
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Brigette Roehr

Jane McGrath Schmig
Jesse Stiff

City Hall, Council Chambers2:00 PMThursday, February 19, 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

Zoning Board of Appeals Meeting MInutes 1-15-26

Zoning Board of Appeals Meeting Minutes 01-15-26.pdfAttachments:

CITIZENS TO BE HEARD ON AGENDA ITEMS

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

OLD BUSINESS: PUBLIC HEARING

During the Public Hearing, members of the public will be allowed to 
present evidence and ask questions subject to the rules of the meeting.
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Zoning Board of Appeals Meeting Agenda February 19, 2026

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 2026-03: A series of Variations to reduce the required rear and side 
yard setbacks for a new detached garage from 3 feet to 1 foot, located at 108 
Hunter Avenue. (COUNCIL DISTRICT #5)

ZBA 108 Hunter Avenue - Staff Report Packet Redactedv2.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

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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Debbie Radakovich
Brigette Roehr
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Jesse Stiff



Meeting Minutes - Pending Approval January 15, 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

Ed Hennessy, Bob Nachtrieb, Debbie Radakovich, Jane 
McGrath Schmig, Jesse Stiff, Ralph Bias and Brigette Roehr

Present

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 12-18-25 TMP-9317

Attachments: Zoning Board of Appeals Meeting Minutes 12-18-25.pdf

A motion was made by Ralph Bias, seconded by Brigette Roehr, to approve 
Zoning Board of Appeals Meeting Minutes 12-18-25. The motion carried by the 
following vote:

Bias, Hennessy, Nachtrieb, Radakovich, Roehr, McGrath 
Schmig and Stiff

Aye:

CITIZENS TO BE HEARD ON AGENDA ITEMS

Planning Director Jayne Bernhard explained Petition 2026-01 was withdrawn. No members of 
the public spoke at that time.

OLD BUSINESS: PUBLIC HEARING

PETITION 2025-51: A Special Use Permit to allow a 
self-storage facility, located at 1701 Drauden Road. 
(COUNCIL DISTRICT #3)

PETITION 2025-52: A Variation of Use to allow a B-3 (general 
business) use in the B-1 (neighborhood business) district, 
located at 1701 Drauden Road. (COUNCIL DISTRICT #3)

TMP-9330

Attachments: ZBA 2025-5152 (1701 Drauden Road)_v6 Staff Report 
Packet_Redacted.pdf

Ms. Bernhard read the staff report into the record. Nathaniel Washburn of KGG 
LLC and Ron Schelling of Schelling Development appeared on behalf of the 
petition. One member of the public spoke in opposition to the redaction of the 
petition application. A discussion was held regarding the redaction of petition 
information, the availability of applicant information on the City’s website, the 
determination that no OMA violation occurred, and clarification of the applicant’s 
position that the petition was complete and that redactions were made by staff .

A motion was made by Ralph Bias, seconded by Brigette Roehr, to approve 
PETITION 2025-51: A Special Use Permit to allow a self-storage facility, located 
at 1701 Drauden Road. (COUNCIL DISTRICT #3)
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PETITION 2025-52: A Variation of Use to allow a B-3 (general business) use in 
the B-1 (neighborhood business) district, located at 1701 Drauden Road. 
(COUNCIL DISTRICT #3). The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Roehr and StiffAye:

Radakovich and McGrath SchmigNay:

NEW BUSINESS: PUBLIC HEARING

PETITION 2026-01: A Special Use Permit to allow a staffing 
agency, located at 114 E. Jefferson Street. (COUNCIL 
DISTRICT #4) - **WITHDRAWN**

TMP-9316

Attachments: ZBA 2026-01 (114 E. Jefferson Street) Staff 
Report_WITHDRAWN.pdf

Ms. Bernhard explained Petition 2026-01 was withdrawn.

PETITION 2026-02: A Special Use Permit to allow a truck 
maintenance facility, located at 3501 Channahon Road 
(COUNCIL DISTRICT #5)

TMP-9318

Attachments: ZBA 2026-02 (3501 Channahon Rd) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Attorney Heather Glockler 
and Octavian Gherciu of IFH Properties, LLC appeared on behalf of the petition. 
In response to Mr. Bias’s questions regarding financial cost and property 
ownership, Mr. Gherciu explained the cost was $7.5 million and the land was 
owned. One member of the public spoke in opposition to the petition. Mr. 
Nachtrieb and Mr. Bias asked clarifying questions regarding the public speaker’s 
residence and the site’s land use and development. 

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2026-02: A Special Use Permit to allow a truck maintenance facility, 
located at 3501 Channahon Road (COUNCIL DISTRICT #5). The motion carried 
by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich, Roehr, McGrath 
Schmig and Stiff

Aye:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

One member of the public spoke again about the redaction of Freedom of Information Act 
(FOIA) requests. Two other members of the public spoke about the storage units proposed in 
Petitions 2025-51 and 2025-52.
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ADJOURNMENT

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

Bias, Hennessy, Nachtrieb, Radakovich, Roehr, McGrath 
Schmig and Stiff

Aye:

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: February 19, 2026 
TO: Zoning Board of Appeals 
FROM: Ray Heitner, Planner 
RE: Petition Number:       2026-03 

Applicant: Fabian Contreras 
Status of Applicant: Owner 
Location: 108 Hunter Avenue  
Request: A series of Variations to reduce the required rear 

and side yard setbacks for a new detached garage 
from 3 feet to 1 foot, located at 108 Hunter Avenue. 
(COUNCIL DISTRICT #5) 

 

 
Purpose 
The applicant is requesting the following variations to allow construction of a new 
detached garage at 108 Hunter Avenue: 
 

• Variation to reduce the required rear yard setback from 3 feet to 1 foot 
• Variation to reduce the required side yard setback from 3 feet to 1 foot 

 
The Zoning Board of Appeals makes the final decision on these variation requests. 
 
Site Specific Information 
The subject property is a 6,515 square-foot lot (46.37 feet by 140.5 feet) that contains a 
two-story single-family residence that was built in 1900. The property has an existing 566 
square-foot detached garage in the southeast corner. An asphalt driveway leads to the 
existing garage from Hunter Avenue. The applicant wishes to construct a new garage in 
the approximate location of the existing garage. Elevations of the proposed new garage 
have been included in the staff report packet. The new garage would be approximately 
42 feet long and 22 feet wide and would include approximately 264 square feet of patio 
space within the garage frame footprint. A permit to construct the garage was originally 
applied for on June 24, 2025. Approval of the building permit is contingent upon approval 
of the requested setback variations.  
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Surrounding Zoning, Land Use and Character 
The subject property is in the St. Pat’s neighborhood on the City’s near west side and is 
surrounded by other single-family residences with a combination of R-2 (single-family 
residential) and R-3 (one- and two-family residential) zoning.  
 
Applicable Regulations 

• Section 47-7.3 Permitted Accessory Uses within the R-3 Zone 
• Section 47-17.5 Garages and Carports 
• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         
Analysis 
Approval of the requested variations would allow the owner to construct a 42-foot by 22-
foot detached garage. Section 47-5.2(D) of the City’s Zoning Ordinance allows other uses 
customarily incidental to the established principal use, such as detached garages, 
provided they are 3 feet away from the rear and side yard lot lines. The applicant wishes 
to build the proposed garage 1-foot away from the existing rear and side yard lot lines. 
Since the proposed garage contains 12-inch eave overhangs, the 1-foot setback distance 
will allow for the entirety of the garage to fit on the subject property. The garage would 
also be built with gutters and downspouts that would direct stormwater runoff onto the 
subject property.  
 
Section 47-17.5 of the City’s Zoning Ordinance further states that detached garages may 
not exceed a wall height of 10 feet, and a total height of 20 feet. The proposed garage 
would feature 9-foot-tall walls with a total height (from base to roof pitch) of 18 feet and 7 
inches. Per the City’s Zoning Ordinance, the applicant has stated that the proposed new 
garage will feature complementary building materials and colors that are utilized on the 
lot’s existing principal structure. 
 
The proposed new garage would be approximately 63 percent larger than the existing 
detached garage on the subject property. Approximately 28% of the new garage would 
be patio space. Most residences in the surrounding area contain detached garages that 
abut the rear yard and side yard lot lines. However, garage size varies, and while the 
proposed new garage size of 924 square feet would not be the largest detached garage 
in the neighborhood, it would be larger than most, which fall within a range of 600 to 900 
square feet in size.   
 
Section 47-19.8 of the City’s Zoning Ordinance details the findings of fact that need 
confirmation to support a variation request. Staff believes the property in question can still 
yield a reasonable return if permitted to be used only under the conditions allowed by the 
regulations in the R-3 zoning district. While it is common for detached garages to be 
directly adjacent to a property’s rear or side yard lot lines, the applicant has not presented 
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any evidence of a practical difficulty or hardship to avoid compliance with the existing 
setback regulations. However, while staff acknowledges that a hardship or practical 
difficulty to allow construction of the new garage within the required setback area likely 
does not exist, many residences in the area have located their detached garages on the 
rear and side yard lot lines. This practice likely predates the existing zoning ordinance in 
many cases. Therefore, while the proposed new garage would be larger than most 
detached garages in the area, given the preexisting locations of comparable detached 
garages in the area, staff does not believe the requested Variations, if granted, would 
alter the essential character of the locality.  
 
Conditions  

1. That the new garage shall match the materials and color of the principal structure 
on the subject property.  
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