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City of Joliet

Zoning Board of Appeals
Meeting Agenda

Board Members
Ralph Bias
Ed Hennessy
Bob Nachtrieb
Debbie Radakovich
Brigette Roehr
Jesse Stiff

Thursday, July 17, 2025

2:00 PM City Hall, Council Chambers

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

CALL TO ORDER
ROLL CALL

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 6-19-25

Attachments: Zoning Board of Appeals Meeting Minutes 6-19-25.pdf

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. Itis nota
question and answer period and staff, and the Zoning Board of Appeals members do not generally respond to public
comments. The City Clerk has a copy of the public speaking procedures; please note, speakers who engage in conduct
injurious to the harmony of the meeting shall be called to order by the Presiding Officer and may forfeit the opportunity to

speak.

OLD BUSINESS: PUBLIC HEARING

During the Public Hearing, members of the public will be allowed to
present evidence and ask questions subject to the rules of the meeting.
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Zoning Board of Appeals Meeting Agenda July 17, 2025

NEW BUSINESS: PUBLIC HEARING

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

PETITION 2025-24: A Variation to reduce the front yard setback to allow a
covered front porch, located at 217 Union Street. (COUNCIL DISTRICT #5)

Attachments: ZBA 2025-24 (217 Union St) Staff Report Packet.pdf

PETITION 2025-25: A Special Use Permit to allow the sales, leasing, rental, and
maintenance of new and used commercial vehicles including semi-trailer trucks,
located at 3050 Channahon Road. (COUNCIL DISTRICT #5)

Attachments: ZBA 2025-25 (3050 Channahon Rd) Staff Report Packet.pdf

PETITION 2025-26: A Variation of Use to allow the continuation of a two-unit
residence, an R-3 (one- and two-family residential) use, in the R-2 (single-family
residential) zoning district, located at 361 Wilcox Street. (COUNCIL DISTRICT
#4)

Attachments: ZBA 2025-26 (361 Wilcox Street ) Staff Report Packet.pdf

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. Itis
not a question and answer period and staff, and the Zoning Board of Appeals members do not generally respond to
public comments. The City Clerk has a copy of the public speaking procedures; please note, speakers who engage in
conduct injurious to the harmony of the meeting shall be called to order by the Presiding Officer and may forfeit the
opportunity to speak.

ADJOURNMENT

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

150 West Jefferson Street
Joliet, IL 60432
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Meeting Minutes - Pending Approval

Thursday, June 19, 2025
2:00 PM

City Hall, Council Chambers
Zoning Board of Appeals

Board Members
Ralph Bias
Ed Hennessy
Bob Nachtrieb
Debbie Radakovich
Brigette Roehr
Jesse Stiff




Zoning Board of Appeals Meeting Minutes - Pending Approval June 19, 2025

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

CALL TO ORDER

ROLL CALL
Present Ralph Bias, Ed Hennessy, Bob Nachtrieb, Debbie Radakovich
and Brigette Roehr
Absent Jesse Stiff

ALSO PRESENT: Planning Director Jayne Bernhard, Interim Corporation Counsel Todd
Lenzie, Planner Raymond Heitner, Planner Helen Miller, Economic Development Specialist
Kasie Nette, Legal Assistant Katy Fyksen, and Community Development Administrative
Assistant Lauren Helland

Planning Director Jayne Bernhard explained Petition 2025-16 and Petition 2025-20 were
withdrawn.

APPROVAL OF MINUTES
Zoning Board of Appeals Meeting Minutes 5-15-25 TMP-8589

Attachments: Zoning Board of Appeals Meeting Minutes 5-15-25.pdf

A motion was made by Ralph Bias, seconded by Brigette Roehr, to approve
Zoning Board of Appeals Meeting Minutes 5-15-25. The motion carried by the
following vote:

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr
Absent: Stiff
CITIZENS TO BE HEARD ON AGENDA ITEMS
None
OLD BUSINESS: PUBLIC HEARING
None
NEW BUSINESS: PUBLIC HEARING
PETITION 2025-16: A series of Variations to allow a covered TMP-8590

front porch, located at 717 Richards Street. (COUNCIL
DISTRICT #5) **WITHDRAWN**

Attachments: ZBA 2025-16 (717 Richards St) WITHDRAWN.pdf

Ms. Bernhard explained Petition 2025-16 was withdrawn.
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Zoning Board of Appeals Meeting Minutes - Pending Approval June 19, 2025

PETITION 2025-17: A Variation of Use to allow a two-unit TMP-8591
residence in the R-2A (single-family residential) zoning

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

residence, located at 309 Stryker Avenue. (COUNCIL

DISTRICT #5)

Attachments: 20250610 ZBA 2025-17 (309 Stryker Avenue) Staff

Report v2 clean Packet.pdf
Ms. Bernhard read the staff report into the record. William Passaglia appeared
on behalf of the petition. There were no comments or questions from the Board.
No one from the public spoke in favor of or in opposition to the petition.

A motion was made by Brigette Roehr, seconded by Ralph Bias, to approve
PETITION 2025-17: A Variation of Use to allow a two-unit residence in the R-2A
(single-family residential) zoning district and a series of Variations to allow a
two-unit residence, located at 309 Stryker Avenue. (COUNCIL DISTRICT #5).
The motion carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr
Absent: Stiff
PETITION 2025-18: A series of Variations to allow a second TMP-8592

story addition to an existing residence, located at 407 S.
Desplaines Street. (COUNCIL DISTRICT #5)

Attachments: ZBA 2025-18 (407 S Des Plaines St) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Jaime Gascon with 606
Design & Construction appeared on behalf of the petition. In response to Mr.
Bias’s questions, Mr. Gascon explained he was the project architect and
described the property as a single-family owner-occupied residence. No one
from the public spoke in favor of or in opposition to the petition.

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve
PETITION 2025-18: A series of Variations to allow a second story addition to an
existing residence, located at 407 S. Desplaines Street. (COUNCIL DISTRICT
#5). The motion carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr
Absent: Stiff
PETITION 2025-19: A series of Variations to allow TMP-8593

replacement of an existing carport, located at 823 Manor
Court. (COUNCIL DISTRICT #5)

Attachments: ZBA 2025-19 (823 Manor Ct) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Wayne Roman with Rijon
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Zoning Board of Appeals Meeting Minutes - Pending Approval June 19, 2025

Manufacturing Company appeared on behalf of the petition. In response to Mr.
Nachtrieb’s questions, Mr. Roman explained he was the contractor and
described the property as owner-occupied. No one from the public spoke in
favor of or in opposition to the petition.

A motion was made by Ralph Bias, seconded by Debbie Radakovich, to approve
PETITION 2025-19: A series of Variations to allow replacement of an existing
carport, located at 823 Manor Court. (COUNCIL DISTRICT #5). The motion
carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr

Absent: Siiff

PETITION 2025-20: A Special Use Permit to allow a staffing TMP-8594
agency, located at 18 S. Larkin Avenue. (COUNCIL DISTRICT
#5) **WITHDRAWN**

Attachments: ZBA 2025-20 (18 S Larkin Ave) WITHDRAWN.pdf

Ms. Bernhard explained Petition 2025-20 was withdrawn.

PETITION 2025-21: A Variation to reduce the corner side TMP-8595
yard setback from 20 feet to 5 feet to allow an above-ground
pool, located at 1082 Cathy Drive. (COUNCIL DISTRICT #5)

Attachments: Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Michelle Crowder appeared
on behalf of the petition. In response to the Board’s questions, there was a
discussion about public utilities, pool location, petitioner’s length of ownership,
and petitioner’s family size. No one from the public spoke in favor of or in
opposition to the petition.

A motion was made by Ralph Bias, seconded by Debbie Radakovich, to approve
PETITION 2025-21: A Variation to reduce the corner side yard setback from 20
feet to 5 feet to allow an above-ground pool, located at 1082 Cathy Drive.
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr
Absent: Stiff
PETITION 2025-22: A series of Variations to allow for the TMP-8596

installation of eight (8) directional signs at an overall height
of five (5) feet instead of three (3) feet for signage, located at
1401 Gateway Boulevard. (COUNCIL DISTRICT #5)

Attachments: Staff Report Packet

Page 3 of 5


https://joliet.legistar.com/gateway.aspx?M=L&ID=12785
https://joliet.legistar.com/gateway.aspx?M=F&ID=103937c4-68a3-43c6-9113-1a301e0a96ea.pdf
https://joliet.legistar.com/gateway.aspx?M=L&ID=12786
https://joliet.legistar.com/gateway.aspx?M=F&ID=eb7eaea7-256e-406d-9992-4b395b6a27bd.pdf
https://joliet.legistar.com/gateway.aspx?M=L&ID=12787
https://joliet.legistar.com/gateway.aspx?M=F&ID=bdb568f0-64cd-46c4-90ec-52b27bf70642.pdf

Zoning Board of Appeals Meeting Minutes - Pending Approval June 19, 2025

Ms. Bernhard read the staff report into the record. Guy Dragisic with Olympik
Signs appeared on behalf of the petition. There were no comments or questions
from the Board. No one from the public spoke in favor of or in opposition to the
petition.

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve
PETITION 2025-22: A series of Variations to allow for the installation of eight (8)
directional signs at an overall height of five (5) feet instead of three (3) feet for
signage, located at 1401 Gateway Boulevard. (COUNCIL DISTRICT #5). The
motion carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb and Roehr

Nay: Radakovich

Absent: Stiff

PETITION 2025-23: A Special Use Permit to allow a truck TMP-8630

parking and maintenance facility, located at 1402 Spencer
Road. (COUNCIL DISTRICT #5)

Attachments: ZBA 2025-23 (1402 Spencer Rd) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Arturas Gurskas appeared on
behalf of the petition. In response to the Board’s questions, a discussion was
held about the petitioner’s number of trucking businesses, rental status of the
subject site, conditions of the petition, improvements of the subject site,
petitioner’s use of Spencer Road in relation to no truck signs, staff’s position
regarding the site plan and recommended conditions of approval, clarification
that the property was not brought before the Zoning Board of Appeals
previously, and truck traffic.

Abraham Garcia spoke in favor of the petition.

Diane Matter, Regina Creal, Robert Smith, Debra Webb, Rich Graham, Skip
Hoechbauer, Debbie Graham, Betsy Satcher, and Margie Cepon spoke in
opposition to the petition.

Ms. Bernhard described the Payment In Lieu of Taxes (PILOT) Program.

Frank Cepon, Theresa Churilla, and Megan Cooper spoke in opposition to the
petition.

Mr. Gurskas spoke again in response to the public’s comments.

A motion was made by Bob Nachtrieb, seconded by Debbie Radakovich, to
deny PETITION 2025-23: A Special Use Permit to allow a truck parking and
maintenance facility, located at 1402 Spencer Road. (COUNCIL DISTRICT #5).
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Zoning Board of Appeals Meeting Minutes - Pending Approval June 19, 2025

The motion carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb and Radakovich
Nay: Roehr
Absent: Stiff
OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION
Election of Zoning Board of Appeals Vice-Chair TMP-8636

A discussion was held regarding the Vice-Chair election process.

A motion was made by Bob Nachtrieb, seconded by Debbie Radakovich, to
appoint Brigette Roehr to Zoning Board of Appeals Vice-Chair. The motion
carried by the following vote:

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr
Absent: Stiff
PUBLIC COMMENT

None

In response to Ms. Roehr’s inquiry, Ms. Bernhard explained the Plan Commission would
receive a presentation regarding the adoption of the Downtown Joliet Equitable Transit
Oriented Development (ETOD) Plan.

ADJOURNMENT

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

Aye: Bias, Hennessy, Nachtrieb, Radakovich and Roehr

Absent: Stiff

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, lllinois 60432 at (815) 724-3780.
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STAFF REPORT

DATE: July 8, 2025
TO: Zoning Board of Appeals
FROM: Helen Miller, Planner
RE: Petition Number: 2025-24
Applicant: Leonel Aguilera
Status of Applicant:  Owner
Location: 217 Union Street (Council District #5)
Request: Variation to reduce the front yard setback to allow a

covered front porch

Purpose

The applicant is requesting the following variation to allow construction of a covered front
porch on their existing residence at 217 Union Street:

e Variation to reduce the required front yard setback from 30 feet to 16.6 feet
The Zoning Board of Appeals makes the final decision on this variation request.

Site Specific Information

The subject site is approximately 8,650 square feet and contains a two-story residence
built around 1880. The house has an existing 6-foot by 5-foot covered front porch with a
gable roof. The property is in the R-2 (single-family residential) zoning district, which has
a required front yard setback of 30 feet. The existing porch and house have
nonconforming front yard setbacks: the porch is set back around 18.7 feet and the front
wall of the house is set back 23.7 feet from the front property line. Section 47-17.22 (3)
Non-conforming Structures of the Zoning Ordinance allows pre-existing nonconformities
to remain as long as the structures are not enlarged or altered in a way that increases
their nonconformity.

The property is located in the East Side National Register Historic District. Properties in
a national register historic district are not required to meet historic preservation standards
when being renovated although staff typically works with property owners on proposed
projects to ensure the most appropriate design.



Surrounding Zoning, Land Use and Character

The property is located in the Eastside neighborhood and surrounded mainly by
residential uses. The area is part of the East Side National Register Historic District, which
is one of the City’s oldest neighborhoods and contains a variety of residential architectural
styles from the later half of the 19" century. Most other homes on the 200 block of Union
Street have partial or full-width covered front porches. The property across the street at
222 Union Street received approval of a front yard setback variation in 2017 to construct
a full-width covered front porch.

The zoning and land use for the properties immediately adjacent to the site are as follows:
e North: R-2 (single-family residential), church parking lot
e South: R-3 (one- and two-family residential), residence
e East: R-2 (single-family residential), vacant

e West: R-3 (one- and two-family residential), vacant

Applicable Requlations

e Section 47-6.4 R-2 District Yard and Lot Requirements
e Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment)

Discussion

The approval of the requested variation would allow the owner to construct a 20-foot-wide
by 7-foot-deep covered front porch on their two-story residence at 217 Union Street. The
new porch would replace an existing smaller porch. The petitioner needs a variation
because the new porch would have a setback of 16.6 feet from the property line, and the
required front yard setback in the R-2 district is 30 feet. According to the petitioner, the
existing porch needs to be repaired, and they would like to rebuild it as a larger porch that
will be similar to other porches on the block. A rendering of the proposed porch is shown
in Figure 1. Examples of existing residences with porches on the block are shown in
Figure 3. A plat of survey is included in the staff report packet.

Staff finds that the request meets the following criteria for variations: the house has an
existing nonconforming setback such that the owners could not build a wider roofed porch
without a variation. The existing porch is only large enough to serve as a landing; the
construction of a bigger porch will create more useful space and be similar to other homes
on the block. The proposed design of the porch, as shown in Figure 1, is in character with
the existing home and other homes in the area.

Conditions

None



Figure 1: Rendering of the proposed 20’ x 7’ front porch




Figure 2: 217 Union Street, view west from Union Street (July 2025)




Figure 3: Existing residences with porches on the 200 block of Union Stree
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Ul it ‘ l Fecha de solicitud: (0/’131 25
Z\ 1 UV\\m g‘l" Fecha de reunion asignada: ’” 1 ,26
Jolieks L (22 _

JUNTA DE APELACIONES DE ZONIFICACION
JOLIET, ILLINOIS

PETICION DE VARIACION/APELACION

Divisién de Planificacion de la Ciudad de Joliet, 150 W. Jefferson St., Joliet, IL 60432
Tel. (815) 724-4050  Fax (815) 724-4056

DIRECCION PARA LA QUE SE SOLICITA LA VARIACION: 9177 vnien < | (_\J(\\ (d L 60432
NOMBRE DEL PETICIONARIO: \eone)l 1 Lo\ olleyo

DIRECCION PARTICULAR: )7 onwons) AQ)@} Ik~ CODIGO POSTAL: HOY 3 3
DIRECCION COMERCIAL: CODIGO POSTAL:

TELEFONO: (principal) Y IS‘ cyS?2\3 q (secundario)

CORREO ELECTRONICO: anci =S — HO9ED l/\oj( maul LopFAX:
PROPIEDAD DE INTERES DEL PETICIONARIO:

DUENO DE LA PROPIEDAD: |eane \ Qﬂ cnley O

DIRECCION PARTICULAR: CODIGO POSTAL:
DIRECCION COMERCIAL: CODIGO POSTAL:
CORREO ELECTRONICO: FAX:

Para cualquier uso que requiera una licencia comercial se debera solicitar simultineamente
dicha licencia y presentar una copia junto con esta peticion. Ademas, si esta solicitud es para la
operacion de un negocio, debe proporcionar la siguiente informacion:

REFERENCIAS DEL NEGOCIONnombre, direccion, teléfono):

~

~N

"~

OTROS PROYECTOS O DESARROLLOS:




NUMERO DE INDICE PERMANENTE (N.° FISCAL O PIN): 3C-07] —~ (S -1 LT -CIS -0 ;

. .
9 b

**E] numero de indice de propiedad/PIN se puede encontrar en la factura de impuestos o en el sitio web del

Supervisor de Tasaciones del Condado de Will**

DESCRIPCION LEGAL DE LA PROPIEDAD (preferentemente en copia adjunta):

UNdcud

TAMANO DEL LOTE: ANCHO (2..25°  PROFUNDIDAD %9 »c4 " AREA

USO ACTUAL DE LA PROPIEDAD:

ZONIFICACION ACTUAL DE LA PROPIEDAD: K- 2—

VARIACION/APELACION o
SOLICITADA: front yard setback variation to allow a covered front porch

RESPUESTA A CRITERIOS DE VARIACION

La Junta de Apelaciones de Zonificacion estd autorizada a otorgar o recomendar medidas de reparacion solo
cuando recibe evidencias suficientes para establecer una adversidad o dificultad practica. Las evidencias deben
respaldar cada una de las siguientes tres condiciones:
(a) La propiedad en cuestion no puede tener un rendimiento razonable por el uso permitido y sujeto a las
condiciones autorizadas por los reglamentos en el distrito o zona particular.
(b) La dificil situacién del propietario se debe a circunstancias Unicas.
(c) La variacion, si se concede, no alterara el caracter esencial del lugar.

Describa como cumple los criterios esta solicitud respondiendo a las siguientes preguntas con sus propias
palabras.

1. ;De qué manera las normas de zonificacion aplicables impiden que la propiedad en cuestion tenga un
rendimiento razonable?
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2. ;Cudles son las circunstancias tinicas existentes que exigen una variacion? Cob\\d\

;Qué impacto tendria la concesion de esta variacién de uso sobre el cardcter esencial de la zona general?
Incluya tanto los impactos positivos como los negativos.

\as cadon en CS‘Q \)@‘c\n&a& Se  han 'fe\udch\o«&o
4 qevemos  estor goal

DOCUMENTOS JUSTIFICATIVOS ADJUNTOS

[ Plano del sitio/plano conceptual/plano de planta/plano de elevacion de la edificacion
[ Formulario de Joliet para la divulgacion de titularidad
[ Solicitud de licencia comercial (si corresponde)

CERTIFICACION NOTARIAL DE LA PETICION

ESTADO DE ILLINOIS ) ss
CONDADO DE WILL )

\'Y\Ct ’\,c,m( )'\ oy | , afirmo que todas las declaraciones anteriores son verdaderas y correctas

ami 1ea1 saber y entender. Acepto comparecer en persona o por representacién cuando esta peticion sea escuchada
por la Junta de Apelaciones de Zonificacion.

P S

OFFICIAL SEAL )

NICOLE HUGHES
NOTARY PUBLIC, STATE OF ILLINOIS
{§ My Commission Expires August 19, 2026

P

(\\n(; “<anWhoz

“Firma del peticionario

T e o g i g

AN V\( el Suscrito y jurado ante mi
Firma del propietario este_ S de JLUIL de202S

(si no es el peticionario) \ﬂ\/‘/ (/Lf , m
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FORMULARIO DE LA CIUDAD DE JOLIET PARA
LA DIVULGACION DE TITULARIDAD

La Ciudad de Joliet requiere que aquellas personas que solicitan un alivio de zonificacién, una
aprobacion de subdivision, permisos de construccion o licencias comerciales divuiguen la
identidad de todas las personas que tengan una participacion propietaria en el negocio y los
bienes inmuebles asociados con la solicitud. Se debe completar una copia de este formulario y
enviarlo junto con los otros documentos de la solicitud. El no completar y enviar correctamente
este formulario puede provocar la denegacién de la solicitud.

. INFORMACION SOBRE LA SOLICITUD

Este formulario se envia como parte de una solicitud de (marque todas las opciones que correspondan):

D Rezonificacién, permiso de uso especial, variacion u otro alivio de zonificacion (complete las secciones Iy 11l)

Ll Plano catastral preliminar, plano catastral final o plano catastral de registro de subdivision (complete las

secciones {l y 1)

.
E Permiso de construccién (complete las secciones il y IlI)

D Licencia comercial (complete todas las secciones)

l. INFORMACION SOBRE LA PROPIEDAD

La direccion y PIN(s) de los bienes inmuebles asociados con esta solicitud son:

213 omon gt ol 3L o433

PINS: 30 -0 ~ 1S —\L2-0|% -0 000

1. TITULARIDAD DE LA PROPIEDAD

Seleccione el tipo de propietario del inmueble asociado con esta solicitud y complete la informacion de

contacto correspondiente a continuacién:
B/ Individuos:

D Corporacion:

Sociedad de responsabilidad
limitada:

Fideicomiso de tierras:

Asociacion:

O O 0O 0O

Otro tipo de organizacion:

Indique los nombres, direcciones y nimeros de teléfono del
propietario o los propietarios individuales

Indique los nombres, direcciones y nimeros de teléfono de todas las
personas que posean el 3 % o més de las acciones de la corporacion
y detalle el porcentaje de acciones en poder de dichos accionistas

indique los nombres, direcciones y nimeros de teléfono de todos los

miembros de la empresa, junto con el porcentaje de propiedad de
cada miembro

Indique los nombres, direcciones y nimeros de teléfono de los
fideicomisarios y todos los beneficiarios:

Indique los nombres, direcciones y nimeros de teléfono de todos los
socios

Indigue los nombres, direcciones y nimeros de teléfono de todas las

ersonas pertenecientes a la organizacion o con el derecho de dirigir
os asuntos de la organizacion y que tengan una participacion
propietaria legal o equitativa

\eon( | %g\.o\w K¢

Ana Soanthez

o\ (O

CORREO ELECTRONICO: aana -5 -1[e9 &) k"‘( FAX:
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IV. TITULARIDAD DEL NEGOCIO

Si el propietario del negocio no es el propietario del inmueble asociado a la solicitud, se debera proporcionar
la siguiente informacién:

Seleccione el tipo de propietario de negocio asociado con esta aplicacién y complete la informacion de
contacto a continuacién:

ti . Indique los nombres, direcciones y nimeros de teléfono del
D Individuos: progietario o los propietarios indiv¥duales

D Corporacion: Indique los nombres, direcciones y numeros de teléfono de todas
las personas que posean el 3 % o mas de las acciones de la
corporacion y detalle el porcentaje de acciones en poder de dichos
accionistas

[l sociedad de responsabilidad Indique los nombres, direcciones y nlimeros de teléfono de todos
limitada: ldos mléambr.os ge la empresa, juntd con el porcentaje de propiedad
e cada miembro

[ Asociacién: indique los nombres, direcciones y nimeros de teléfono de todos los
) socios
D Otro tipo de organizacion: Indique los nombres, direcciones y nimeros de teléfono de todas

las personas de la organizacion que tengan una participacion
propietaria legal o equitativa

CORREO ELECTRONICO: FAX:

NOTA:

Si un accionista, miembro, beneficiario 0 socio mencionado en la Seccién lll o la Seccion IV no
es un individuo, también se debera revelar la informacion relativa a las personas que tienen el
titulo legal o equitativo de los bienes inmuebles o negocios asociados con la solicitud. Por
ejemplo, si los bienes inmuebles asociados con una solicitud son propiedad de un fideicomiso de
tierras y el beneficiario de dicho fideicomiso es una sociedad de responsabilidad limitada, se
debera revelar la informacion de los miembros de la sociedad de responsabilidad limitada. Si uno
de los miembros de la sociedad de responsabilidad limitada es una asociacién, se debera revelar
la identidad de los socios. Si uno de los socios es una corporacion, se debera revelar la
informacién de todas las personas que posean el 3 % o mas de las acciones emitidas.

FIRMADO: \\vai San(h e
FECHA: _ (% ~2.§

Nombre, cargo y nimeros de teléfono de la persona que completa y envia este formulario:
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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 Comments
this criteria?

(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)
(©)

(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: July 8, 2025
TO: Zoning Board of Appeals
FROM: Helen Miller, Planner
RE: Petition Number: 2025-25
Applicant: Ketone Acquisitions, LLC
Status of Applicant:  Property owner
Location: 3050 Channahon Road (Council District #5)
Request: A Special Use Permit to allow the sales, leasing,

rental, and maintenance of new and used
commercial vehicles including semi-trailer trucks

Purpose

The applicant is requesting a special use permit to allow the sales and maintenance of
new and used commercial vehicles, including semi-trailer trucks, in the 1-2 (general
industrial) zoning district at 3050 Channahon Road.

Truck, trailer, and vehicle sales are a special use in the B-3 (general business) zoning
district. The City of Joliet Zoning Ordinance allows B-3 uses as special uses in the 1-2
(general industrial) zoning district when authorized by two-thirds majority vote of the City
Council. Per Section 47-14.3 (D), the uses shall be granted only when they will not be
adversely affected by their location within industrial districts and when they will not
interfere with the orderly and economic development of the remaining portions of the
industrial districts.

Site Specific Information

The subject site is Lot 11 in the Ketone Business Center Resubdivision of Lot 3, which
was recorded in 2023. Ketone Business Center is an industrial subdivision located south
of Channahon Road at Houbolt Road that was initially approved in 2016. The entire
subdivision has 1-2 (general industrial) zoning and mainly contains logistics and
transportation uses. The subject site is at the southeast corner of the intersection of
Channahon Road and Houbolt Road and is currently undeveloped. The lot is 18.5 acres
but only has around 5 acres of buildable area due to the stormwater easements on the
north and south portions of the site. The lot also contains the private access road that
serves the Ketone lots east of Houbolt Road. The interior road has two access points,
one on Channahon Road and one on Houbolt Road, and will not be modified with the
proposed development.



In May 2019, City Council approved a special use permit (Ordinance #17956) to allow a
truck and travel fueling center at 3100 Channahon Road, which at the time was Lot 3 in
Ketone Business Center Unit 2 Subdivision. In June 2021, City Council approved a
special use permit (Ordinance #18240) to allow a tire repair and sales center for Cassidy
Tire on Lot 3 in addition to the fueling center. Following this approval, in 2022 the property
owner subdivided Lot 3 to separate the Cassidy Tire development (now Lot 10) from the
subject site (Lot 11). The owner has continued to market Lot 11 for a travel and fueling
center but does not believe they will find a suitable user for this type of development.

Surrounding Zoning, Land Use and Character

The property is located within the Ketone Business Center industrial park, which is zoned
I-2 (general industrial). The east side of the subdivision, where the subject site is located,
contains a tire repair and sales facility, a trucking company, and a trailer rental facility.
The west side of the subdivision contains distributions centers, a truck equipment rental
business, and a ready-mix concrete plant and aggregate yard. The subject site is adjacent
to industrial uses within Ketone subdivision on the east and south, and is adjacent to the
Houbolt Road right-of-way on the west. To the north across Channahon Road are a
transportation company zoned -2 (general industrial) and a residential lot within
unincorporated Will County zoned County R-2 (single-family residence).

Applicable Requlations

e Section 47-13.2A (G) Special Uses — B-3 (General Business) District

e Section 47-14.3 (D) B-3 Uses within the 1-2 District

e Section 47-5.2 (C) Criteria for issuance of a Special Use Permit
(refer to attachment)

Discussion

The petitioner and property owner, Ketone Acquisitions LLC, is requesting a special use
permit to allow the sales of new and used commercial vehicles including trucks within an
existing industrial subdivision. The proposed development would occupy 5.4 acres on Lot
11. The conceptual site plan shows that the development would contain a 24,750-square-
foot office and repair building with 8 dock doors on each side. The surrounding paved
parking area would contain employee parking, around 14 trailer spaces, and around 27
tractor spaces. The specific user is unknown at this time but the petitioner states they
have had interest from several groups. The main sales product would be semi-tractors
but sales could also include semi-trailers, construction equipment, and other commercial
vehicles. The onsite repair services would be limited to the fleet-owned trucks and would
not be open to the public.



Access to the site would be from the existing private driveway along the east side of the
subject site. This existing access road would not be changed or expanded as part of this
request. No additional access points to Channahon Road (Route 6) or Houbolt Road are
requested. There are no additional public improvements required with the development
of this lot. Staff is not requiring a traffic impact study for the proposed use.

The development would be required to comply with the City’s Zoning Ordinance
requirements, including but not limited to the Landscape and Screening Regulations and
the Non-Residential Design Standards. The existing stormwater areas within the onsite
easements will remain and will not be modified.

Staff finds that the request meets the following special use criteria: the establishment and
operation of the 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 proposed use will be similar to the existing transportation-related uses
within the subdivision. Adequate utilities, access roads, and drainage are provided within
the subdivision. The site has ingress and egress via the existing private access road.

Conditions

If the Zoning Board desires to approve the Special Use Permit to allow the sales,
leasing, rental, and maintenance of new and used commercial vehicles including semi-
trailer trucks, located at 3050 Channahon Road, the following conditions would be
included:

1. That a landscape plan that meets City Ordinance shall be submitted as part of
the building permit plan set;

2. That the development shall comply with the City’s Non-Residential Design
Standards;

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.



Figure 1: Lot 11 in Ketone Business Center Resubdivision of Lot 3, view southeast from the
intersection of Channahon Road and Houbolt Road (June 2023)

Figure 2: Entrance off Channahon Road on the east side of Lot 11, view south from Channahon
Road (October 2022)
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Figure 3: Subject lot within the Ketone Business Center subdivision (2025)
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DATA:
SITE AREA: + 236,018
5.41
BUILDING AREA (GROSS): 24,750
TRACTOR POSITIONS: 27
TRAILER POSITIONS: 30
CAR PARKING: 47
DRIVE IN DOORS: - 16

SITE PLAN /T

1 SCALE: 1" = 40' \U

Conceptual Site Plan
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Record Plat from 2023

GRAPHIC SCALE
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( IN FEET )
1 inch = 100 ft.

BASIS OF BEARINGS

BEARINGS ARE BASED UPON THE ILLINOIS STATE PLANE COORDINATE
SYSTEM OF 1983, EAST ZONE, ADJUSTED TO GROUND VALUES, AS
ESTABLISHED BY REAL TIME KINEMATIC (RTK) GPS METHODS

LEGEND

PROPERTY LINE —_—
LOT LINE

FASEMENT LINE —

SETBACK LINE —

B.SL. BUILDING SETBACK LINE

(XXX XX RECORD INFORMATION

XK XX MEASURED INFORMATION

LS R LANDSCARING EASEMENT
QWNER DEVELOPER

KETONE ACQUISITIONS, LLC

KETONE ACQUISITIONS, LLC
44 S VAIL AVENUE, SUITE 200

44 S VAIL AVENUE, SUITE 200

ARLINGTON HEIGHTS, ILLINOIS 60005 ARLINGTON HEIGHTS, ILLINOCIS 60005
PHONE: 847-440-4850 PHONE: 847-440-4850
MUNICIPALITY ENGINEER

CITY OF JOUET JACOB & HEFNER ASSOCIATES, INC.
150 WEST WASHINGTON STREET 5030 38TH AVENUE

JOLIET, IL 60432 MOLINE, ILLINOIS 61265

LAND SURVEYOR
MANHARD CONSULTING, LTD.
700 SPRINGER DRIVE
LOMBARD, iLLINOIS 60148

AREA TABLFE

LOT 10 = 12€,682 SQUARE FEET (2.908 ACRES +)
LOT 11 = 807,328 SQUARE FEET (18.534 ACRES )
TOTAL = 934,010 SQUARE FEET  (21.442 ACRES #)

EXISTING P.LN.

05-06-25-301-005

SURVEYOR'S NOTES

DISTANCES ARE MARKED IN FEET AND DECIMAL PLACES THEREOF. NO DIMENSION SHALL BE
ASSUMED BY SCALE MEASUREMENT HEREON.

COMPARE ALL POINTS BEFORE BUILDING BY SAME AND IMMEDIATELY REPORT ANY
DISCREPANCIES TO THE SURVEYCR.

EXISTING OFF—SITE MONUMENTATION (SECTION CORNERS) HAS BEEN SHOWN HEREON BASED ON
PRIOR SURVEYS AND RECORDED PLATS AND HAS NOT BEEN: VERIFIED FOR THIS SUBDIVISION.

THIS SUBDIVISION MAY BE SUBJECT TO MATTERS OF TITLE, WHICH MAY BE REVEALED BY A
CURRENT TITLE REPORT. PRE-EXISTING EASEMENTS, SETBACKS AND OTHER RESTRICTIONS

WHICH MAY BE FOUND IN A CURRENT TITLE REPORT, LOCAL ORDINANCES, DEEDS OR OTHER
INSTRUMENTS OF RECORD MAY NOT BE SHOWN.

THIS SUBDIVISION MAY BE SUBJECT TO CERTAIN DECLARATION OF PROTECTIVE COVENANTS,
CONDITIONS AND RESTRICTIONS RECORDED SEPARATELY FROM THIS PLAT.

MONUMENTS SHALL BE SET AT ALL PROPERTY CORNERS AND POINTS OF GEOMETRIC CHANGE
IN ACCORDANCE WITH 765 ILCS 205/1 UPON THE RECORDATION OF THE FINAL PLAT OF

SUBDIVISION. UNLESS OTHERWISE NOTED, MONUMENTS SET ARE 5/8" DIAMETER BY 24" LONG
REBARS.

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS FOR A
SUBDIVISION SURVEY. MANHARD CONSULTING, LTD. IS A PROFESSIONAL DESIGN FIRM,
REGISTRATION NUMBER 184003350, EXPIRES APRIL 30, 2023.

RECORDING PLAT

KETONE BUSINESS CENTER
RESUBDIVISION OF LOT 3

BEING A RESUBDIVISION OF LOT 3 IN KETONE BUSINESS CENTER UNIT 2 SUBDIVISION, BEING A SUBDIVISION OF PART OF LOTS 11, 12, 13 & THAT

PART OF LOT 14 LYING WEST OF THE SOUTHERLY EXTENSION OF THE WEST LINE OF LOT 10 IN CHICAGO GRAVEL COMPANY SUBDIVISION OF PART
OF THE SECTIONS 25, 26, 35 AND 36, IN TOWNSHIP 35 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TC

THE PLAT THEREOF RECORDED OCTOBER 9, 2018 AS DOCUMENT R2018070932, IN WILL COUNTY, ILLINOIS.
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172/28/22 [REVISED NOTES PER IDOT REVIEW
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FOR OFFICE USE ONLY
***Verified by Planner (please initial): ek

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: 3080 Channahon Road
PETITIONER’S NAME: Ketone Acquisitions, LLC

HOME ADDRESS: N/A ZIP CODE: N/A
BUSINESS ADDRESS: 44 S Vail Avenue, Suite 106, Arlington Heights, IL ZIP CODE: 60005
PHONE: (Primary) 847-924-0485 (Secondary) N/A

EMAIL ADDRESS: kschuhmacher@ketonepartners.com  FAX: N/A

PROPERTY INTEREST OF PETITIONER: Owner

OWNER OF PROPERTY: Ketone Acquisitions, LLC

HOME ADDRESS: N/A ZIP CODE: N/A
BUSINESS ADDRESS: 44 S Vail Avenue, Suite 106, Arlington Heights, IL ZIP CODE: 60005

EMAIL ADDRESS: kschuhmacher@ketonepartners.com  FAX: N/A

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):
N/A

OTHER PROJECTS AND/OR DEVELOPMENTS:
N/A




PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.): 05-06-25-301-008-0000

9 2

**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):
See attached.

LOT SIZE: WIDTH: N/A DEPTH: N/A AREA : 18.534 acres

PRESENT USE(S) OF PROPERTY: Vacant land

PRESENT ZONING OF PROPERTY: I-2

SPECIAL USE REQUESTED: To allow for the sales, leasing, rental and maintenance of new and

used commerical vehicles and equipment, including outdoor display and storage of vehicles

(which shall include, but not be limited to, semi-trucks, tractors and trailers)

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.



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

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

This will be an amenity for the transportation and logistics users in the area. We do not

anticipate that the establishment, maintenance or operation of the special use will negatively

affect the public health, safety, morals, comfort or general welfare.

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

The special use will have little to no negative impact to properties in the immediate area as it

is consistent with other surrounding uses.

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

No, the use does not impede the normal/orderly development/improvement of surrounding

property.

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

Yes, the plan has been prepared according to City of Joliet requirements and includes

adequate utilties, access roads and drainage.

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

streets?
Yes, an interior connector road between Route 6 and the Houbolt Road extension was

constructed to provide access to the site.

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?
Yes, the use conforms to the applicable land use regulations. No, it does not 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)?

There has not been any denial of any prior application for a SUP for the site. A SUP for a truck

& travel fueling center was approved on 5/21/19.




REQUIRED SUPPORTING ATTACHMENTS
X 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, KVLE 5 CHUHMACHE L , 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.

VA Sk

Petitioner’s Signature

Subscribed and sworn to before me _
Owner's Signature this 5*» day of Tun< ,20 25

(If other than petitioner) %
citr Mo D (oo

Notary Public, State of lllinois
cial Seal
Kathleen Dawn Collas

99
My Commission Expires 10/1/2028




Legal Description:

Lot 11 in Ketone Business Center Resubdivision of Lot 3, according to the plat thereof recorded
February 1, 2023, as Document No. R2023005355, in Will County, lllinois, being a resubdivision
of Lot 3 in Ketone Business Center Unit 2 Subdivision, being a subdivision of part of Lots 11, 12,
13, and that part of Lot 14 lying west of the southerly extension of the west line of Lot 10 in
Chicago Gravel Company Subdivision of part of Sections 25, 26, 35, and 36, in Township 35
North, Range 9 East of the Third Principal Meridian, according to the plat thereof recorded
October 9, 2018, as Document No. R2018070932, in Will County, lllinois.
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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):

X Rezoning, Special Use Permit, Variation, or Other Zoning Relief (Complete Sections Il and Ii1)

[ Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections Il and Il)

[] Building Permit (Complete Sections Il and Ii)

[ Business License (Complete All Sections)

Il INFORMATION ABOUT THE PROPERTY

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

3080 Channahon Road

PIN(s): 05-06-25-301-008-0000

PROPERTY OWNERSHIP

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

W
W

Individual:

Corporation:

Limited Liability Company:

Land Trust:

Partnership:

Other type of organization:

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

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

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

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

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

Ketone Partners, LLC, 44 S Vail Avenue, Suite 106, Arlignton Heights, IL 60005

(100% Member of Ketone Acquisitions, LLC)

Kyle Schuhmacher (Manager) Cell phone: 847-924-0485

E-MAIL: kschuhmacher@ketonepartners.com Fax: N/A

Page 1 of 2




IV. BUSINESS OWNERSHIP

If the owner of the business is different than the owner of the real property associated with the application,
then the following information must be provided:

Select the type of business owner associated with this application and fill in the contact information below:

[0 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

[0 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

[0 Partnership: State the names, addresses, and phone #'s of all partners

[0 Other type of organization:  State the names, addresses, and phone #'s of all persons having a
legal or equitable ownership interest in the organization

N/A

E-MAIL: FAX:

NOTE:

If a stockholder, member, beneficiary or partner disclosed in Section Il or Section IV is
not an individual, then the individuals holding the legal or equitable title to the real
property or business associated with the application must also be disclosed. For
example, if the real property associated with an application is owned by a land trust,
and the beneficiary of the land trust is a limited liability company, then the members of
the limited liability company must be disclosed. If one of the members of the limited
liability company is a partnership, then the identity of the partners must be disclosed. If
one of the partners is a corporation, then all persons owning 3% or more of the issued
stock must be disclosed.

SIGNED: _led Shed——

DATE: Juwe 5, 2024

Name, Title, and Telephone Numbers of Person Completing and Submitting This Form:
Kyle Schuhmacher, Manager, Ketone Acquisitions, LLC, 847-924-0485

PRINT
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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 Comments
criteria?

(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.
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STAFF REPORT

DATE: July 17, 2025

TO: Zoning Board of Appeals
FROM: Ray Heitner, Planner

RE: Petition Number:  2025-26

Applicant / Owner: Gregg Vershay and Jodi Wartenberg

Location: 361 Wilcox Street (COUNCIL DISTRICT #4)

Request: 2025-26: A Variation of Use to allow the continuation
of a two-unit residence, an R-3 (one- and two-family
residential) use, in the R-2 (single-family residential)
zoning district.

Purpose

The applicant is requesting a Variation of Use to allow the continuation of a two-unit
residence, an R-3 (one-and two-family residential) use, in an R-2 (single-family
residential) zoning district located at 361 Wilcox Street. The requested Variation of Use
petition will require City Council approval, with a recommendation from the Zoning Board
of Appeals.

Site Specific Information

The subject property is approximately 6,400 square feet in size and contains a two-story,
3,600 square-foot building with a 385 square-foot detached garage. The two-story brick
building was built prior to 1925 with the first level functioning as a neighborhood store and
the second level as a dwelling unit. The building then operated with 2-3 dwelling units
throughout much of its history. The ground floor of the building has had varied uses as a
school supply store, general store, and efficiency apartment throughout its history. The
building has two separate entrances to an apartment unit on each floor. Both units have
an enclosed porch to the rear of the building that leads to a shared patio in the back yard.
Floor plans of the subject structure have been included in the staff report packet, that
show the interior layout for the current two-unit use.

The subject property was downzoned to its current zoning designation of R-2 (single-
family residential) zoning in 1975 along with numerous other properties in this area of the
City. A Variation of Use to allow two dwelling units was applied for but ultimately
withdrawn in 1986. According to City directories, one household lived here from 1995 —
2015, presumably the other unit was vacant. City Directory records show that two
households have resided here since 2016. The Zoning Board of Appeals granted
variations to reduce the lot area per family from 7,000 to 3,200 square feet and to reduce
the required amount of off-street parking from three spaces to two spaces in 1985.The

1



requested Variation of Use petition to allow the continued use of two dwelling units on the
subject property is needed to allow the property to operate in a legal conforming manner.

Surrounding Zoning, Land Use and Character

The property is located at the southwest corner of Wilcox Street and Glenwood Avenue.
The surrounding neighborhood is largely comprised of single-family homes; however,
some two-units and multi-family dwelling buildings with three or more units can be found
in the vicinity, including across the street at the intersection of Glenwood and Wilcox and
at the intersection of Glenwood Avenue and Raynor Avenue.

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

e North: R-2 (Single-Family Residential), school (Farragut Elementary School)
e South: R-2 (Single-Family Residential), single-family residence
e East: R-2 (Single-Family Residential), single-family residence
e West: R-2 (Single-Family Residential), single-family residence

Applicable Requlations

e Section 47-17.28 — Variation of Use
e Section 47-19.8 - Criteria for granting a Variation (refer to attachment)
e Section 47-6 — R-2 (Single-Family Residential) Zoning District

Section 47-17.28: Variation of Use: A "variation of use" shall be defined to mean relief
from strict compliance with the use limitations of this Ordinance regarding the
classification, regulation, and restriction of the location where trades, industries,
businesses, and residences may exist.

Discussion

The petitioner wishes to continue the existing two-dwelling unit use at the subject
property. The property was purchased in 1986 with the understanding that the correct
zoning to allow two dwelling units was already in place at the time the property was
purchased. Variations to approve a reduction in lot area per family and to reduce the
required amount of off-street parking to two parking spaces have been previously
approved. Since the subject property was built to have two uses, visually appears as two-
unit, and has a history of operating with two units, staff does not believe the requested
Variation of Use will alter the essential character of the neighborhood.

Conditions

If the Zoning Board desires to approve this Variation of Use to allow the continuation of a
two-unit residence, an R-3 (one- and two-family residential) use, in the R-2 (single-family



residential) zoning district, located at 361 Wilcox Street, staff recommends the following
conditions be included:

1. That the property shall comply with the City’s Rental Inspection Program.

2. Should the property be declared a public nuisance by the City Council, the
Variation of Use shall be subject to a rehearing and possible revocation of the
Variation of Use.



ZONING BOARD OF APPEALS
CRITERIA FOR VARIATIONS

Section 47-19.8 of the Zoning Ordinance states:

A variation shall not be granted in any case unless the Board shall find and clearly state in its
record of the case that:

Does the evidence
presented sustain Comments
this criteria?

(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)
(©)

(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).




FOR OFFICE USE ONLY
***Verified by Planner (please initial): wkE

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: _ 361 Wilcox 5.
PETITIONER’'S NAME: Gtedg Vershay ¥ Jedi Warfenberg

HOME ADDRESS. 361 Wilox Si. Tohiel U (%3 7P CODE: U435
BUSINESS ADDRESS: ZIP CODE:

PHONE: (Primary) 315~ Si4- 9115 (Secondary)

EMAIL ADDRESS: _ J»d" T\@\y v aol. e FAX:

PROPERTY INTEREST OF PETITIONER: W NEr

OWNER OF PROPERTY: W@gjﬁ Vershay o Tudi K '\/\iar’feﬂkef g

HOME ADDRESS: 36l Wieex St Johief ZIP CODE: (0435
BUSINESS ADDRESS: ___ ZIP CODE:

EMAIL ADDRESS: __ J ¢4 qu T ool e 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):
N A
]

OTHER PROJECTS AND/OR DEVELOPMENTS:




PERMANENT INDEX NUMBER (TAX NO. ORP. L. N.) % 07~ 09— 20] — %09

**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 1 G bledk |1y Sarah B, Whdhiers Subdivicion of Lot 4 of G A SHrads
»6“\133‘%\/"?5‘?@‘\ W the South Vo of he gmﬁ\chﬁ" Yy of the Neethwest Yu and pé\s‘%} of e
Novih ¥ of Hhe Seuthwiest Yy of Secfiond Tuviashp 35 North, Range {0 Eas¥ o Hhe

hird ?ﬁﬁ“‘u?q\ Meridan ger Plat vcord Augr 5 psge 13, in Wil Gounly as Prc o, 169621
LOTSIZE: WIDTH: 52 pEPTH: '2%'  AREA: (%00 54 £4 j

PRESENT USE(S) OF PROPERTY: ¢ wnef 0CC '\Aé‘\@()

PRESENT ZONING OF PROPERTY: R Z

VARIATION OF USE REQUESTED: KD

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:

(2) 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 regulatzgs prevent the property in question from yielding a r(easonable return?
Building is Currently Zoned do Sirgle umit. Reéealcn indicates

that i) 1975 the propecfy wWas downzoned From R3 o R2, 05 wag
e e Catheryea | Area ol fhat time . thwever Do ldoguis Cone Fruclied
a5 Tvio—umy and owner Would hike 0 dge. 65 TWo-unt.




2. What unique circumstances exist which mandate a variance?

%nmca warnaa {roper Use, badd Yo 116 Original infent of Hwo-
units. As “@!th‘l on povided Floor Plon bu»fﬁmcﬁ s Tun Wiiranes
for tach Spacious umit . Building Site o Qorner fet and brings
dyrader to ﬂ&a%mrhmo\ as it \s”Vef\/ well- mmnfamed

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.

Within & ofic blook ared +Hhere are pumerous Multifamily s, 9 f}mde
acWop] U\m\/dSi'M Wd one (- unif 8 pariment but'c)nm “AvVariation o use

Would Wave o impdel on \“mq hberhood. Oﬂqmcﬂ intent was not For single
o | y bud msj(@ﬂ fwo- WHT‘:

RESI ;UIRED 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, Jod) \Nddéﬁb&ﬂ]\ , depose and say that the above statements are true and correct to the best of

my knowledge and belief/ T agree to be present in person or by representation when this petition is heard before
the Zoning Board of Appeals.

‘ OFFICIAL SEAL
[ NICOLE HUGHES
¥’ NOTARY PUBLIC, STATE OF ILLINOIS
Petitioner’s Si natureU My Commission Expires August 19, 2026
efit1 1g

B e e g e i

Subsc J%bed and sworn to before me

Owner's Signature this ! day oK .V 4Vi , 20 ZS’
(If other than petitioner) '
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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.

L. INFORMATION ABOUT THE APPLICATION

This form is submitted as part of an application for the following (check all that apply):
M Rezoning, Special Use Permit, Variation, or Other Zoning Relief (Complete Sections Il and i)
[ Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections if and !il)
[0 Building Permit (Complete Sections 1 and ili)
[0 Business License (Complete All Sections)

iL. INFORMATION ABOUT THE PROPERTY

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

Yol Wilcox Gfieet  Tolied 1L 0435
PiNG): L 9 T-04- %0} - 004

. PROPERTY OWNERSHIP

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

m Individual: State the names, addresses, and phone #s of the individual
owner(s)
{1 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

[0 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
0 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

oo

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

Jdm’f oWnersg, mGrf\tc} Oowp\e: ﬂfcacr) Yersxyay and JO()| quTenba“g

Bpp Wilcox 9‘ireoT
Toldh, IL (0435
315 51 925 (Jod, )

E-MAIL: Jodi K"‘?’%q"" coft) fax._ N9

Page 1 of 2



IV. BUSINESS OWNERSHIP

If the oWner of the business is different than the owner of the real property associated with the application,
then the foliowing information must be provided:

Select the type of business owner associated with this application and fill in the contact information below:

O Individuai: State the names, addresses, and phone #'s of the individual
owner(s)
[0 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

[0 Partnership: State the names, addresses, and phone #'s of all partners

[0 Other type of organization:  State the names, addresses, and phone #'s of all persons having a
legal or equitable ownership interest in the organization

N 19

=

E-MAIL: FAX:

NOTE:

If a stockholder, member, beneficiary or partner disclosed in Section Il or Section IV is
not an individual, then the individuals holding the legal or equitable title to the real
property or business associated with the application must also be disclosed. For
example, if the real property associated with an application is owned by a land trust,
and the beneficiary of the land trust is a limited liability company, then the members of
the limited liability company must be disclosed. If one of the members of the limited
liability company is a partnership, then the identity of the partners must be disclosed. If
one of the partners is a corporation, then all persons owning 3% or more of the issued
stock must be disclosed.

SIGNED:_{i ¥ \I\)MCAQ%
pATE:__Jwre 5, 205

Name, Title, and Telephone Numbers of Person Completing and Submitting This Form:

T od \Nar’{cnberﬂ owner, 315-5W%-4119
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ADDRESS:
361 WILCOX ST.
JOLIET IL 60435

FIELD WORK COMPLETED ON: 06/13/2025

CLIENT:
O'Dekirk, Allred & Rhodes, LLC

Area: 6,399.96 Sq. Feet
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PLAT OF SURVEY

1892, IN PLAT BOOK 8, PAGE 28, IN WILL COUNTY, ILLINOIS.

Clenwood Ave.

50 Public R.O.W.

88‘002’_2é" E(M
128.00"(M&R)

LOT 1 IN BLOCK 1 IN SARAH H. WHITTIER'S SUBDIVISION OF LOT 4 OF C.A. STRONG'S SUBDIVISION OF THE SOUTH 1/2 OF THE SOUTHWEST 1/4 OF THE NORTHWEST 1/4 AND PART OF THE
NORTH 1/2 OF THE SOUTHWEST 1/4 OF SECTION 9, TOWNSHIP 35 NORTH, RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AUGUST 8
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. 1.5
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2.3 S. & 1.9 E garage
STATE OF ILLINOIS ! )
COUNTY OF GRUNDY , 2.26
2.26
THIS IS TO CERTIFY THAT I, AN ILLINOIS PROFESSIONAL LAND SURVEYOR,

HAVE SURVEYED THE PROPERTY DESCRIBED IN THE ABOVE CAPTION AS SHOWN BY

THE DRAWN PLAT WHICH IS A TRUE AND CORRECT REPRESENTATION OF SAID
SURVEY.

DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMAL PARTS THEREOF. \“\“RP\FAEL "n,,
-~ o Ll Sl S,q
GIVEN UNDER MY HAND AND SEAL AT MINOOKA, ILLINOIS, g o 5
THIS 16TH DAY OF JUNE OF 2025. S . 035.003933 \
$ | PROFESSIONAL
Z 1+ LAND SURVEYOR |}
: % STATEOF
Z '\, INois S
"v,,'l;:v 209
‘o, OO;(:Q- \-\-\—\“

RCTI

JOSE RAFAEL SALAS
ILLINOIS LICENSE NO. 035.003933, EXPIRES NOVEMBER 30TH, 2026.

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM
STANDARDS FOR A BOUNDARY SURVEY
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128.00"(M&R)
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Concrete Surface
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[0 utility vault
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utility pole
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water valve

Measured or Calculated
(R> Recorded
Monument Found

o Monument Set

ot fire hydrant

Notes:

Compare this Plat with your records and immediately report any discrepancies.

SLS

SALAS LAND SURVEYING
P.0. BOX 661
Minooka, IL 60447
(815) 521-6354
salaslandsurveying.com




i
(737) I

JoL 1ET JhL. Vob 2
2 1

(91-92)3

224

223

— 5 e

e
|t -
! | ,_l: !
L1 —— J [ |
TERSE
20 =
- V4
S y 53 z i Q
! L)
/7 *?f.( q L ark
N s :
. ; RN
3;5 .!H "Ei Z (0 _Z? | ah\.i
Al
o r_ &
IS 3 | 7 r 5. il
X 3 | |
X L2 A | | N
S ; Zz & 7 s 8 j S B EK ! :
e | & S——— "‘* -
{2 o i oy ®
Q) 7 A
X 7
— / | ™~
N TR V + s o N
Q: I :t ; »
o 4 3
i )
L= _ S
=8 X
N = : N e X e
= s /3 : . 3 ok B N
£ N L R _} o
“ll .
# s‘:ﬂ I - Z 2
ﬁ!'. Py . :
N / /) - 9
e 1) 2 2 [ 9 B &
f 38 oy [
50 5 E | 20\ s
o008 66
S
S WILCOX
6 (8d G009 607 oo 603 :
l__-q—'- == = —— —_— - el | = __""-.-"'
> N  wm | aE | B — L,a T
;3 L A |
& » 2 s D z : N
gy =2 = < ] L N
( 2!3 ] " - H, —--—-\-_/—?‘——n—-'
>- g — AT - -
< § sl P 4 5
9 , . :
3 v . >
| - L G M B ¥ <
L ] .
D l l e | ]/'E fﬂ-" IL "”r_J
- X s l
'® : . PSS
E Ay o =
| =z I
|
Lt r-;—l_ SR 6 7 /0 —"/_;? i § .
o~ . | = el s
O : 2 ® Mm
% L 44 T
1 5 B B , Z i |
L____J = lJ E’-r_ °Q _.Z?ﬁ :. %
7 WS -
A |
;; 7TH @ b 0 g pz7 7 07 200 i: -
. i
] ,
:%.hz:zi%}= =:=+h==:=_éf=n==:: \ﬁvFF*I.1--r.|[E:F?i ===:==:1F==
:: ::
; 2048 g 203 ]2&;' :
NI e e r 217
-4 . | l .7 ' / e L# sl )
- .
| F— ......._.j : 1
/ 4 g g 9,
N Il' Vi 22 1 .E"-| z -%
4 : Z “: / ® r l| /] ® < 2 I %}
b p% | 1 VA ~. /7 | <| |
x& 2‘ q
| v ET
¥ r b A -
N : Z_.E" J .E 't’ﬂ'l e vak o /f!' ‘i %
| 1. | A ;‘Z? I 5
bl v, _YEne |
3 & : <
' |
Wl
NT N
N Q)
§ o X
T Nl @l
'QJI L:JH
il "
I I
» =
50 pul Wpsc 0 NI -ﬁ q\ﬂ
v 72 I
I I
ff |
!
< . 1
| pieE. . N. RAYNOR--=-=p--k.-

-- e . S — —— e S SR SEN WS

I

I

I
|
1|
I

e

I
I
/]

I
l
I
I

I
f
I
1
I

228

AV.

WESTERN

4. 5
A 8 9 -15'
§ 'r £ o 2l
: . / /3 V. B %
I i-- |
l.‘- .I?‘ . ® e U L X -.-l
0 _ "X
z S
g =
/2
3 3 2 7 /0
EZ"'?-'T E3&]
e |
b ﬂ ; »
% E- 2 d fs o
I
2 7. 2
: ). 25 x Z > %
B o i i S l____.:
é" V73 /00
EW PIPE I
| JO7 : o5 JO3
l‘_"'""_""; I"'"","': festisvan ) Y/
2 ° 2 ® 2 =
7z _L, by 2
/ i 2 ":
Ve i x
2 ! VS
- |
L of _J
: <o
Nz
V3
| V4
= /2
Az 3
l" |
- | ey
e T
I VEH;’ > t-""'.
R VEND izt -
_Z? ﬂ /E"L ® i‘Z -Z? ® %
[Zz* N [ | RS | SN
— e — ]| ] |
.'_ &2 = o 68 o006 7Y,
OH
LY el NLIE . Binr

-I""‘J’ l'll"-‘_*-".-i =

= m Ry Pl e By




TR
_3-_.*..

r.—-
mﬂq

-

-

ATH

¥ g

s

=






’ o Tl ] e .-_. e &y

[ L L e et e
5 R
-

s i

R

e

[ i . . .
& Ve
- |
i ...w.%«._e TS

o'
h L

oo

™ Y =
o A, o T

SRR

A = i
Ty .v...u 1 ]
AL I L

i,

A %
i 3o ' o s il
e e, i
w =
P Hll gk - g

LY

T __..mu.ﬁnm_
ARy
} s I

e e B T R s :
LR T\ Sy A
T R

T LS
BLORE . SN = TN

i _n.‘-. '] __..- ¥
L P T 1
T ooTE .
T ; R
: - g

P iy ;
A" Ty
.u Jul._._-....;. .-..—. .-_._M. --. u.-.”. ‘-”,.

_— =-—_.i!lE — “.”
anmmm ..
apmnmm .
g % u
LLLUEELUTT e - o E

NI B2
TR e

.._. . i .
i

|
=

=

.

e R =& R S8t bR ERLRELLLELERLELLE kb LLk L. L | b b | LLLLR 14 1 | | il




) .-.__.-_u

.._:.._h

| iy —k,d ,

Bl

=1

LT

N

1 _.._

|

.,___m__._,..__.._.___:___,__ﬂ et 11T 1, ._ﬂ_;....f._,...,
_t____L. _.._.._...___ ._._...,.“, __§......ﬁ _—ﬁku.m.ﬁru__r_____ .E__

e

Pl

__

!

[

TR hhr.mnwa i m_nﬂ._

o

| _.h:u.._; il

=
H

faeblls
L}
(B |

i

S —
1.1 - -{

T e e %
F (o TR
g ) e
- .

e

b =
G

T

-

=

N

e






S ————e
I [ BT —
<z TAYLOR S
|
|
| E
|
|
|
\ — v T e
|
|
|
|
|
|
\ %%
v, <
u>J NWOOD AVE
'-O'- >
Z o
>= =
z s

BUELL AVE

AV YILLLIHM

//////////= Property in Question

= 600' Public Notification
Boundary




l/
T T T TR —
Iz TAYLOR ST
UT PL
u>J ENWOOD AVE
‘5 >
Z S
b =
& =
=
|
—
=
T
r:':‘ﬁ BUELL AVE
X
z
m

= Property in Question / Propiedad en cuestion
DIVISION DE = 600' Public Notification Boundary /
PLANIFICACION Limite de notificacion publica de 600 ft (180 m)




	Meeting Agenda
	TMP-8730 - Text Report
	TMP-8730 - Zoning Board of Appeals Meeting Minutes 6-19-25.pdf
	TMP-8726 - Text Report
	TMP-8726 - ZBA 2025-24 (217 Union St) Staff Report Packet.pdf
	TMP-8727 - Text Report
	TMP-8727 - ZBA 2025-25 (3050 Channahon Rd) Staff Report Packet.pdf
	TMP-8728 - Text Report
	TMP-8728 - ZBA 2025-26 (361 Wilcox Street )_Staff Report Packet.pdf



