirements for an 
automotive repair facility near a residential zoning district, located at 370 Ruby 
Street. (COUNCIL DISTRICT #4)
. The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9649

Attachments: ZBA 2026-20 2026-21 (540 Bluff St) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Abraham Garcia, the 
property owner, appeared on behalf of the petitions. The Board made inquiries 
regarding the purchase of the property, permits, and zoning, and Mr. Garcia 
responded. In response to construction-related questions from the Board, Mr. 
Garcia's architect, Mr. Bob Gebel, appeared and commented.

A motion was made by Debbie Radakovich, seconded by Jesse Stiff, to deny 
both petitions: PETITION 2026-20: A Variation of Use to allow conversion of a 
single-unit residence into a two-unit residence, an R-3 (one- and two-family 
residential) use, in the R-2 (single-family residential) zoning district, located at 
540 Bluff Street. (COUNCIL DISTRICT #4)

PETITION 2026-21: A Variation to reduce the front yard setback to allow a 
second story addition, located at 540 Bluff Street. (COUNCIL DISTRICT #4)
. The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

TMP-9650

Attachments: ZBA 2026-22 (201 N William St) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Ms. Maria Garcia, the 
property owner, appeared on behalf of the petition to answer questions from the 
Board. No public comments were made in favor of or in opposition to the 
petition. 

A motion was made by Jesse Stiff, seconded by Ralph Bias, to approve: 
PETITION 2026-22: A Variation of Use to allow the continuation of a three-unit 
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residence, an R-4 (multi-family residential) use, in the R-2 (single-family 
residential) zoning district, located at 201 N. William Street. (COUNCIL 
DISTRICT #2). The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

NEW BUSINESS

TMP-9761

A motion was made by Jesse Stiff, seconded by Debbie Radakovich, to elect 
Ralph Bias as the new Vice Chair of the Zoning Board of Appeals. The motion 
carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

None

ADJOURNMENT

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

Bias, Hennessy, Nachtrieb, Radakovich and StiffAye:

McGrath SchmigAbsent:

This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact The City Clerk 
Office, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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STAFF REPORT 
 
DATE: May 21, 2026 
TO: Zoning Board of Appeals 
FROM: Ray Heitner, Planner 
RE: Petition Number:       2026-23 

Applicant: G&I XI 2700 Ellis LLC c/o Venture One Real Estate, 
LLC 

Status of Applicant: Owner 
Location: 2700 Ellis Road  
Request: A Series of Variations to allow truck trailer parking 

on the short side of a building with a double-row, 
located at 2700 Ellis Road. (COUNCIL DISTRICT 
#5) 

 

 
Purpose 
The applicant is requesting the following variations: 
 

• Variation to allow truck trailer parking on the short side of a building. 
• Variation to allow truck trailers to be parked in a double row. 

 
The Zoning Board of Appeals makes the final decision on these variation requests. 
 
Site Specific Information 
The subject property is approximately 53 acres in size and contains an existing 624,654 
square-foot industrial building that was built in 2006 as a part of the Cherry Hill Business 
Park West industrial subdivision. The building has been vacant for several years, but the 
applicant recently entered into a lease agreement with a tenant for the building’s west unit 
(Unit #1) that would operate a pallet distribution, delivery, and administration business 
within the western half of the building. The east half of the building (Unit #2) is still vacant 
but continues to be marketed to prospective tenants.  
 
The Conceptual Site Plan that is included with the application shows that the building is 
divided into two units, split longways down the center of the building. Each Unit has a 
separate proposed access for truck traffic out to Ellis Road. Shared passenger vehicle 
access to serve both units is located between the western and eastern truck access 
points. The applicant maintains that to promote pedestrian and vehicular safety within the 
property, it is necessary to separate semi-trailer and automobile parking for the two units. 
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A security fenced gate is proposed to be built between the two trucking areas to prevent 
cross access between the two trucking areas.  
 
The subject variation requests concern trailer parking for the western unit (Unit #1). This 
unit currently has 154 trailer parking stalls located along the property’s west side. The 
applicant recently submitted plans to add 95 trailer stalls on the south (short) side of the 
building in an area that is currently covered with grass. Thirty-three stalls would be 
adjacent to the building’s south side. An additional 62 stalls would be located further south 
in a double row. The eastern unit of the building (Unit #2) can currently accommodate 
456 semi-trailers.  
 
Section 47-17.17.N.29 of the City’s Zoning Ordinance states that double-stacking, or 
parking semi-trailers in a double row, is prohibited. The Ordinance further states that all 
parking areas intended for use by semi-trailers, wheeled containers, or tractor-trailer 
combinations that are located immediately adjacent to the structure to which the parking 
is accessory may only be located along the two longest sides of the structure. The 
requested variations are necessary to allow the proposed additional semi-trailer parking 
as proposed by the applicant. 
 
Surrounding Zoning, Land Use and Character 
The subject property is surrounded by I-1 (Light Industrial) zoning on all sides. 
Comparable industrial and warehousing uses can also be found adjacent to the subject 
property.  
 
Applicable Regulations 

• Section 47-17.17.N.29 – Off-Street Parking Regulations (Pertaining to Semi-
Trailer Parking)  

• Section 47-19.8 - Findings of Facts Supporting a Variation (refer to attachment) 
         
Analysis 
Approval of the requested variations would allow the applicant to add 95 semi-trailer stalls 
south of the western unit of the subject building. Section 47-19.8 of the City’s Zoning 
Ordinance details the findings of fact that need confirmation to support the requested 
variations. While the building, when built, may have been right sized to accommodate 
future semi-trailer parking needs, staff believes there is a practical difficulty with the 
existing trailer parking arrangement that allocates ¾ of the site’s trailer parking to the 
eastern unit. Staff believe there is a health, safety, and welfare interest in keeping truck 
and passenger vehicle parking separate and staff would not support a parking proposal 
that would involve adding trailer stalls to the north side of the building. Public Works staff 
have reviewed the proposed parking plan and do not believe it will be problematic. Staff 
do not believe that the requested variations will alter the essential character of the general 
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area, as the proposed trailer stalls will be located at the building’s rear, away from the 
Ellis Road viewshed. Furthermore, the surrounding area is largely industrial in nature, 
with a preexisting high volume of truck traffic.  
 
Recommended Action 
Staff recommends the Zoning Board of Appeals approve the following requested 
variations at 2700 Ellis Road: 
 

1. Variation to allow truck trailer parking on the short side of a building. 
 

2. Variation to allow truck trailers to be parked in a double row. 
 
Conditions  
None.  
 
 



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). 

  

 







Filing Fees: 
 
The following fees will be invoiced once the petition is accepted: 

Filing Fee Type Amount 
Variation for a Single-Family Home $200.00 
Variation for a Mutli-Family Property $500.00 
Variation for a Non-Residential Property $500.00 
Additional Variations $50.00 each 

Sign Deposit Fees (properties that are less than one (1) acre) 
$100.00 ($50.00 for an English sign & 
$50.00 for a Spanish sign) 

 
Notice of Petition Request: 
 
In accordance with Resolution No. 1694 of the City of Joliet, all persons residing within 600 ft. of the 
property referred to in this application must be notified of the proposed re-zoning. The Planning Division 
will notify these residents 10 days prior to the meeting of the Zoning Board of Appeals. 
 
Sign Deposits: 
 
At least one sign shall be posted no later than 15 days, but not more than 30 days before, the hearing 
date.  The sign shall contain the time and place of the public hearing and the nature of the request. It 
shall be placed in a conspicuous location on the property so it may be observed and read from the 
street. If the property is less than one (1) acre, the sign shall be provided by the City of Joliet Planning 
Staff upon the applicant’s payment of the $50.00 deposit for each sign. It shall be the applicant’s 
responsibility to post the sign. If the property is larger than one (1) acre, the applicant shall be 
responsible for creating and erecting the sign. For properties larger than one (1) acre, please refer 
to the “Requirements For Posting Land Use Change Informational Signs” sheet in this packet.  
 
Upon completion of the public hearing, the sign(s) shall be removed and returned to the City of Joliet 
within ten (10) days.  If the applicant fails to remove the sign within ten days, the City of Joliet may 
remove the sign, and the cost of the removal shall be deducted from the applicant’s sign deposit. Please 
allow approximately 10-15 days for sign deposit refund processing. 
 
Failure to post the notice sign as required may result in the deferral of action on, or the denial 
of the applicant’s petition. 

 
 



EXAMPLES: 
 

 



FOR OFFICE USE ONLY 

 
 
 

***Verified by Planner (please initial):__________*** 
 
 
 
 
 
 
 
                       

 

   
   

 

 

 

 

 

 

Payment received from: Petition #: __________________________________ 

_________________________________________ Common Address: ___________________________ 

_________________________________________ Date filed:__________________________________ 

_________________________________________ Meeting date assigned:_______________________ 

 

ZONING BOARD OF APPEALS 
JOLIET, ILLINOIS  

PETITION FOR VARIATION/APPEAL 
City of Joliet Planning Division, 150 W. Jefferson St., Joliet, IL  60432 

Ph (815)724-4050      Fax (815)724-4056 
 

ADDRESS FOR WHICH VARIATION IS REQUESTED: __________________________________________ 

PETITIONER’S NAME:_____________________________________________________________________ 

HOME ADDRESS:_____________________________________________________ZIP CODE:___________ 

BUSINESS ADDRESS: _________________________________________________ZIP CODE:___________ 

PHONE:  (Primary) _______________(Secondary)__________________________________ 

EMAIL ADDRESS:  ___________  FAX: _____________________________   

PROPERTY INTEREST OF PETITIONER:______________________________________________________ 

OWNER OF PROPERTY:____________________________________________________________________ 

HOME ADDRESS: _______________________________________________________ZIP CODE: ________ 

BUSINESS ADDRESS: ___________________________________________________ ZIP CODE: ________ 

EMAIL ADDRESS:  ______________________________________FAX: _____________________________   

Any use requiring a business license shall concurrently apply for a business license and submit a 
copy with this petition.  Additionally, if this request is for operation of a business, please provide 
the following information: 
BUSINESS REFERENCES (name, address, phone or email): 

________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 

OTHER PROJECTS AND/OR DEVELOPMENTS: 

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________ 

2700 Ellis Road
G&I XI 2700 Ellis LLC c/o Venture One Real Estate, LLC

9500 W. Bryn Mawr Ave, Ste 340, Rosemont, IL 60018

Owner



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________; 

____________________________; _______________________________; ____________________________. 

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website** 

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred): 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

LOT SIZE:    WIDTH: __________DEPTH: __________AREA: ________________ 
 

PRESENT USE(S) OF PROPERTY:____________________________________________________________ 

PRESENT ZONING OF PROPERTY:__________________________________________________________ 

VARIATION/APPEAL REQUESTED:__________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

RESPONSE TO VARIATION CRITERIA 

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate 
evidence to establish a practical difficulty or hardship. The evidence must support each of the following three 
conditions:  

(a) The property in question cannot yield a reasonable return by use permitted and subject to 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. 

  
Please describe how this request meets the criteria by responding to the following questions in your own 
words.  

1. How do the applicable zoning regulations prevent the property in question from yielding a reasonable return? 
________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

15-08-19-301-001-0000

See attached

Vacant

I-1, Light Industrial

Variations from Section 47-17.17.N.29 of the Zoning Ordinance to allow semi-trailer parking on 

the shorter (south or back) side of the building and to allow the semi-trailer parking to be arrayed in a double row.

See attached
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CITY OF JOLIET OWNERSHIP DISCLOSURE FORM 
 
The City of Joliet requires that applicants for zoning relief, subdivision approval, building 
permits and business licenses disclose the identity of all persons having an ownership 
interest in the business and the real property associated with the application.  A copy of 
this form must be completed and submitted with other application materials.  Failure to 
properly complete and submit this form may result in the denial of the application.   
 

I. INFORMATION ABOUT THE APPLICATION 
 
This form is submitted as part of an application for the following (check all that apply): 

�  Rezoning, Special Use Permit, Variation, or Other Zoning Relief (Complete Sections II and III) 

�  Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections II and III) 

�  Building Permit (Complete Sections II and III) 

�  Business License (Complete All Sections) 
 

II. INFORMATION ABOUT THE PROPERTY 
 

The address and PIN(s) of the real property associated with this application are: 
 
____________________________________________________________________________________ 
 
PIN(s): ______________________________________________________________________________ 

 
III. PROPERTY OWNERSHIP 

 
Select the type of owner of the real property associated with this application and fill in the appropriate 
contact information below: 
 
� 

 

Individual: 
 

State the names, addresses, and phone #’s of the individual 
owner(s) 

� 
 

Corporation: 
 

State the names, addresses, and phone #’s of all persons holding 
3% or more of the stock of the corporation and the percentage of 
shares held by such stockholders 

� 
 

Limited Liability Company: 
 

State the names, addresses, and phone #’s of all members of the 
company along with the percentage of ownership held by each 
member 

� 
 

Land Trust: 
 

State the names, addresses, and phone #’s of the trustee(s) and all 
beneficiaries 

� 
 

Partnership: 
 

State the names, addresses, and phone #’s of all partners 

� 
 

Other type of organization: 
 

State the names, addresses, and phone #’s of all persons having a 
legal or equitable ownership interest in the organization or the right to 
direct the affairs of the organization 

 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

_____________________ _______________________________________________ 

E-MAIL:____________________________________   FAX:____________________________________ 

2700 Ellis Road, Joliet

15-08-19-301-001-0000

G&I Investment 2700 Ellis, LLC – Lauren Hayes – Asset Manager – 50%. 575 5th Ave,

New York, NY 10017, (212) 697-4740

VK 2700 Ellis, LLC – Matt Knoff – Asset Manager – 50%. 9500 W Bryn Mawr Ave #340,

Rosemont, IL 60018,
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How to Post a Sign for any Land Use Change 

In an effort to increase the awareness of neighborhoods of potential land use changes in 
their areas, the City of Joliet requires posting of a sign giving notice of a hearing on a 
proposed land use change. All petitions filed for review by the Zoning Board of Appeals 
and Plan Commission must follow these procedures: 

1. At least one sign for every 500 feet of street frontage, with a minimum of one sign on
each street abutting the property shall be posted. If the property in question is more
than 1 acre please refer to page 2 for information.

2. The sign shall be posted at least 15 days but not more than 30 days before the hearing
date.

3. The sign shall contain the time and place of the public hearing and the nature of the
land use change being requested. It shall be placed in a conspicuous location on the
property so it may be observed and read from the street.

4. The sign shall be provided by the City of Joliet Planning Division upon the
applicant's payment of a $50.00 deposit for each sign.

5. It shall be the applicant's responsibility to post the sign. Written certification of the
posting of the sign shall be provided by the applicant to the City with the date and
location of the posting of the sign.

6. Upon completion of the public hearing, the sign shall be removed and returned to the
City within ten days. The applicant's deposit shall be refunded upon return of the
sign.

7. Failure to post the sign as required may result in the deferral of action on, or the
denial of, the applicant's petition.





EXHIBIT "A"
Legal Description

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Chicago Title Insurance Company.  This Commitment is not valid without the
Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and a
counter-signature by the Company or its issuing agent that may be in electronic form.

Copyright American Land Title Association.  All rights reserved.

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as
of the date of use.  All other uses are prohibited.  Reprinted under license from the American Land Title Association.
ALTA Commitment for Title Insurance (08/01/2016) Printed: 05.26.22 @ 11:42 PM

Page 3 IL-CT-FA83-02100.231400-SPS-1-22-CCHI2203548LI

LOT 1 IN CHERRY HILL BUSINESS PARK WEST UNIT 3 PHASE I, BEING A SUBDIVISION OF PART OF THE
SOUTHWEST 1/4 AND PART OF THE WEST 1/2 OF THE SOUTHEAST 1/4 OF SECTION 19, TOWNSHIP 35 NORTH,
RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED JULY 9,
2008 AS DOCUMENT R2008-086954.

ALSO DESCRIBED AS:

THAT PART OF THE EAST 1/2 OF THE SOUTHWEST 1/4 AND THE WEST 1/2 OF THE SOUTHEAST 1/4 OF
SECTION 19, TOWNSHIP 35 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS
FOLLOWS:

COMMENCING AT THE CENTER OF SAID SECTION 19 (PER MONUMENT RECORD R2005-070637) SAID POINT
ALSO BEING THE SOUTHWEST CORNER OF LOT 4 IN CHERRY HILL BUSINESS PARK UNIT 3, ACCORDING TO
THE PLAT THEREOF RECORDED SEPTEMBER 29, 2005 AS DOCUMENT R2005-169573; THENCE NORTH 88
DEGREES 10 MINUTES 27 SECONDS EAST, ALONG THE SOUTH LINE OF SAID LOT 4, A DISTANCE OF 94.38
FEET TO THE POINT OF BEGINNING; THENCE CONTINUING NORTH 88 DEGREES 10 MINUTES 27 SECONDS
EAST ALONG SAID SOUTH LINE 102.74 FEET, THENCE SOUTH 01 DEGREES 39 MINUTES 41 SECONDS EAST,
ALONG A LINE PARALLEL WITH THE WEST LINE OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF SECTION 19 AS
MONUMENTED AND RECOGNIZED, 1,606.04 FEET; THENCE SOUTH 88 DEGREES 20 MINUTES 19 SECONDS
WEST, ALONG A LINE PERPENDICULAR TO SAID WEST LINE 592.36 FEET; THENCE SOUTH 01 DEGREES 39
MINUTES 41 SECONDS EAST, PERPENDICULAR TO THE LAST DESCRIBED LINE 26.04 FEET; THENCE SOUTH 88
DEGREES 20 MINUTES 19 SECONDS WEST, PERPENDICULAR TO THE LAST DESCRIBED LINE 901.64 FEET TO A
POINT ON THE WEST LINE OF SAID SOUTHWEST 1/4; THENCE NORTH 01 DEGREES 39 MINUTES 41 SECONDS
WEST, ALONG SAID WEST LINE 1,627.56 FEET, TO A POINT ON THE NORTH LINE OF THE SOUTHWEST 1/4 OF
SAID SECTION 19; THENCE NORTH 88 DEGREES 09 MINUTES 50 SECONDS EAST, ALONG SAID NORTH LINE
928.25 FEET, THENCE SOUTH 01 DEGREES 39 MINUTES 41 SECONDS EAST, ALONG A LINE PARALLEL WITH
THE WEST LINE OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF SAID SECTION 203.84 FEET, TO A POINT OF
CURVATURE; THENCE SOUTHEASTERLY 18.89 FEET, ALONG THE ARC OF A TANGENT CIRCLE TO THE LEFT
HAVING A RADIUS OF 12.00 FEET AND WHOSE CHORD BEARS SOUTH 46 DEGREES 44 MINUTES 55 SECONDS
EAST 17.00 FEET TO A POINT OF TANGENCY; THENCE NORTH 88 DEGREES 09 MINUTES 50 SECONDS EAST,
ALONG A LINE PARALLEL WITH THE NORTH LINE OF SAID SOUTHWEST 1/4 103.75 FEET TO A POINT OF
CURVATURE; THENCE SOUTHEASTERLY 98.75 FEET, ALONG THE ARC OF A TANGENT CIRCLE TO THE RIGHT
HAVING A RADIUS OF 78.00 FEET AND WHOSE CHORD BEARS SOUTH 55 DEGREES 34 MINUTES 01 SECONDS
EAST 92.29 FEET TO A POINT OF TANGENCY; THENCE SOUTH 19 DEGREES 17 MINUTES 51 SECONDS EAST
70.88 FEET TO A POINT OF CURVATURE; THENCE SOUTHEASTERLY 46.84 FEET, ALONG THE ARC OF A
TANGENT CIRCLE TO THE LEFT HAVING A RADIUS OF 37.00 FEET AND WHOSE CHORD BEARS SOUTH 55
DEGREES 34 MINUTES 01 SECONDS EAST 43.78 FEET TO A POINT OF TANGENCY; THENCE NORTH 88
DEGREES 09 MINUTES 50 SECONDS EAST, ALONG A LINE PARALLEL WITH SAID NORTH LINE 196.30 FEET, TO
A POINT OF CURVATURE; THENCE NORTHEASTERLY 47.03 FEET ALONG THE ARC OF A CIRCLE TO THE LEFT
HAVING A RADIUS OF 30.00 FEET AND WHOSE CHORD BEARS  NORTH 43 DEGREES 15 MINUTES 04 SECONDS
EAST 42.36 FEET TO A POINT OF TANGENCY; THENCE NORTH 01 DEGREES 39 MINUTES 41 SECONDS WEST
16.57 FEET; THENCE NORTH 01 DEGREES 12 MINUTES 03 SECONDS EAST 109.60 FEET; THENCE NORTH 01
DEGREES 39 MINUTES 41 SECONDS WEST 36.89 FEET; THENCE NORTH 06 DEGREES 57 MINUTES 44
SECONDS WEST 171.85 FEET TO A POINT ON THE SOUTH LINE OF SAID LOT 4, SAID POINT ALSO BEING THE
POINT OF BEGINNING IN WILL COUNTY, ILLINOIS.



PETITION FOR VARIATION 
 

Response to Variation Criteria  
 
Applicant: G&I XI 2700 Ellis LLC c/o Venture One Real Estate, LLC 
 
Property: 2700 Ellis Road 

      Trailer Parking Expansion 
 
Variations: 
 

Applicant is in the process of making improvements to the property commonly known as 
2700 Ellis Road, Joliet, Illinois (“Property”). After being vacant for many years, Applicant has 
entered into a lease agreement with a tenant that will operate a pallet distribution, delivery and 
administration business within approximately half of the existing building on the Property. In order 
to accommodate this new and exciting tenant and to allow the vacant portion of the Property to 
remain attractive to future tenants, Applicant requests certain variations from the City Zoning 
Ordinance to allow Applicant to make improvements to the parking area on the Property. 
Specifically, Applicant seeks variations from Section 47-17.17.N.29 of the Zoning Ordinance to 
allow semi-trailer parking on the shorter (south or back) side of the building, and to allow the semi-
trailer parking to be arrayed in a double row (“Variations”). 
 
Section 47-19.8: Finding of Facts Supporting Variation: 
 

1. How do the applicable zoning regulations prevent the property in question 
from yielding a reasonable return?  

 
The building on the Property is divided into two units as depicted on the Conceptual Site 

Plan included with this application. Applicant has entered into a lease agreement for Unit 1, which 
is located on the west side of the building. Unit 2, on the east side, remains vacant, and Applicant 
is actively looking for an appropriate tenant. In order to promote vehicular and pedestrian safety 
within the Property, it is necessary to separate semi-trailer and automobile parking for the two 
tenants. Further, in order to avoid logistical confusion and accommodate the needs of individual 
tenants, it is necessary to allow for separate parking for Units 1 and 2.  

 
The Unit 1 tenant’s semi-trailers will access the Property through the western 

ingress/egress drive along Ellis Road. Semi-trailers would proceed along the western drive on the 
Property and either park along the western side of the building or proceed to the proposed parking 
area on the southern end of the Property. This proposed parking area can accommodate all semi-
trailers needed for Unit 1 and, therefore, limits semi-trailer circulation to the western side of the 
building. Employees and visitors to Unit 1 in automobiles will be able to access the Property 
through the separate ingress/egress dive along Ellis Road to the immediate west of the detention 
pond. These automobiles will then use the parking area on the north end of the Property. Finally, 
the Unit 2 tenant will be able to access the Property through the eastern ingress/egress drive along 
Ellis Road. As such, the proposed parking area allows for both the separation of automobile and 
semi-trailer parking, as well as accommodates separate parking areas for Unit 1 and Unit 2. 



 
Applicant also desires to reserve the area on the east side of the Property for the future Unit 

2 tenant. As there is no current tenant, this allows for flexibility in how this area can be used, 
whether for parking or a possible building expansion. Further, there is a possibility that the Unit 2 
tenant would not utilize semi-trailers and, as there are important safety reasons to separate semi-
trailer and automobile parking, this parking area on the east could then be used exclusively by 
automobiles. 

 
The proposed Variations allow for a parking layout and circulation plan that accommodates 

the need to separate semi-trailers and automobile parking, as well as the desire to have distinct 
areas reserved for the two units in the building. The Property has been vacant for many years. 
Applicant has now been successful in leasing Unit 1 to a desirable tenant that has a business and 
operation that fits seamlessly into the surrounding area. This still leaves half the building vacant, 
requiring Applicant to ensure that the Property is developed in a manner that allows the Property 
to remain viable and attractive to a wide-range of tenants. This proposed parking area allows 
Applicant to fully address the parking needs of Unit 1, while addressing safety, circulation and 
marketability concerns for the Property as a whole. Without the additional semi-trailer parking on 
the south end of the Property, Applicant could not reasonably accommodate the needs of the Unit 
1 tenant while also marketing Unit 2 as an attractive location for desirable tenants. 

 
2. What unique circumstances exist which mandate a variance? 
 
This Property is unique as it is separated into two distinct areas, the west side and east side. 

Both the west and east side have their own ingress/egress and parking areas. Although Applicant 
believes this separation will ultimately be a benefit as it allows the safety and logistical concerns 
to be met (as discussed above), it means that the proposed parking area on the south end is 
necessary to accommodate the Unit 1 tenant. Further, as the ingress/egress drive for Unit 1 is at 
the northwest corner of the Property, the location of the proposed parking in the southwest corner 
promotes safe and efficient vehicular circulation. These semi-trailers can access the Property on 
the west end and proceed directly to the parking area to the south. 

 
3. What impact would the granting of this variance have upon the essential 

character of the general area? Please include both positive and negative impacts. 
 
Granting the requested Variations would have little, if any, impact on the essential 

character of the area, as the Variations allow for a parking area at the very back of the Property. 
The proposed southern parking area would not be visible from the roadway and would have no 
impact on the surrounding properties. Further, a review of the surrounding properties in this 
industrial area shows that other properties have similar semi-trailer parking layouts. As the area 
on the east side of the Property is being reserved for a future tenant, the current available parking 
areas on the Property are limited. The addition of this parking area to the south will only serve 
Unit 1 and, as the Unit 1 tenant expects to have approximately 70 trucks per day accessing the 
Property, will not cause a substantial increase in truck traffic to the detriment of the surrounding 
area.  
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STAFF REPORT 

 

DATE:  May 15, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-24, 2026-25, 2026-26, and 2026-27 

Applicant: Whimsey Joliet LLC (Clayton Rule, representative) 

Status of Applicant: Property Owner 

Property Owner: Whimsy Joliet LLC 

Location: 23656 S. Houbolt Road 

Request:  2026-24: A Special Use Permit to allow a truck 

parking facility with mobile compressed natural gas 

(CNG) fueling as an accessory component 

2026-25: A Variation of Use to allow above-ground 

fuel tanks in the I-1 (light industrial) district 

2026-26: A Special Use Permit to allow container 

storage and stacking up to three-high 

2026-27: A Variation of Use to allow container 

storage and stacking up to three-high in the I-1 

(light industrial) district 

 

 

Purpose 

The petitioner is requesting a Special Use Permit to allow a truck parking facility for their 

local freight carrier company at 23656 S. Houbolt Road. Per the City of Joliet Zoning 

Ordinance, carting, express, and hauling establishments may be allowed as special uses 

in the industrial zoning districts by the Mayor and City Council, with the advice of the 

Zoning Board of Appeals in accordance with Section 47-5.2. 

 

The petitioner has submitted a corresponding petition to annex the subject property to the 

City of Joliet with a requested zoning classification of the I-1 (light industrial) district. The 

annexation petition is scheduled to be reviewed by the Plan Commission at their meeting 

on May 21, 2026. 

 

The petitioner is proposing mobile compressed natural gas (CNG) fueling as an 

accessory component of the facility. The mobile fueling station, which consists of a fueling 

system mounted on a trailer, would contain CNG storage cylinders. Per the Zoning 

Ordinance, no “flammable or explosive liquids, solids, or gases shall be stored in bulk 

above ground” except in the I-2 (general industrial) and I-3 (heavy industrial) zoning 

districts. Therefore, the petitioner would need a Variation of Use to allow a mobile fueling 
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unit containing CNG cylinders to be parked onsite in the I-1 district. The Variation of Use 

request must be considered by the City Council following the recommendation of the 

Zoning Board of Appeals. 

 

The petitioner is also requesting the storage and stacking of cargo containers on the site. 

The Zoning Ordinance allows the outdoor storage of cargo containers as a special use in 

the I-2 (general industrial) or I-3 (heavy industrial) districts. Therefore, the petitioner needs 

a Special Use Permit and Variation of Use to allow container storage at this site in the I-

1 district. Both the Special Use Permit and Variation of Use requests must be considered 

by the City Council following the recommendation of the Zoning Board of Appeals. 

 

Site Specific Information 

The 7-acre subject site is located in unincorporated Will County and currently has County 

A-1 (agricultural) zoning. The lot is 247 feet wide and 1,239 feet deep. There is a 

petroleum pipeline angled across the rear half of the property. The site previously 

contained a farmstead and is currently vacant. 

 

The subject site is located on the west side of Houbolt Road, which was reconstructed 

into a four-lane road several years ago when the Houbolt Road Bridge was completed 

over the Des Plaines River to provide a connection between Interstate 80 and CenterPoint 

Intermodal Center. The petitioner, Whimsy Joliet LLC, also owns the property to south of 

the subject site at 3901 Houbolt Road. In 2022, the City Council approved the annexation 

of the 3901 Houbolt Road property, classification to the I-1 (light industrial) district, and a 

Special Use Permit to allow a truck terminal. Whimsy subsequently developed the site 

with an approximately 9.5-acre facility containing a logistics building and trailer parking 

area. They continue to own and operate this site as the main Joliet terminal for their fleet. 

 

Surrounding Zoning, Land Use and Character 

The immediate surrounding area is a mix of incorporated City of Joliet and unincorporated 

Will County. There are two nearby sites with City I-1 (light industrial) zoning, located to 

the northeast and south of the subject site. Within a half-mile surrounding the subject site 

are several CenterPoint properties that are primarily zoned I-TC (intermodal terminal – 

industrial park), which permits warehousing, logistics, and manufacturing uses. The 

unincorporated Will County properties on the east side of Houbolt are rural residential 

and zoned County A-1 (agricultural). 

 

The adjacent parcel along the south side of the subject site is 30 feet wide and contains 

a driveway for the rural residential property located south of the west side of the subject 

site. The driveway and rural residential parcels are within unincorporated Will County and 

zoned A-1 (agricultural). Across the 30-foot parcel to the south of the east side of the 

subject site is the existing Whimsy terminal at 3901 Houbolt Road. Directly adjacent to 

the north of the site is a rural residential property in unincorporated Will County with A-1 
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(agricultural) zoning. The rear of the subject site abuts a 77-foot-wide pipeline property 

with County A-1 zoning; to the west of the pipeline is undeveloped CenterPoint property 

zoned I-TC (intermodal terminal – industrial park). 

  

Applicable Regulations 

• Section 47-14.2A (D) Special Uses – All Industrial Districts 

• Section 47-17.10  Outdoor Storage and Waste Disposal 

• Section 47-14.10  Outdoor Manufacturing and Storage – All Industrial 

Districts 

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

(refer to attachment) 

• Section 47-17.28  Variation of Use 

 

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

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

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

businesses, and residences may exist. 

 

Discussion 

The petitioner, Whimsy Joliet LLC, is requesting a Special Use Permit to allow a truck 

parking facility for their local freight carrier company, Whimsy Trucking. Whimsy Trucking 

provides transportation services related to intermodal freight hauling, transferring, and 

storage. They have headquarters in Mount Prospect, Illinois and several yards in the 

Chicagoland area. They currently operate a terminal at 3901 Houbolt Road that includes 

maintenance, parking, and dispatch operations. The proposed development at 23656 S. 

Houbolt Road would include an office building and a trailer parking area. The petitioner is 

also requesting mobile fueling and container storage at the proposed facility. These 

components require additional zoning approvals, which can be considered and voted on 

separately from the request to allow a trucking facility. 

 

According to the petitioner, the proposed facility would serve around 20 trucks from 

Whimsy’s fleet. The petitioner estimates that there would be around 90 to 100 truck trips 

total to and from the site per day. The proposed facility would have an approximately 

3,000-square-foot office building, nine employee parking spaces, and around 105 trailer 

parking stalls. The facility would be surrounded by a security fence with an access gate 

for trucks entering the site. There would be one entrance off Houbolt Road. 

 

The office building will need to meet the City’s Non-Residential Design Standards. The 

site will need to have perimeter landscaping in accordance with the Zoning Ordinance’s 

Landscape and Screening Regulations, including a 30-foot landscape area along the east 

side and a 15-foot landscape area along the north and south sides adjacent to the facility. 

There is no development planned on the portion of the site south of the pipeline that runs 
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across the rear of the property. Landscape improvements will not be required on or south 

of the pipeline. 

 

The petitioner proposes for the facility to include mobile compressed natural gas (CNG) 

fueling as an accessory component. The fueling station is intended for use by the 

petitioner’s fleet and is not open to the public. According to the petitioner, it will mainly be 

used for the trucks that are parked and stored at the subject site, but could occasionally 

fuel other Whimsy trucks from the neighboring terminal. The mobile fueling unit would 

consist of CNG storage cylinders and a compression / fueling system mounted on a trailer. 

The mobile unit would have a similar size and footprint as a standard trailer and would 

take up the space of a standard trailer stall. Figure 6 shows one example of a mobile 

fueling station; the design of the unit differs depending on the provider. The mobile trailer 

unit would remain in a designated location on site, but could be relocated as needed. The 

fueling system would be monitored and maintained by a licensed third-party fueling 

provider and filled several times per week via a CNG tube trailer or other delivery 

equipment. The system would be required to comply with the International Fire Code, 

including the installation of protective barriers around the unit. 

 

The petitioner needs a Variation of Use to allow the mobile CNG fueling system on the 

site because the Zoning Ordinance only permits above-ground fuel tanks in the I-2 

(general industrial) and I-3 (heavy industrial) zoning districts. According to the petitioner, 

the operational impacts of the mobile fueling unit are similar to typical equipment found 

at trucking facilities and will not cause additional effects beyond normal trucking 

operations. The fueling system operates at sound levels similar to typical industrial 

equipment such as HVAC units or shop compressors. The fuel tanks will not be 

permanently installed on the site and therefore could be removed if site operations were 

to change in the future. 

 

The petitioner is also requesting container storage and stacking on the subject property. 

Whimsy picks up containers from the Union Pacific and BNSF intermodal terminals in 

Joliet and Elwood on behalf of third-party logistics providers and shippers and then 

delivers them to local and regional warehouses and distribution centers. Whimsy is not 

always able to deliver these containers to their destination on the same day, so the 

petitioner requests to temporarily store these containers on site as needed. The current 

site plan indicates that containers could be stored in any of the proposed trailer stalls, but 

the petitioner is willing to limit the storage area to exclude the front portion of the site. The 

petitioner estimates that most containers would be stored for only a day or two, but some 

could be stored for longer time periods. Container storage is not permitted by-right in the 

I-1 (light industrial) or I-2 (general industrial) districts, but is allowed by special use in the 

I-2 district. Therefore, the petitioner needs approval of a Special Use Permit and Variation 

of Use to allow container storage in the I-1 district. 
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As part of the container storage request, the petitioner is requesting to stack the 

containers up to three containers in height. Staff does not find that the stacking of 

containers is appropriate for this location in the I-1 district at this time, due to the 

characteristics of the surrounding area, which still includes rural residential uses as well 

as other I-1 allowed uses. However, staff finds that the storage of single / unstacked 

containers on site would not be out of character with the area, since containers have a 

similar height and profile as a parked trailer, and there are existing warehouse and 

trucking facilities in the vicinity that include trailer parking on their sites. 

 

The development will be required to comply with the City’s Zoning Ordinance 

requirements, including but not limited to the landscape and screening regulations, the 

non-residential design standards, and the parking standards. The trailer parking stalls will 

be subject to the payment in lieu of taxes (PILOT) program per the terms of the approved 

ordinance for truck parking facilities. The site will be required to connect to City water and 

sewer at the time of development. Water and sewer connection fees and development 

impact fees will be required. All public improvements will be required per the Subdivision 

Regulations and the requirements of the Public Works and Public Utilities Departments.  

 

Recommended Action 

The petitioner is requesting approval of a special use permit for a trucking facility with 

additional requests for above-ground fuel tanks for a mobile CNG fueling station and 

container storage and stacking. Staff recommends considering these requests separately 

and voting on these requests as separate items. 

 

2026-24: A Special Use Permit to allow a truck parking facility with mobile compressed 

natural gas (CNG) fueling as an accessory component: Staff finds that the truck parking 

facility request meets the criteria for special uses. The establishment and operation of the 

proposed special use will not be detrimental to public health and safety nor will it impede 

the normal and orderly development and improvement of the surrounding property. The 

surrounding area already contains industrial zoning and industrial developments, and the 

proposal is consistent with these existing uses. Additionally, adequate access is provided, 

City utilities are available in the area, and the site will be required to provide adequate 

stormwater detention. The site is located along Houbolt Road, which provides access to 

both the Joliet and Elwood intermodal terminals, as well as to the Houbolt Road Bridge. 

The site would be subject to the yearly fee for each trailer stall through the Payment In 

Lieu of Taxes program for truck parking facilities. 

 

2026-25: A Variation of Use to allow above-ground fuel tanks in the I-1 (light industrial) 

district: Staff finds that the variation of use request for above-ground fuel tanks meets the 

variation of use criteria. The storage cylinders will not be permanently installed on site, 

but will be part of a mobile CNG fueling station which cannot be located underground. 

The external effects and appearance of the station are similar to other components of a 
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typical industrial site. The system will be maintained by a licensed fueling provider and 

will be required to meet applicable building and safety codes. Approval of the variation of 

use will allow the petitioner to fuel their fleet with an alternative fuel source. 

 

2026-26: A Special Use Permit to allow container storage and stacking up to three-high 

and 2026-27: A Variation of Use to allow container storage and stacking up to three-high 

in the I-1 (light industrial) district: Staff finds that the special use and variation of use 

requests to allow container storage meet the applicable criteria, but that the request for 

container stacking up to three containers high does not meet the criteria. Staff finds that 

unstacked container storage on site would not be detrimental to public health and safety 

nor will it impede the normal and orderly development and improvement of the 

surrounding property. There are existing industrial developments in the vicinity with large 

amounts of trailer parking. However, staff finds that container stacking would be out of 

character with the area and with the requested zoning district. There are sites with 

container stacking closer to the intermodal rail yard, but the developed areas immediately 

around the subject site do not have or allow container stacking. 

 

Recommended Conditions  

2026-24: If the Zoning Board desires to approve the Special Use Permit to allow a truck 

parking facility with mobile compressed natural gas (CNG) fueling as an accessory 

component, located at 23656 S. Houbolt Road, staff recommends that the following 

conditions would be included: 

 

1. That the property shall be enrolled in the Payment In Lieu Of Taxes (PILOT) 

program as per the terms of the PILOT Program Ordinance; 

 

2. That a landscape plan that meets City Ordinance shall be submitted as part of 

the building permit plan set and landscaping per the approved plan shall be 

installed prior to the issuance of a Certificate of Occupancy; 

 

3. That the Special Use granted herein, per Section 47-5.2(E) Special Uses, shall 

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; and   

 

4. Should the property be declared a public nuisance, it may be subject to a rehearing 

and a possible revocation of the Special Use Permit. 

 
2026-25: If the Zoning Board desires to approve the Variation of Use to allow above-

ground fuel tanks for compressed natural gas fueling in the I-1 (light industrial) district, 

located at 23656 S. Houbolt Road, staff recommends that the following conditions would 

be included: 

 



7 
 

1. Should the property be declared a public nuisance, it may be subject to a rehearing 

and a possible revocation of the Variation of Use. 

 
2026-26 and 2026-27: If the Zoning Board desires to approve the Special Use Permit 

and Variation of Use to allow container storage and stacking up to three-high in the I-1 

(light industrial) district, located at 23656 S. Houbolt Road, as requested by the 

applicant, staff recommends that the following conditions would be included: 

 

1. That container storage be prohibited on the east 200 feet of the site; 

 

2. That the Special Use granted herein, per Section 47-5.2(E) Special Uses, shall 

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; and   

 

3. Should the property be declared a public nuisance, it may be subject to a rehearing 

and a possible revocation of the Special Use Permit and Variation of Use. 

 

2026-26 and 2026-27: If the Zoning Board desires to approve the Special Use Permit and 

Variation of Use to allow container storage but with no stacking or at an amount lesser 

than three-high in the I-1 (light industrial) district, located at 23656 S. Houbolt Road, staff 

recommends that the following conditions would be included: 

 

1. Containers shall be allowed but shall not be stacked on top of each other;   

 

2. That container storage be prohibited on the east 200 feet of the site;  

 

3. That the Special Use granted herein, per Section 47-5.2(E) Special Uses, shall 

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; and   

 

4. Should the property be declared a public nuisance, it may be subject to a rehearing 

and a possible revocation of the Special Use Permit and Variation of Use. 





Figure 2: Subject site at 23656 S. Houbolt Road, view looking west from Houbolt Road (May 2025) 

 
 
Figure 3: Subject site and existing Whimsy Trucking terminal to the south at 3901 Houbolt Road 
(May 2025) 

 
 
  



Figure 5: Existing Whimsy Trucking terminal at 3901 Houbolt Road (May 2025) 

 
 
Figure 6: Example of a mobile CNG fueling station – note that this is not the specific unit requested, 
and the design and appearance could differ based on the provider 
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Payment received from: Petition #: __________________________________ 

_________________________________________ Common Address: ___________________________ 

_________________________________________ Date filed:__________________________________ 

_________________________________________  Meeting date requested: _______________________ 
  

 

 
ZONING BOARD OF APPEALS 

JOLIET, ILLINOIS  
PETITION FOR SPECIAL USE PERMIT 

City of Joliet Planning Division, 150 W. Jefferson St., First Floor, South Wing, Joliet, IL 60432 
Phone (815)724-4050  Fax (815)724-4056 

ADDRESS FOR WHICH SPECIAL USE IS REQUESTED: _______________________________________ 

PETITIONER’S NAME:____________________________________________________________________ 

HOME ADDRESS:_ ______________________ZIP CODE: ____ 

BUSINESS ADDRESS: _________________________________________________ZIP CODE:__________ 

PHONE:   (Primary) ___________________(Secondary)________________________________ 

EMAIL ADDRESS: ____________ FAX: _____________________________   

PROPERTY INTEREST OF PETITIONER:_____________________________________________________ 

OWNER OF PROPERTY:___________________________________________________________________ 

HOME ADDRESS: _______________________________________________________ZIP CODE:________ 

BUSINESS ADDRESS: ____________________________________________________ZIP CODE:_______ 

EMAIL ADDRESS: ____________________________________ FAX: _____________________________   

Any use requiring a business license shall concurrently apply for a business license and submit a 
copy with this petition.  Additionally, if this request is for operation of a business, please provide 
the following information: 
BUSINESS REFERENCES (name, address, phone): 

________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 

OTHER PROJECTS AND/OR DEVELOPMENTS: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

23656 S. Houbolt Road, Elwood IL 60421

Clayton Rule

1901 S Busse Rd. Mt Prospect IL 60056

Authorized representative of the property owner, Whimsy Joliet LLC.

Whimsy Joliet LLC

23656 S. Houbolt Road, Elwood IL 60421

1901 S Busse Rd. Mt Prospect IL 60056



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________; 

____________________________; _______________________________; ____________________________. 

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website** 

LEGAL DESCRIPTION OF PROPERTY (attached copy preferred): 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

LOT SIZE:    WIDTH: __________DEPTH: __________AREA :________________ 

PRESENT USE(S) OF PROPERTY:____________________________________________________________ 

PRESENT ZONING OF PROPERTY:__________________________________________________________ 

SPECIAL USE REQUESTED:________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

The Zoning Board of Appeals is authorized to grant a special use permit provided the 
applicant establishes by clear and convincing evidence: 

 
(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.  

 

410013000130000

THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4, EXCEPT THE NORTH 1043.00 FEET THEREOF AND 

EXCEPT THE WEST 82.50 FEET THEREOF AND ALSO EXCEPT THE SOUTH 30.00 FEET THEREOF

SECTION 1, TOWNSHIP 34 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, CHANNAHON TOWNSHIP, WILL COUNTY, ILLINOIS

Vacant Land

AG - General Agricultural District

Special Use Permit to allow a trucking facility and CNG mobile fueling within an I-1

(General Industrial) District.



Please describe how this request meets the criteria by responding to the following 
questions in your own words.  
 

1. How will the establishment, maintenance, or operation of the special use affect the public health, safety, 
morals, comfort, or general welfare? 

 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

2. How will the special use impact properties in the immediate area? __________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

3. Will the use impede the normal/orderly development/improvement of surrounding property? 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 
4. Are adequate utilities, access roads, drainage, and/or other necessary facilities provided? 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 
5. Have adequate measures been taken to provide ingress/egress design to minimize traffic congestion in public  
 streets? 
_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

6. Does the use conform to the applicable land use regulations of the district in which it is located and does it  
 violate any other applicable law, ordinance or regulation? 
_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

7. Has at least one (1) year 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 changed 
substantially)? 

 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

  
 

The proposed truck parking facility will be professionally managed and designed in compliance with all city engineering and fire safety standards. The site will include

controlled access, defined parking stalls, adequate lighting, and stormwater management. By consolidating truck parking within a designated facility, the project

enhances public safety and general welfare by reducing unauthorized street and lot parking within the community.

The use is compatible with surrounding industrial and transportation-oriented properties and will not create adverse noise, odor, or visual impacts. Landscape buffers

and fencing will be provided to screen the site from adjacent parcels. The facility’s appearance and operations will be consistent with the City’s intent for transitional use

between agricultural and industrial zones, and therefore will not diminish property values or enjoyment of neighboring lands.

The proposed use supports orderly development by providing infrastructure that

complements nearby logistics, warehousing, and transportation businesses. It will not

impede future development; in fact, it facilitates continued investment in the area by improving road access and utilities.

All required utilities—including water, sewer, electric, and storm drainage—either exist adjacent to the property or will be extended to meet City standards. The site plan

includes engineered stormwater detention, paved access drives, and compliance with the City of Joliet engineering specifications for drainage and infrastructure.

The facility’s ingress and egress points are designed to accommodate truck turning radii and minimize impact on public streets. Internal circulation will prevent on-street

queuing, and directional signage will guide traffic flow. Coordination with the City’s Transportation and Engineering Departments will ensure safe access and limited congestion during peak operations.

The project will comply with all applicable City of Joliet zoning, building, and stormwater regulations. A special use permit is being requested specifically to ensure

conformity with the AG District standards and the intent of the PILOT ordinance. The project will not violate any federal, state, or local laws or regulations.

No prior application for a special use permit for this site has been denied. This is the first such request submitted by Whimsy Joliet LLC.
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***Verified by Planner (please initial):__________***

                      

Payment received from: Petition #: __________________________________

_________________________________________ Common Address: ___________________________

_________________________________________ Date filed:__________________________________

_________________________________________ Meeting date assigned:_______________________

ZONING BOARD OF APPEALS
JOLIET, ILLINOIS 

PETITION FOR VARIATION OF USE
City of Joliet Planning Division, 150 W. Jefferson St., Joliet, IL  60432

Ph (815)724-4050      Fax (815)724-4056

ADDRESS FOR WHICH VARIATION IS REQUESTED: __________________________________________

PETITIONER’S NAME:_____________________________________________________________________

HOME ADDRESS: _______________________ZIP CODE: _____

BUSINESS ADDRESS: _________________________________________________ZIP CODE:___________

PHONE:  (Primary _________________(Secondary)__________________________________

EMAIL ADDRESS:  _____________ FAX: _____________________________

PROPERTY INTEREST OF PETITIONER:______________________________________________________

OWNER OF PROPERTY:____________________________________________________________________

HOME ADDRESS: _______________________________________________________ZIP CODE: ________

BUSINESS ADDRESS: ___________________________________________________ ZIP CODE: ________

EMAIL ADDRESS:  ______________________________________FAX: _____________________________

Any use requiring a business license shall concurrently apply for a business license and submit a 
copy with this petition. Additionally, if this request is for operation of a business, please provide 
the following information:
BUSINESS REFERENCES (name, address, phone or email):

________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

OTHER PROJECTS AND/OR DEVELOPMENTS:

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

23656 S. Houbolt Road, Elwood IL 60421

Clayton Rule

1901 S Busse Rd. Mt. Propspect IL 60056

Authorized representative of the property owner, Whimsy Joliet LLC.

Whimsy Joliet LLC

23656 S. Houbolt Road, Elwood IL 60421

1901 S Busse Rd. Mt. Prospect IL 60056



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________;

____________________________; _______________________________; ____________________________.

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website**

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred):

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

LOT SIZE:  WIDTH:__________DEPTH:__________AREA:________________

PRESENT USE(S) OF PROPERTY:____________________________________________________________

PRESENT ZONING OF PROPERTY:__________________________________________________________

VARIATION OF USE REQUESTED:__________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

RESPONSE TO VARIATION OF USE CRITERIA

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate 
evidence to establish a practical difficulty or hardship. The evidence must support each of the following three 
conditions: 

(a) The property in question cannot yield a reasonable return by use permitted and subject to 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.

Please describe how this request meets the criteria by responding to the following questions in your own 
words. 

1. How do the applicable zoning regulations prevent the property in question from yielding a reasonable return?
________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

0410013000130000

THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4, EXCEPT THE NORTH 1043.00 FEET THEREOF AND 

EXCEPT THE WEST 82.50 FEET THEREOF AND ALSO EXCEPT THE SOUTH 30.00 FEET THEREOF, 

SECTION 1, TOWNSHIP 34 NORTH, RANGE 9 EAST OF THE THIRD

PRINCIPAL MERIDIAN, CHANNAHON TOWNSHIP, WILL COUNTY, ILLINOIS

Vacant Land

AG - General Agricultural District

Variation of Use to allow above-ground fuel tanks

The current AG (General Agricultural) zoning classification limits the property primarily to farming and low-density rural uses, which are not economically feasible given the

site’s location, size, and surrounding industrial and transportation context. The property is directly influenced by nearby logistics and intermodal activity, making

agricultural production impractical. Without the requested variation to allow limited container stacking and associated truck parking, the property cannot achieve a

reasonable return consistent with its location and available infrastructure.



2. What unique circumstances exist which mandate a variance?

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

3. What impact would the granting of this variance have upon the essential character of the general area?  Please 
include both positive and negative impacts.

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

REQUIRED SUPPORTING ATTACHMENTS
Site plan / concept plan / floor plan / building elevation plan
Joliet Ownership Disclosure form
Business license application (if applicable)

NOTARIZATION OF PETITION

STATE OF ILLINOIS)     ss
COUNTY OF WILL)

I, ____________________________, depose and say that the above statements are true and correct to the best of 
my knowledge and belief. I agree to be present in person or by representation when this petition is heard before 
the Zoning Board of Appeals.

__________________________________
Petitioner’s Signature

__________________________________ Subscribed and sworn to before me
Owner's Signature this_____day of ______________, 20________

(If other than petitioner)
_______________________________________

The property is uniquely located adjacent to major freight and intermodal transportation routes, making it far more suitable for truck parking and container storage than for traditional agricultural use. The surrounding area has transitioned

from rural to logistics and industrial operations, creating a unique situation where the current AG zoning no longer reflects actual land use conditions. The site’s access

geometry, lot depth, and adjacency to truck-serving infrastructure make container stacking necessary for safe and efficient operation while minimizing overall land disturbance.

Granting the variance will complement the existing industrial and transportation character of the surrounding area by consolidating container storage into a managed,

screened facility. Positive impacts include improved organization of truck and container operations, reduced illegal or off-site parking, and enhanced economic productivity.

The design incorporates fencing, landscaping, and lighting controls to maintain visual compatibility and minimize noise or glare. No significant negative impacts are

anticipated, as the proposed use is consistent with nearby logistics facilities and does not alter the overall character or intensity of development in the area.
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Payment received from: Petition #: __________________________________ 

_________________________________________ Common Address: ___________________________ 

_________________________________________ Date filed:__________________________________ 

_________________________________________  Meeting date requested: _______________________ 
  

 

 
ZONING BOARD OF APPEALS 

JOLIET, ILLINOIS  
PETITION FOR SPECIAL USE PERMIT 

City of Joliet Planning Division, 150 W. Jefferson St., First Floor, South Wing, Joliet, IL 60432 
Phone (815)724-4050  Fax (815)724-4056 

ADDRESS FOR WHICH SPECIAL USE IS REQUESTED: _______________________________________ 

PETITIONER’S NAME:____________________________________________________________________ 

HOME ADDRESS: _______________ZIP CODE: ___ 

BUSINESS ADDRESS: _________________________________________________ZIP CODE:__________ 

PHONE:   (Primary) ________________(Secondary)________________________________ 

EMAIL ADDRESS: _______ FAX: _____________________________   

PROPERTY INTEREST OF PETITIONER:_____________________________________________________ 

OWNER OF PROPERTY:___________________________________________________________________ 

HOME ADDRESS: _______________________________________________________ZIP CODE:________ 

BUSINESS ADDRESS: ____________________________________________________ZIP CODE:_______ 

EMAIL ADDRESS: ____________________________________ FAX: _____________________________   

Any use requiring a business license shall concurrently apply for a business license and submit a 
copy with this petition.  Additionally, if this request is for operation of a business, please provide 
the following information: 
BUSINESS REFERENCES (name, address, phone): 

________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 

OTHER PROJECTS AND/OR DEVELOPMENTS: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

23656 S. Houbolt Road, Elwood IL 60421

Clayton Rule
 

1901 S Busse Rd. Mt Prospect IL 60056

Authorized representative of the property owner, Whimsy Joliet LLC.

Whimsy Joliet LLC
23656 S. Houbolt Road, Elwood IL 60421

1901 S Busse Rd. Mt Prospect IL 60056



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________; 

____________________________; _______________________________; ____________________________. 

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website** 

LEGAL DESCRIPTION OF PROPERTY (attached copy preferred): 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

LOT SIZE:    WIDTH: __________DEPTH: __________AREA :________________ 

PRESENT USE(S) OF PROPERTY:____________________________________________________________ 

PRESENT ZONING OF PROPERTY:__________________________________________________________ 

SPECIAL USE REQUESTED:________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

The Zoning Board of Appeals is authorized to grant a special use permit provided the 
applicant establishes by clear and convincing evidence: 

 
(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.  

 

410013000130000

THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4, EXCEPT THE NORTH 1043.00 FEET THEREOF AND 

EXCEPT THE WEST 82.50 FEET THEREOF AND ALSO EXCEPT THE SOUTH 30.00 FEET THEREOF

SECTION 1, TOWNSHIP 34 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, CHANNAHON TOWNSHIP, WILL COUNTY, ILLINOIS

Vacant Land

AG - General Agricultural District

Special Use Permit to allow truck parking and outdoor container storage up to three (3) containers high



Please describe how this request meets the criteria by responding to the following 
questions in your own words.  
 

1. How will the establishment, maintenance, or operation of the special use affect the public health, safety, 
morals, comfort, or general welfare? 

 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

2. How will the special use impact properties in the immediate area? __________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

3. Will the use impede the normal/orderly development/improvement of surrounding property? 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 
4. Are adequate utilities, access roads, drainage, and/or other necessary facilities provided? 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 
 
5. Have adequate measures been taken to provide ingress/egress design to minimize traffic congestion in public  
 streets? 
_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

6. Does the use conform to the applicable land use regulations of the district in which it is located and does it  
 violate any other applicable law, ordinance or regulation? 
_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

7. Has at least one (1) year 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 changed 
substantially)? 

 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

  
 

The current AG zoning regulations restrict the height and nature of outdoor storage, which prevents efficient use of the site for intermodal container operations. Without

the ability to stack containers up to three units high, the property’s usable storage capacity is substantially reduced, limiting its operational and financial return. Allowing

controlled stacking improves site efficiency, reduces land disturbance, and enables the property to generate a reasonable return consistent with its location near major freight corridors and intermodal facilities.

The property’s unique circumstances include its proximity to regional rail and trucking infrastructure, its depth and layout suitable for containerized storage, and its location

within an area transitioning from agricultural to industrial and logistics uses. These factors make the site ideally suited for managed intermodal storage rather than

agricultural production. To safely and effectively operate within the available footprint, container stacking up to three units high is necessary. This configuration reflects standard logistics practice and allows the site to function competitively while minimizing sprawl and visual impact.

Granting the variance will not alter the essential character of the area. The surrounding corridor is already characterized by transportation, logistics, and industrial activity. Controlled container stacking will consolidate storage operations within a defined,

screened area, resulting in a more orderly and visually managed site. Positive impacts include efficient land use, reduced surface congestion, and support for local logistics

employment. Any potential visual impacts will be mitigated through landscaping, fencing, and adherence to height and safety standards. No significant negative impacts are anticipated.

Yes. The site is designed with adequate utilities, paved access roads, engineered stormwater management systems, and all necessary infrastructure to support the

proposed use. Drainage improvements and detention basins are incorporated in accordance with the City of Joliet engineering requirements. Power, lighting, and security systems will be installed to ensure safe and efficient operation. No additional public infrastructure is required to accommodate the stack

Yes. The site plan provides defined ingress and egress points designed for truck turning movements and safe circulation. Internal drive aisles and designated staging areas will

prevent queuing or obstruction on public streets. Traffic flow has been designed to minimize impacts on surrounding roadways and to ensure all truck activity occurs within the property boundaries. The configuration meets City standards for access management and safety.

he proposed container stacking use conforms to the intent of New Zoning District through the special/variation process and complies with all other

applicable City, State, and Federal regulations. The request simply allows greater vertical storage efficiency on an otherwise approved truck parking and logistics site.

The operation will adhere to all safety, screening, and environmental requirements, ensuring full legal compliance.

Yes. There have been no prior denials or applications for a similar special use or variation of use on this property. This is the first such request submitted by Whimsy Joliet LLC for container stacking.





FOR OFFICE USE ONLY

***Verified by Planner (please initial):__________***

                      

Payment received from: Petition #: __________________________________

_________________________________________ Common Address: ___________________________

_________________________________________ Date filed:__________________________________

_________________________________________ Meeting date assigned:_______________________

ZONING BOARD OF APPEALS
JOLIET, ILLINOIS 

PETITION FOR VARIATION OF USE
City of Joliet Planning Division, 150 W. Jefferson St., Joliet, IL  60432

Ph (815)724-4050      Fax (815)724-4056

ADDRESS FOR WHICH VARIATION IS REQUESTED: __________________________________________

PETITIONER’S NAME:_____________________________________________________________________

HOME ADDRESS: _______________________ZIP CODE: _____

BUSINESS ADDRESS: _________________________________________________ZIP CODE:___________

PHONE:  (Primary) __________________(Secondary)__________________________________

EMAIL ADDRESS:  ____________ FAX: _____________________________

PROPERTY INTEREST OF PETITIONER:______________________________________________________

OWNER OF PROPERTY:____________________________________________________________________

HOME ADDRESS: _______________________________________________________ZIP CODE: ________

BUSINESS ADDRESS: ___________________________________________________ ZIP CODE: ________

EMAIL ADDRESS:  ______________________________________FAX: _____________________________

Any use requiring a business license shall concurrently apply for a business license and submit a 
copy with this petition. Additionally, if this request is for operation of a business, please provide 
the following information:
BUSINESS REFERENCES (name, address, phone or email):

________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

OTHER PROJECTS AND/OR DEVELOPMENTS:

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

23656 S. Houbolt Road, Elwood IL 60421

Clayton Rule

1901 S Busse Rd. Mt. Propspect IL 60056

Authorized representative of the property owner, Whimsy Joliet LLC.

Whimsy Joliet LLC

23656 S. Houbolt Road, Elwood IL 60421

1901 S Busse Rd. Mt. Prospect IL 60056



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________;

____________________________; _______________________________; ____________________________.

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website**

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred):

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

LOT SIZE:  WIDTH:__________DEPTH:__________AREA:________________

PRESENT USE(S) OF PROPERTY:____________________________________________________________

PRESENT ZONING OF PROPERTY:__________________________________________________________

VARIATION OF USE REQUESTED:__________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

RESPONSE TO VARIATION OF USE CRITERIA

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate 
evidence to establish a practical difficulty or hardship. The evidence must support each of the following three 
conditions: 

(a) The property in question cannot yield a reasonable return by use permitted and subject to 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.

Please describe how this request meets the criteria by responding to the following questions in your own 
words. 

1. How do the applicable zoning regulations prevent the property in question from yielding a reasonable return?
________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

0410013000130000

THE NORTHEAST 1/4 OF THE SOUTHWEST 1/4, EXCEPT THE NORTH 1043.00 FEET THEREOF AND 

EXCEPT THE WEST 82.50 FEET THEREOF AND ALSO EXCEPT THE SOUTH 30.00 FEET THEREOF, 

SECTION 1, TOWNSHIP 34 NORTH, RANGE 9 EAST OF THE THIRD

PRINCIPAL MERIDIAN, CHANNAHON TOWNSHIP, WILL COUNTY, ILLINOIS

1238 250 7.073 acres

Vacant Land

AG - General Agricultural District

Variation of Use to allow outdoor intermodal

container storage up to three (3) containers high

The current AG (General Agricultural) zoning classification limits the property primarily to farming and low-density rural uses, which are not economically feasible given the

site’s location, size, and surrounding industrial and transportation context. The property is directly influenced by nearby logistics and intermodal activity, making

agricultural production impractical. Without the requested variation to allow limited container stacking and associated truck parking, the property cannot achieve a

reasonable return consistent with its location and available infrastructure.



2. What unique circumstances exist which mandate a variance?

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

3. What impact would the granting of this variance have upon the essential character of the general area?  Please 
include both positive and negative impacts.

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

REQUIRED SUPPORTING ATTACHMENTS
Site plan / concept plan / floor plan / building elevation plan
Joliet Ownership Disclosure form
Business license application (if applicable)

NOTARIZATION OF PETITION

STATE OF ILLINOIS)     ss
COUNTY OF WILL)

I, ____________________________, depose and say that the above statements are true and correct to the best of 
my knowledge and belief. I agree to be present in person or by representation when this petition is heard before 
the Zoning Board of Appeals.

__________________________________
Petitioner’s Signature

__________________________________ Subscribed and sworn to before me
Owner's Signature this_____day of ______________, 20________

(If other than petitioner)
_______________________________________

The property is uniquely located adjacent to major freight and intermodal transportation routes, making it far more suitable for truck parking and container storage than for traditional agricultural use. The surrounding area has transitioned

from rural to logistics and industrial operations, creating a unique situation where the current AG zoning no longer reflects actual land use conditions. The site’s access

geometry, lot depth, and adjacency to truck-serving infrastructure make container stacking necessary for safe and efficient operation while minimizing overall land disturbance.

Granting the variance will complement the existing industrial and transportation character of the surrounding area by consolidating container storage into a managed,

screened facility. Positive impacts include improved organization of truck and container operations, reduced illegal or off-site parking, and enhanced economic productivity.

The design incorporates fencing, landscaping, and lighting controls to maintain visual compatibility and minimize noise or glare. No significant negative impacts are

anticipated, as the proposed use is consistent with nearby logistics facilities and does not alter the overall character or intensity of development in the area.









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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STAFF REPORT 
 
DATE:  May 12, 2026  
TO:         Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE:           Petition Number:   2026-28 

Applicant / Owner: Brian Contreras 
  Location:   556 Ward Ave (COUNCIL DISTRICT #4) 

Request:  2026-28: Repeal of a Variation of Use (Ordinance 
#12065) to allow a 4-unit residence, an R-4 (multifamily 
residential) use, in an R-3 (one-and-two-family 
residential) Zoning District   

 

 
Purpose 
The applicant is requesting to repeal a previously approved Variation of Use (Ord. 12065) 
that allowed an R-4 (multi-family) use in an R-3 (one-and-two family) zoning district.    
 
The Variation of Use request must be considered by the City Council following the 
recommendation of the Zoning Board of Appeals.  
 
Site Specific Information 
The City Council approved a Variation of Use (Ord. 12065) in 1998 that allowed the 
reduction from five units to four units within this two-story building in the R-3 (one-and-
two family residential) zoning district. The building had one unit on the first floor and three 
units on the second.  The building suffered extensive fire damage in 2024 and has 
remained vacant since that time. The petitioner has submitted building permits for the 
building and will be remodeling and updating the units when permits are approved.      
 
Surrounding Zoning, Land Use and Character 
 
North: Railroad, I-2 (General Industrial) District) 
South: Single Family, R-2 (Single-Family Residential) District 
East: Single Family, R-2 (Single-Family Residential) District  
West: Single Family, R-2, (Single-Family Residential) District 
 
Applicable Regulations 

• Section 47.7.1 Permitted Principal Uses 
• Section 47-17.28: Variation of Use  

 



2 
 

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 has applied for the repeal of the previously approved Variation of Use that 
allowed an R-4 (multifamily) use in an R-3 (one-and-two-family) residential district. The 
petitioner has stated in their application that they are planning to convert the existing, but 
vacant, four unit building into two units. They stated that by having two units instead of 
four, they will be able to make the individual units larger, and the building would be more 
in character of the neighborhood. The property has a paved parking area in the rear that 
is accessed via an alley and provides the required number of spaces. The surrounding 
properties are all single-family homes.  
 
Recommended Action 
Staff recommends approval of the repeal as it would align the proposed two-unit 
residential use of this property with the two-unit zoning designation for this property. The 
repeal also enables the property to better fit the zoning and land use of nearby properties 
and should not alter the character of the surrounding area.  
 
 
Conditions  

1. That all necessary building permits shall be obtained prior to the Certificate of 
Occupancy being issued;  

2. That the property shall be enrolled in and comply with the City’s Rental Inspection 
Program;  

3. That the use of the property shall not be expanded in the future; 
4. Should the property be declared a public nuisance, it may be subject to rehearing 

and possible revocation of the Variation of Use.  
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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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