
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, December 18, 2025

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

CALL TO ORDER

ROLL CALL

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 11-20-25

Zoning Board of Appeals Meeting Minutes 11-20-25.pdfAttachments:

CITIZENS TO BE HEARD ON AGENDA ITEMS

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

OLD BUSINESS: PUBLIC HEARING

During the Public Hearing, members of the public will be allowed to 
present evidence and ask questions subject to the rules of the meeting.
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Zoning Board of Appeals Meeting Agenda December 18, 2025

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

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) **TO BE DEFERRED**

ZBA 2025-51&52 (1701 Drauden Road)_Deferral Memo.pdfAttachments:

NEW BUSINESS: PUBLIC HEARING

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

PETITION 2025-53: A Special Use Permit to allow a community center within an 
R-2 (single-family residential) zoning district, located at 111 McDonough Street. 
(COUNCIL DISTRICT #5)

ZBA2025-53(111 McDonough St) Staff Report Packet.pdfAttachments:

PETITION 2025-55: A Variation of Use to allow a laundromat, a B-1 
(neighborhood business) use in an R-4 (multi-family residential) zoning district, 
located at 629 N. Hickory Street. (COUNCIL DISTRICT #4) 

PETITION 2025-56: A Variation to reduce the required amount of off-street 
parking from 31 spaces to 19 spaces, located at 621-629 N. Hickory Street. 
(COUNCIL DISTRICT #4)

ZBA 2025-56 (629 N. Hickory Street) Staff Report_v2 
Packet_Redacted.pdf

Attachments:

PETITION 2025-57: A series of Variations to allow installation of a new ground 
sign, located at 2200 McDonough Street. (COUNCIL DISTRICT #5)

ZBA 2025-57 (2200 McDonough St) Staff Report Packet.pdfAttachments:

PETITION 2025-58: A Special Exception to allow a roof-mounted solar 
installation, located at 2114 Oak Leaf Street. (COUNCIL DISTRICT #5)

ZBA 2025-58 (2114 Oak Leaf St) Staff Report Packet.pdfAttachments:
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Zoning Board of Appeals Meeting Agenda December 18, 2025

PETITION 2025-59: A Variation to allow for reduced total side yard setbacks 
from the required 20' to 16', located at 6303 Brunswick Drive. (COUNCIL 
DISTRICT #1)

ZBA 2025-59 (6303 Brunswick Drive) Staff Report Packet.pdfAttachments:

PETITION 2025-60: A series of Variations to allow a reduced rear yard setback 
and to exceed maximum lot coverage, located at 424 W. Washington Street. 
(COUNCIL DISTRICT #5)

ZBA 2025-60 (424 W. Washington) Staff Report Packet.pdfAttachments:

PETITION 2025-61: A Variation to allow for decorative pea gravel in the front 
yard, located at 1137 Cathy Avenue. (COUNCIL DISTRICT #5)

ZBA2025-61(1137 Cathy Drive) Staff Report 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

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, November 20, 2025

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
Brigette Roehr

Jane McGrath Schmig
Jesse Stiff



Meeting Minutes - Pending Approval November 20, 2025Zoning Board of Appeals

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

CALL TO ORDER

ROLL CALL

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

Present

Debbie RadakovichAbsent

ALSO PRESENT: Community Development Director Dustin Anderson, Planning Director 
Jayne Bernhard, Interim Corporation Counsel Todd Lenzie, Deputy Director of Engineering 
Sean Mikos, Planner Raymond Heitner, Planner Francisco Jimenez, Planner Helen Miller, 
and Community Development Administrative Assistant Lauren Helland

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 10-16-25 TMP-9149

Attachments: Zoning Board of Appeals Meeting Minutes 10-16-25.pdf

A motion was made by Jesse Stiff, seconded by Brigette Roehr, to approve 
Zoning Board of Appeals Meeting Minutes 10-16-25. The motion carried by the 
following vote:

Bias, Hennessy, Nachtrieb, Roehr, McGrath Schmig and StiffAye:

RadakovichAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

Planning Director Jayne Bernhard explained staff recommended Petitions 2025-51 and 
2025-52 be deferred to the December meeting and that Petition 2025-54 be deferred 
indefinitely, informing the public that comments regarding those petitions should be made 
during Citizens to be Heard on Agenda Items.

Two members of the public spoke in opposition to Petitions 2025-51 and 2025-52.

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

PETITION 2025-50: A Special Use Permit to allow a day care 
facility at 580 Caton Farm Road, located at 580 Caton Farm 
Road. (COUNCIL DISTRICT #3)

TMP-9150

Attachments: ZBA 2025-50 (580 Caton Farm Rd) Staff Report Packet.pdf
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Meeting Minutes - Pending Approval November 20, 2025Zoning Board of Appeals

Ms. Bernhard read the staff report into the record.  Nathaniel Washburn with 
KGG, LLC appeared on behalf of the petition.  Four members of the public 
spoke in opposition to the petition.  Mr. Washburn responded to the public 
comments regarding traffic, access for future development, restaurant lot size, 
the daycare site plan, and site location choice. In response to Mr. Bias’s 
question about ownership, Mr. Washburn explained the property was under 
contract pending the vote. Ms. Schmig questioned daycare demand, and Bill 
Caton mentioned Children of America’s research showed a need due to nearby 
residential growth.

A motion was made by Brigette Roehr, seconded by Ralph Bias, to approve 
PETITION 2025-50: A Special Use Permit to allow a day care facility at 580 
Caton Farm Road, located at 580 Caton Farm Road. (COUNCIL DISTRICT #3). 
The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Roehr and StiffAye:

McGrath SchmigNay:

RadakovichAbsent:

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-9151

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

Ms. Bernhard explained staff recommended Petitions 2025-51 and 2025-52 be 
deferred to the December 18th meeting.  

A motion was made by Brigette Roehr, seconded by Jesse Stiff, to defer 
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). The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Roehr, McGrath Schmig and StiffAye:

RadakovichAbsent:

PETITION 2025-54: A series of Variations on signage to 
increase maximum area for a monument sign, located at  
2219 W. Jefferson Street. (COUNCIL DISTRICT #2) **TO BE 
DEFERRED**

TMP-9153
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Meeting Minutes - Pending Approval November 20, 2025Zoning Board of Appeals

Attachments: ZBA 2025-54 (2219 W Jefferson St) deferral.pdf

Ms. Bernhard explained staff recommended Petition 2025-54 be deferred 
indefinitely.

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to defer 
PETITION 2025-54: A series of Variations on signage to increase maximum 
area for a monument sign, located at  2219 W. Jefferson Street. (COUNCIL 
DISTRICT #2) **TO BE DEFERRED**. The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Roehr, McGrath Schmig and StiffAye:

RadakovichAbsent:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

None

ADJOURNMENT

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

Bias, Hennessy, Nachtrieb, Roehr, McGrath Schmig and StiffAye:

RadakovichAbsent:

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:  December 18, 2025 
TO:         Zoning Board of Appeals 
FROM:  Ray Heitner, Planner 
RE:  Petition Number:       2025-51 & 2025-52 

Applicant: Ronald Schelling 
Status of Applicant: Developer 
Property Owner: Timpanogas, LLC 
Location: 1701 Drauden Road (Council District #3) 
Request:  2025-51: A Special Use Permit to allow a self-

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

 
 
Deferral of Petitions 
The applicant is requesting that the subject petitions be deferred to the January 15, 2025, 
Zoning Board of Appeals meeting to allow additional time for meeting preparation. Staff 
supports this deferral request.  
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STAFF REPORT 
 
DATE:  December 11, 2025 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2025-53 

Applicant / Owner: Glenda McCullum 
Location:  111 McDonough Street (Council District #5) 
Request:  A Special Use Permit to allow a community center 

within an R-2 (Single-Family Residential District)  
___________________________________________________________

_______ 
 

Purpose 

The applicant is requesting a Special Use Permit to allow a community center within an 
R-2 (Single-Family Residential) District at 111 McDonough Street. Per the City of Joliet 
Zoning Ordinance, social or recreational centers of a community nature may be allowed 
as special uses within a residential district provided that:  

- The use is located not less than twenty (20) feet from any other lot located in a 
residential district.  

The following use may be allowed as a special use by the Mayor and the City Council 
with the advice of the Board of Appeals.     
 
Site Specific Information 

The subject property is approximately 15,000 square feet in size and is zoned R-2 (Single-
family Residential). The property contains a single-story commercial building that was 
built 1959. The zoning of the property appears to have changed numerous times over the 
past several decades. Its original zoning appears to have been B-1 (Neighborhood 
Business) according to the 1968 Zoning map. The property was rezoned to its current R-
2 (Single-family residential) zoning designation in 2004 (Ord. 14713). The City of Joliet 
granted a variation of use (Ord. 16896) that allowed the property to be operated as a 
neighborhood store. Past uses of the building have been restaurants, convenience stores, 
and other businesses.        
 
The property has adequate on-site parking to accommodate the use with 26 spaces. On-
site utilities are present, and the property has ingress and egress from both McDonough 
Street and Des Plaines Street.  
 
Surrounding Zoning, Land Use and Character 
North – R-2 (Single-Family Residential), Single family dwellings 



South – R-2 (Single-Family Residential), Single family dwellings 
East – R-2 (Single-Family Residential), and B-1 (Neighborhood Business District)    
West – R-5 (High Density), Residential (Townhomes, duplexes) 
 
Applicable Regulations 

• Section 47-5.2(B)(1)  Special Uses  
 

Discussion 

The applicant is requesting a Special Use Permit to establish a community center at 111 
McDonough Street. The Arise Impact Center will offer tutoring, mentoring, arts programs, 
and other services for the nearby community. Community centers such as this are allowed 
as a special use with recommendation from the Zoning Board of Appeals and approval 
from the City Council.  
 
The maximum capacity of the community center would be 50 persons and would be 
staffed by volunteers or program leaders. The center would serve school-aged children, 
young adults, and parents. No commercial services will occur onsite. The proposed hours 
of operation will be from 10 a.m. to 7 p.m. Monday through Friday, and from 9 a.m. to 5 
p.m. on Saturday. There is existing on-site parking that is sufficient for the proposed use. 
The applicant has also indicated that the building would undergo renovations to bring the 
building up to standard for the new use. Some of the repairs include, but are not limited 
to, new interior paint, new flooring, and exterior work. The exterior will receive a new coat 
of paint, and the fascia and roof will be repaired as well.  The parking lot will also be 
repaired. Additional details on the programs and services to be offered at the Arise Impact 
Center as well as information on the site plan and floor plan can be found as attachments 
in the staff report packet.  
 
Recommended Action 
 
A community center is an allowed use in the R-2 (Single-family zoning district) upon 
satisfaction of the City of Joliet’s Special Use permit criteria. Staff finds that the special 
use request meets the criteria in that it will not be detrimental to public health and safety, 
it will not impede the development of the surrounding area, and the property provides 
adequate access.  The building has sat vacant for some time, and the proposed use will 
activate this property as well as result in property improvements.  
 
Conditions 

If the Zoning Board desires to approve the Special Use Permit to allow a community 
center, the following conditions should be included:   



1. That a building permit shall be obtained prior to any renovations; 

2. That the ingress / egress at the southwest corner of the site on Des Plaines 
Street be removed and returned to grass within 6 months of ordinance approval.  

3. That the facility shall not be leased for banquets or parties; 

4. Should the property be declared a public nuisance, it shall be subject to 
rehearing and possible revocation of the Special Use Permit;  

5. That the Special Use granted shall herein terminate and lapse unless a building 
permit or certificate of occupancy is obtained not later than 180 days of the 
effective date of this ordinance and the erection or alteration of a building is 
started or the use is commenced within such period.  The Board may grant an 
extension of this period, valid for no more than one hundred and eighty (180) 
additional days, upon written application and good cause shown without notice or 
hearing. Whether or not there is an intention to abandon the Special Use, if any 
special use is discontinued for a continuous period of one year, or if an intent to 
abandon the Special Use is evident in a shorter period of time, the Special Use 
for such use shall become void, and such use shall not thereafter be 
reestablished unless a new Special Use Permit is obtained; 
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STAFF REPORT 
 
DATE: December 18, 2025 
TO: Zoning Board of Appeals 
FROM: Ray Heitner, Planner 
RE: Petition Number:       2025-55 and 2025-56 

Applicant: Jose Luis Rojas Sr.  
Status of Applicant: Developer 
Location: 621-629 N. Hickory Street (Council District #4) 
Request: A Variation of Use to allow a laundromat, a B-1 

(neighborhood business) use in an R-4 (multi-family 
residential) zoning district, located at 629 N. Hickory 
Street. 

 A Variation to reduce the required amount of off-
street parking from 31 spaces to 19 spaces, located 
at 621-629 N. Hickory Street.  

 

 
Purpose 
The applicant is requesting the following Variations to allow conversion of an existing 
vacant commercial tenant space into a laundromat at 629 N. Hickory Street: 
 

• Variation of Use to allow a laundromat, a B-1 (neighborhood business) use in an 
R-4 (multi-family residential) zoning district. 

• Variation to reduce the required amount of off-street parking from 31 spaces to 19 
spaces. 
 

The City Council will make the final decision on the requested Variation of Use petition. 
The Zoning Board of Appeals makes the final decision on the Variation request pertaining 
to the amount of required off-street parking. 
 
Site Specific Information 
The subject property contains a mixed-use, two-story, brick building that was constructed 
in 1916 and maintains its original layout with seven upper-level apartment dwelling units 
and three commercial units on the main floor. The subject property contained B-2 (local 
business) zoning between 1939 and 1969 but has been zoned R-4 (low density multi-
family residential) zoning since 1969. Due to the property’s zoning classification, 
commercial uses are prohibited. The R-4 Zoning classification appears to have never 
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matched the historic and current land uses. Past commercial uses included taverns, 
grocery stores, and offices, that were historically accessed by walking.  
 
The applicant is requesting to put in a laundromat at 629 N. Hickory Street, which is the 
northernmost ground-floor commercial unit in the subject building. In 2019, the City 
Council approved an amended Variation of Use to allow the existing grocery store at 625 
N. Hickory Street, which is the middle ground-floor commercial unit. A salon is located at 
621 N. Hickory Street, which is the southernmost commercial unit.  
 
The proposed laundromat would contain 20 washing machines and 20 dryers and would 
operate between 6 a.m. and 10 p.m. The laundromat would have two entrances, one from 
the building’s northeast corner, and one along the north side of the building. There would 
be no internal access between the laundromat and the residences on the second floor. A 
conceptual floor plan of the proposed laundromat business has been included in the staff 
report packet.  
 
The site contains 19 off-street parking spaces, as shown in the attached parking lot 
exhibit. Twelve parking spaces are located west of the subject building, with two additional 
spaces in a detached garage that is adjacent to the main parking lot. Five angled parking 
spaces are located just south of Lime Street, along the building’s north side. The entirety 
of the site is covered by the building, existing off-street parking, or access drives that are 
needed for site circulation. There is no room for additional off-street parking.  
 
Surrounding Zoning, Land Use and Character 
The zoning and land use for the adjacent properties are as follows: 
 
• North: R-4 (low multi-family residential), multi-family residential  
• South: R-4 (low multi-family residential), multi-family residential 
• East:  R-2 (single-family residential), single-family residential 
• West: R-2 (single-family residential), single-family residential 

 
Applicable Regulations 

• Section 47-8.1 – Permitted Principal Uses (R-4)      
• Section 47-8.8 – Prohibited Uses (R-4) 
• Section 47-17.17(N)(8) and (N)(28) – Off-Street Parking Regulations – Retail and 

Laundromats  
• Section 47-17.28 – Variation of Use 
• Section 47-19.8 - Findings of Facts Supporting a Variation (refer to attachment) 
 
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 
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location where trades, industries, businesses, and residences may exist. 
         
Analysis 
The applicant’s proposal for a laundromat is not an allowable use within the subject 
property’s R-4 (low density multi-family residential) zoning district. Therefore, a Variation 
of Use to allow the proposed use is required. Section 47-19.8 of the City’s Zoning 
Ordinance details the conditions that must be met for a Variation to be granted. The 
building predates both the City’s Zoning Ordinance and the applicable R-4 zoning 
designation and has operated as a mixed-use commercial and residential building since 
its inception. Since the subject property has R-4 (low density multi-family residential) 
zoning, commercial uses cannot operate within the ground floor area without a Variation 
of Use. Therefore, the property in question cannot yield a reasonable return if permitted 
to be used only under the conditions allowed by the zoning’s district’s regulations. Staff 
views the misaligned zoning designation as a unique circumstance causing the owner 
plight in filling the vacant commercial space. Due to the building’s history as a mixed-use 
building within the context of the Bicentennial Bluffs neighborhood, staff does not believe 
that an additional neighborhood business-oriented use will alter the essential character 
of the neighborhood.  
 
The proposed laundromat use comes with an off-street parking requirement of one 
parking space for every two washing machines. Since the applicant has stated that the 
laundromat would contain a maximum of 20 washing machines, 10 parking spaces are 
required. An additional 10 parking spaces are required for the existing salon and grocery 
store uses in the building. The residential units on the top floor each require 1.5 parking 
spaces per dwelling unit. Therefore, the off-street parking total that is required for the 
entire building is 31 parking spaces. The attached parking lot exhibit shows how the site 
can accommodate no more than 19 off-street parking spaces.  
 
While there is little on-site parking to accommodate the proposed business, ample street 
parking in the surrounding neighborhood is available at most times throughout the day. 
Staff observed this location at several times throughout the day and found parking 
available on Hickory Street and Lime Street, adjacent to the proposed business. 
Furthermore, due to the building’s centrality within the Bicentennial Bluffs neighborhood, 
the subject building is easily accessible by walking or biking to many of its patrons. 
 
Regarding the proposed Variation to reduce the required amount of off-street parking from 
31 spaces to 19 spaces, staff finds that the property in question cannot yield a reasonable 
return if permitted to follow the Zoning Ordinance’s applicable parking regulations, due to 
site constraints. The size of the building relative to the overall lot size presents a plight of 
the owner due to unique circumstances. Since the building has functioned as an 
established mixed-use building within the context of the Bicentennial Bluffs neighborhood 
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for over 100 years, staff does not believe the Variation, if granted, will alter the essential 
character of the locality.  
 
Recommended Action 
Staff recommends the Zoning Board of Appeals recommend the City Council approve 
both the requested Variation of Use to allow a laundromat, a B-1 (neighborhood business) 
use in an R-4 (multi-family residential) zoning district and a Variation to reduce the 
required amount of off-street parking from 31 spaces to 19 spaces. The requested 
Variation of Use should be recommended subject to the conditions listed below. 
 
Conditions  

1. That the structure is not expanded to accommodate additional dwelling units or 
commercial units. 

2. That the existing off-street parking arrangement, which includes 19 total off-street 
parking spaces, remain in place while the three commercial units are occupied.  

3. That the City may initiate a repeal process for the Variation of Use if the required 
conditions are not satisfied. 

4. 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.  
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STAFF REPORT 
 
DATE:  December 8, 2025 
TO:         Zoning Board of Appeals 
FROM:  Helen Miller, Planner 
RE:  Petition Number:       2025-57 

Applicant: Victory City Church (Rusty Railey) 
Status of Applicant: Property Owner 
Location: 2200 McDonough Street (Council District #5) 
Request:  A series of Variations to allow installation of a new 

ground sign 
 
 
Purpose 
The applicant is requesting the following Variations on signage to install a new ground 
sign for a non-residential use in the R-2 (single-family residential) zoning district at 2200 
McDonough Street: 
 

• Variation to increase maximum sign area for a ground sign from 12 square feet to 
72 square feet 

• Variation to increase maximum height for a ground sign from 11 feet to 16 feet 3 
inches 

• Variation to reduce the required setback to a pole sign from 15 feet to 0 feet (based 
on the property line as shown on the attached survey) 

 
The Zoning Board of Appeals makes the final decision on these Variation requests. 
 
Site Specific Information 
The subject property is 7 acres and contains a church and school campus for Victory City 
Church. The current owner purchased the property in January 2025; the site was formerly 
occupied by the St. Jude Roman Catholic Church and St Jude School. The site was 
developed as a religious campus for St. Jude in the 1950s and was annexed in 1956. The 
property is zoned R-2 (single-family residential) and has had that zoning designation 
since at least 1971 when the city-wide zoning maps were established.  
 
In 2002, the Zoning Board of Appeals approved a series of variations to allow construction 
of the existing ground sign on the property. The request included the following: 
 

• Variation to increase maximum height of a ground sign from 11 feet to 15 feet 8 
inches 
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• Variation to increase maximum area of a ground sign from 12 square feet to 32 
square feet 

• Variation to allow illumination in a residential zoning district 
• Variation for an electronic message center 

 
The staff report from 2002 states that the existing sign would be constructed with a 10-
foot setback, which was considered the permitted setback at that time. Staff considers 
the proposed sign to be a pole sign which would require a 15-foot setback to the leading 
edge of the sign. 
 
Surrounding Zoning, Land Use and Character 

• North:  R-2 (single-family residential), residential (Marycrest subdivision) 
• South: I-1 (light industrial), industrial 
• East:  B-1 (neighborhood business) and B-3 (general business), commercial 
• West:  B-3 (general business), health care facility 

 
Applicable Regulations 

• Section 47-17.21  Signs 
• Section 47-17.21(3)(bb) Criteria for Granting a Sign Variation 

(refer to attachment) 
         
Discussion 
The petitioner, Victory City Church, seeks to install a new ground sign to replace the 
existing sign that was installed for St. Jude Church in 2002. The proposed sign would be 
16 feet 3 inches in height to its peak and have a sign area of approximately 72 feet. The 
sign would contain an approximately 37-square-foot upper cabinet with illuminated letters 
and a 32-square-foot electronic message center. 
 
The previously approved variation from 2002 allows an illuminated sign in the R-2 (single-
family residential) district. Electronic message centers are now permitted wherever 
illuminated signs are permitted as long as they are 50 square feet or smaller. The 
proposed sign exceeds the height and area permitted with the 2002 request, so the 
petitioner seeks additional variations on height and sign area at this time. 
 
Additionally, the petitioner is requesting a sign setback of 0 feet from the north property 
line. The Will County parcel maps show that the right-of-way width for McDonough Street 
varies adjacent to this property, with the north property line around 10 feet closer to the 
sidewalk on the east side of the property where the sign is located. The existing sign was 
installed based on this property line layout. However, the survey prepared for the owner 
in 2024 shows a straight property line across the north, which places the pole of the 
existing sign directly on the property line. The petitioner has prepared their plans based 
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on the 2024 survey and has moved the sign several feet to the south so that the sign falls 
entirely on private property. Therefore, even with a 0-foot setback from the property line 
as shown on the survey, the new sign will be located around three feet farther from the 
sidewalk than the existing sign. 
 
Recommended Action 
Staff finds that these variation requests meet the criteria for sign variations: enforcement 
of the ordinance would cause hardship due to unique attributes of the property; the 
proposed use would not be detrimental to the use or development of other property in the 
area; ownership of the property has been demonstrated; and approval of the variation 
would not be contrary to the objective of improving the overall appearance of the City. 
 
The Zoning Ordinance limits the height and area of signs for non-residential uses in 
residential zoning districts without accounting for differences in property size. The 
property in question, at 7 acres, is much larger than a typical residential lot and is located 
on a major collector street alongside other commercial and institutional uses. Staff finds 
that the proposed sign dimensions are suitable for a property of this size. The proposed 
sign is a similar height to the existing illuminated ground sign that has been in place for 
over 20 years. Additionally, the property slopes down from the sidewalk toward the 
parking lot at the location of the sign, so the sign will not appear as tall from the street. 
The proposed sign location, while it requires a reduced setback, actually moves the sign 
farther away from the street and ensures that the sign is located entirely on private 
property. 
 
Conditions  
None 
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Figure 1: Subject site and existing sign at 2200 McDonough Street (2025) 

 
 
Figure 2: Existing ground sign at 2200 McDonough Street (right), view east down McDonough 
Street (July 2025) 

  

EXISTING 
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Figure 3: North property line and existing sign on Will County parcel layer (2025) 

 
 
Figure 4: North property line and existing sign on 2024 survey 

 
 
Figure 5: Location of new sign based on 2024 survey 
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Figure 6: Existing ground sign at 2200 McDonough Street, view northwest from Hammes Avenue 
(May 2025) 
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ZONING BOARD OF APPEALS  

CRITERIA FOR SIGN VARIATIONS 
 
Section 47-17.21(3)(bb) of the Zoning Ordinance states: 
  
Any sign which is not specifically permitted in any zoning district shall require the granting of a 
variation, obtained from the Zoning Board of Appeals. This includes signs that have flashing or 
pulsating illumination, animation, rotation, or overall dimensions which exceed the maximum 
dimensions permitted in any district.  
 
Variation Criteria: A variation may be granted by the Zoning Board of Appeals based on all of 
the following criteria:  
 
 Does the evidence 

presented sustain 
this criteria? 

 
Comments 

 
(a) That strict enforcement of the ordinance 
would cause undue hardship to the property 
owner due to circumstances unique to the 
individual property in question.  
 

  

 
(b) That the proposed use would not be 
detrimental to the use, orderly development 
and enjoyment of other property in the 
immediate vicinity for the purposes permitted 
under the zoning ordinance, nor substantially 
diminish the property value within the 
neighborhood.  
 

  

 
(c) That ownership or lease of the property in 
question can be demonstrated.  
 

  

 
(d) That approval of the variation would not be 
contrary to the objective of improving the 
overall appearance of the City.  
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STAFF REPORT 
 
DATE: December 8, 2025 
TO: Zoning Board of Appeals 
FROM: Helen Miller, Planner 
RE: Petition Number:       2025-58 

Applicant: Solar Landscape LLC (ILCS 2114 Oak Leaf LLC) 
Status of Applicant: Lessee 
Property Owner: CubeSmart, LP 
Location: 2114 Oak Leaf Street (Council District #5) 
Request: Special Exception to allow a roof-mounted 

community solar installation 
 

 
Purpose 
The applicant is requesting a Special Exception to allow a roof-mounted solar installation 
for community supply on the existing self-storage facility at 2114 Oak Leaf Street. 
Community solar is generally defined as a solar project where the benefits from an off-
site solar array are shared by multiple customers, including individuals, businesses, and 
other groups. Customers typically receive monetary credits on their electric bill based on 
their subscription to the project. Because a community solar installation supplies power 
back to the utility grid and not solely to onsite facilities, it is considered a principal use and 
not an accessory use. The Zoning Ordinance does not include provisions for solar 
installations as a principal use. Therefore, this request must be considered as a Special 
Exception. 
 
The City Council makes the final decision on this Special Exception request, with a 
recommendation from the Zoning Board of Appeals. 
 
Site Specific Information 
The subject site is 4.7 acres and contains a CubeSmart self-storage facility comprised of 
14 buildings. The site is in the middle of Oak Leaf Center Subdivision, which contains 
heavy commercial and light industrial uses, and is bordered on the south by Interstate 80. 
The property is zoned I-1 (light industrial). 
 
Surrounding Zoning, Land Use and Character 

• North:  I-1 (light industrial), industrial 
• South: Interstate 80 and Village of Rockdale I-1 (heavy commercial and light 

industry), industrial 
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• East:  B-3 (general business), commercial / industrial 
• West:  I-1 (light industrial), commercial / industrial 

 
Applicable Regulations 

• Section 47-3.9(BB) Miscellaneous Terms – Zoning Exceptions and Variances 
 
Section 47-3.9(BB)(1) Exception: An exception is a use permitted only after review of 
an application by the Board of Appeals or Commission other than the Administrative 
Official (Building Inspector), such review being necessary because the provisions of this 
Ordinance covering conditions, precedent or subsequent, are not precise enough to all 
applications without interpretation and such review is required by the Ordinance. 
 
The “exception” differs from the “variance” in several respects. An exception does not 
require “undue hardship” in order to be allowable. The exceptions that are found in this 
Ordinance appear as “special approval” or review by Plan Commission, Legislative Body, 
or Board of Appeals. These land uses could not be conveniently allocated to one zone or 
another or the effects of such uses could not be definitely foreseen as of a given time. 
The general characteristics of these uses include one or more of the following: 
 

a. They require large areas; 
b. They are infrequent; 
c. They sometimes create an unusual amount of traffic; 
d. They are sometimes obnoxious or hazardous; and 
e. They are required for public safety and convenience. 

         
Discussion 
The petitioner, Solar Landscape, is a national solar developer that develops, installs, and 
operates commercial and community solar projects, including commercial and industrial 
rooftop installations. They currently have around 20 solar projects under construction in 
Illinois. They are requesting approval of a special exception to allow a roof-mounted 
community solar installation and associated ground equipment at 2114 Oak Leaf Street. 
The solar array would be located on the rooftops of the 14 existing self-storage buildings. 
The solar installation would be owned and operated by Solar Landscape, who would 
lease the roof and ground space from the property owner. Solar Landscape would be 
responsible for the installation, maintenance, and removal of the solar panels. The 
company would have a lease agreement with the property owner for an initial 20-year 
period. 
 
The proposed solar installation would be for community supply, not a behind-the-meter 
system that generates electricity for onsite use. The installation would be connected to 
ComEd equipment and would supply power back to the utility grid for use by properties 
served by that system. A community solar project is supported by subscribers who receive 
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credits on their energy bill for their share of the program; they do not receive electricity 
directly from the solar installation. Subscribers can be individuals, businesses, 
municipalities, nonprofits, and other groups. For this project, subscribers could be located 
anywhere in Will County. 
 
The physical arrangement and appearance of the installation would be very similar to an 
accessory solar installation that serves the building. The rooftop panels would not be 
visible from the ground, as they would be set back from the edge of the building and only 
rise about 10 inches above the roof surface. The ground equipment is similar to the 
equipment used for a building’s electrical service. The ComEd equipment, which includes 
a switchgear cabinet and meter cabinet, would be at northeast corner of the site between 
the front property line and the eastmost building. The customer-owned equipment would 
be in the east side yard behind the front wall of the building. There is no proposed fence 
enclosure. 
 
Recommended Action 
Staff does not believe that the proposed solar installation will have a negative effect on 
the area. The physical appearance is similar to a permitted accessory installation and is 
not out of character with an industrial site. The petitioner will have a lease agreement with 
the property owner that addresses maintenance, installation, and decommissioning of the 
solar array. The petitioner will be required to obtain all necessary building permits for the 
proposed project. 
 
Conditions  
If the Zoning Board desires to approve the Special Exception to allow a roof-mounted 
community solar installation at 2114 Oak Leaf Street, the following conditions would be 
included: 
 

1. That a building permit shall be obtained. 



Figure 1: Subject site at 2114 Oak Leaf Street (2025) 

 
 
  



Figure 2: Subject site, view south from Hammes Avenue at Oak Leaf Street (May 2025) 

 
 
Figure 3: Proposed location for ground equipment in east side yard (May 2025) 

 



Figure 4: Examples of completed community solar arrays by Solar Landscape on similar 
property types 
 

Gaithersburg, MD  

 

 

 

  



Iselin, NJ 

 

Neptune, NJ 
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FOR OFFICE USE ONLY
 

 

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

                       

Payment received from: Petition #: __________________________________ 

_________________________________________ Common Address: ___________________________ 

_________________________________________ Date filed:__________________________________ 

_________________________________________ Meeting date requested:_______________________ 

ZONING BOARD OF APPEALS 
JOLIET, ILLINOIS  

PETITION FOR SPECIAL EXCEPTION 
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 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): 

________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

OTHER PROJECTS AND/OR DEVELOPMENTS: 

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________ 

2114 Oak Leaf St, Joliet, IL 60436

ILCS 2114 Oak Leaf LLC

601 Bangs Avenue, Suite 301, Asbury Park, NJ 07712

Lessee

CubeSmart, LP

5 Old Lancaster Rd, Malvern, PA 19355



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:__________________________________________________________ 

VARIATION/APPEAL REQUESTED:__________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

RESPONSE TO SPECIAL EXCEPTION CRITERIA 

An exception is a use permitted only after  review of an application by the Board of Appeals or  Commission 
other  than  the  Administrative Official   (Building  Inspector),  such  review  being  necessary  because  the 
provisions  of this  Ordinance  covering  conditions,  precedent  or  subsequent, are not  precise  enough  to  all 
applications  without  interpretation and such review  is  required  by the Ordinance.   

The “exception” differs from the “variance” in several respects.  An exception does not require “undue hardship” 
in order to be allowable.  The exceptions that are found in this Ordinance appear as “special approval” or review 
by Plan Commission, Legislative Body, or Board of Appeals.  These land uses could not be conveniently allocated 
to one zone or another or the effects of such uses could not be definitely foreseen as of a given time.  The general 
characteristics of these uses include one or more of the following: 

(a) They require large areas;
(b) They are infrequent;
(c) They sometimes create an unusual amount of traffic;
(d) They are sometimes obnoxious or hazardous; and
(e) They are required for public safety and convenience.

In addition to permitting the special exceptions otherwise specified in the Zoning Ordinance, the Board shall have 
authority to permit the following:  

(a) The temporary use of a building or premises in any district for a purpose of use that does not conform to
the regulations prescribed by this chapter, provided that such use be of a true temporary nature and does
not involve the erection of substantial buildings.  Such permit shall be granted in the form of a temporary
and revocable permit for not more than a 12-month period, subject to such conditions as will safeguard
the public health, safety, convenience, and general welfare.

30-07-18-301-013-0000

30-07-18-301-012-0000 30-07-18-301-017-0000

See attached.

Irregular Irregular 205,114 sq. ft.

Storage facility

I-1 Light Industrial

Community solar commercial rooftop



(b) The temporary use of a building or premises in undeveloped sections for a purpose that does not conform
to the regulations prescribed by this chapter, provided that such structure or use is of a true temporary
nature, is promotive of or incidental to the development of  such  undeveloped sections, and does not
involve the erection  of  substantial  buildings.  Such permit shall be granted in the form specified under
sub-section (a) above.

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

1. Briefly describe/explain the purpose of the request for an exception, including a timeframe for the use if
applicable.

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

2. Identify the section of the Zoning Ordinance for which an exception is being requested.

________________________________________________________________________________________

________________________________________________________________________________________

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

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

The special exception is for a community rooftop solar project that will generate clean, renewable electricity.  

The project will be placed on the rooftops of an existing storage facility and not require any new buildings

to be constructed.  The project will not create any appreciable noise, dust, fumes or odors and will operate in harmony with 

the surrounding uses in the area.  The project will only require infrequent, periodic maintenance and will therefore 

not create any traffic congestion.  Demand for electricity is growing in Illinois and this project will provide.

clean, cost-effective energy while utilizing rooftops that already exist.  The project lifetime is estimated to be 

20-40 years, and the project could also be repowered to extend the project life, depending on future demand.  

Section 47-14.2A, special exception I-1 zoning district

The project should not have any impact on the character of the general area.  The existing storage facility 

use will continue.  The solar project does not create any negative impacts that would affect the 

surrounding area, nor will the project negatively impact any future development in the area.  





LEGAL DESCRIPTION: 

 

LOT 26 (EXCEPT THE WEST 24.00 FEET THEREOF), LOT 27 AND LOT 28, IN OAK LEAF 
CENTER UNIT FIVE, A SUBDIVISION OF PART OF THE SOUTHWEST QUARTER OF 
SECTION 18, TOWNSHIP 35 NORTH, RANGE 10 EAST OF THE THIRD PRINCIPAL 
MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED OCTOBER 11, 1990 AS 
DOCUMENT NO. R91-56704, IN WILL COUNTY, ILLINOIS. 

CONTAINING 205,114 SQUARE FEET (4.7088 ACRES) OF LAND, MORE OR LESS.  
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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:____________________________________ 

2114 Oak Leaf St, Joliet, IL 60436

30-07-18-301-013-0000, 30-07-18-301-012-0000, and 30-07-18-301-017-0000

CubeSmart, a Maryland real estate investment trust, is the sole general partner of 

CubeSmart, L.P., and with an address of 5 Old Lancaster Road, Malvern, PA 19355,
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STAFF REPORT 
 
DATE:  December 10, 2025 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2025-59 

Applicant / Owner:  Airoom LLC / Marcus Brightwell & Devera Leslie 
Location:  6303 Brunswick Drive (Council District #1) 
Request:  A Variation to reduce the total sum of side yard 

setback from 20’ to 16’ for a front porch.  
__________________________________________________________________ 

 
Purpose 

The applicant is requesting a Variation to reduce the total sum of side yard setback from 
20' to 16' for a front porch located at 6303 Brunswick Drive. The Zoning Board of Appeals 
makes the final decision in this matter.  
 
Site Specific Information 

The subject property is approximately 8,200 square feet in size and is zoned R-2 (Single-
Family Residential). A single-family house was constructed here in 2004 within the 
Pheasant Ridge subdivision.  
 
Surrounding Zoning, Land Use and Character 
All properties in this vicinity are zoned R-2 (Single-Family Residential). All homes in the 
area are 1 ½ or 2 story homes with attached garages. Some residences in the nearby 
area have an open front porch, like what the applicant is requesting. 
 
Applicable Regulations 

• Section 47-6.4 R-2 Single-family Residential Yard and Lot Requirements 
• Section 47-19.8 Criteria for Granting a Variation (refer to attachment) 

 
Discussion 

The applicant seeks to build a 1 story open front porch. The proposed open front porch 
will have a height of 8’ from foundation to the lower eave. The proposed open front porch 
will extend 8’ from the front façade of the home and will match the width of the main 
portion of the front façade, which is 23’ wide. The side setback of the proposed porch will 
not encroach further into the required side yard and will remain at 8’. The construction of 
the proposed front porch will not increase lot coverage and will not affect any other 
required setbacks. Floor plans and building elevations for the proposed project are 
included in the staff report packet.  



Recommended Action 
Staff recommends approval of the variation request to reduce the required total side yard 
setback requirement from 20’ 16’ for a front porch. The property has unique 
circumstances in that the total of the existing side yard setbacks is 16’, which does not 
conform to the required 20’ total side yard setbacks for a lot in the R-2 zoning district with 
a 2 or 2 ½ story structure. The front porch would continue, but not increase, the existing 
non-conforming sum of side yard setbacks. Strict enforcement of the Ordinance would 
involve practical difficulties to construct a front porch. Staff believes that it is reasonable 
for a property owner to have an open front porch and such an addition to the house would 
not encroach into required 30’ front yard setback. For this reason, this addition would not 
detract from the essential character of the neighborhood. Many properties within the 
subdivision have a covered front porch. 
 
Conditions 

If the Zoning Board desires to approve these Variation requests to allow a 23’ X 8’ open 
front porch, the following conditions should be included:   

1. That a building permit shall be obtained prior to construction.  
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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:  6303 BRUNSWICK DRIVE    

PETITIONER’S NAME: AIROOM LLC C/O MARK PELLETTIERI, ARCHITECT  _ 

HOME ADDRESS: ZIP CODE:   

BUSINESS ADDRESS:  6825 N LINCOLN AVE, LINCOLNWOOD, IL ZIP CODE: 60712  

PHONE: (Primary)  (Secondary)   

EMAIL ADDRESS:  _ FAX:   

PROPERTY INTEREST OF PETITIONER: OWNER'S REPRESENTATIVE / ARCHITECT  _ 

OWNER OF PROPERTY: MARCUS W BRIGHTWELL & DEVERA LESLIE A _ 

HOME ADDRESS: 6303 BRUNSWICK DRIVE, PLAINFIELD IL ZIP CODE:  60586  

BUSINESS ADDRESS:   ZIP CODE:   

EMAIL ADDRESS:     
                                  
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: 
 

 

 

Payment received from: 

FOR OFFICE USE ONLY 

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

Petition #:   

Common Address:   

Date filed:  

Meeting date assigned:  



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.): 06-03-32-105-067-0000 ; 

 ;  ;  . 

**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): 

SEE ATTACHED SURVEY 
 

 

 

 

 
LOT SIZE: WIDTH:  69.00 DEPTH:  120.00 AREA:  8279.9  

 
PRESENT USE(S) OF PROPERTY: RESIDENTIAL   

PRESENT ZONING OF PROPERTY: R2  

VARIATION/APPEAL REQUESTED: PROPOSED FRONT PORCH SETBACK REDUCE    

 TO 8'-0" FROM REQUIRED 12' ON EAST SIDE PROPERTY LINE  
 
 

 
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? 
 THE EXISTING HOUSE TOTAL COMBINED SIDE YARD IS NON-CONFORMING TO CURRENT ZONING 

 MOST OF THE HOMES IN THIS SUBDIVISION WITH FRONT PORCHES ARE THE SAME WIDTH AS THE SIDE 

 OF THE HOUSE. WE ARE ASKING THE PROPOSED FRONT PORCH TO ALIGN WITH THE EXISTING 

 EAST SIDE OF THE HOUSE SO THAT IT IS CONSISTENT WITH THE NEIGHBORHOOD.  









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:  December 10, 2025 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2025-60 

Applicant / Owner: Jose Luis Andrade 
Location:  424 W. Washington St (Council District #5) 
Request:  A series of Variations to allow a rear yard covered 

patio. 
___________________________________________________________ 
 

Purpose 

The applicant is requesting a series of Variations to allow a rear yard covered patio at the 
property located at 424 W. Washington Street. The Zoning Board of Appeals makes the 
final decision in this matter.  
 
Requested variations from the Zoning Board of Appeals include: 
 

• A variation to reduce the rear yard setback requirement from 25’ to 4’.     
• A variation from required lot coverage from 30% to 62%.   

 
Site Specific Information 

The subject property is approximately 3,300 square feet in size and is zoned R-2 (Single-
family Residential). The property contains a two-story single-family house built in 1913, 
along with a small, attached garage.    
 
Surrounding Zoning, Land Use and Character 
Properties in this vicinity are zoned as follows: 

- North – R-2 (Single-Family Residential) 
- East, South, and West – R-3 (One and Two Family Residential) 

 
Applicable Regulations 

• Section 47-19.8 Finding of Facts Supporting Variation 
• Section 47-6.4  Yard and Lot Requirements 

 
Discussion 

The applicant, who is the property owner, is seeking a variation to exceed the allowed lot 
coverage and to encroach into the required rear yard setback for an attached rear yard 
covered patio. The allowed lot coverage is not to exceed 30% in residential districts and 
the required rear yard setback is 25’ for primary structures. The proposed lot coverage 



 
 

would be 62% and the setback would be 4’ from the property line. The rear yard covered 
patio was previously built without a permit, and the applicant was told that their only 
recourse to retain the covered patio structure was to receive approval of a variance. 
 
The subject property and adjacent lots have been non-conforming lots since their 
inception. The current dimensions are 52’ of frontage and a 63’ lot depth, which totals 
3,300 square feet. The current standards for a conforming R-2 lot is a 60’ lot width and a 
minimum of 125’ in lot depth that would create a minimum lot size of 7,500 square feet. 
Due to the non-conformity, any rear yard accessory structure (attached or detached) 
would require the property owner to request relief from the City of Joliet zoning ordinance.     
 
Recommended Action 
Staff finds that the unique parcel causes hardship and that the property owner has no 
control over this. The application of the Zoning Ordinance, in its strictest sense, limits the 
extent to which the property can be enjoyed. The existing paver patio in the backyard 
along with the covering would not be a detriment to surrounding properties as this 
structure faces the backyards of neighboring properties. Staff recommends the Zoning 
Board of Appeals recommend approval of the Variation request.   
 
Conditions 

If the Zoning Board desires to approve these Variation requests to allow the covering over 
an existing patio, the following conditions should be included:   

1. That a building permit shall be applied for and approved.  
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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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STAFF REPORT 
 
DATE:  December 18, 2025 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:     2025-61 

Applicant / Owner:   John Louis 
Location:  1137 Cathy Ave (Council District #5) 
Request:  A Variation to allow decorative pea gravel as ground 

cover in the front yard 
__________________________________________________________________ 

 
Purpose 

The applicant is requesting a Variation to allow decorative pea gravel in a front yard at 
the property located at 1137 Cathy Ave. The Zoning Board of Appeals makes the final 
decision in this matter.  
 
The requested variation from the Zoning Board of Appeals includes: 
 

• A variation from Section 47-15E.3 (Minimum Landscaping and Screening 
Requirements) to allow for decorative pea gravel in the front yard of a residential 
property in place of sod.   

 
Site Specific Information 

The subject property is approximately 6,900 square feet in size and is zoned R-2 (Single-
family Residential). The property contains a split level single-family home originally built 
in 1995. The property is located within the Cambridge subdivision.  
 
Surrounding Zoning, Land Use and Character 
All properties in this vicinity are zoned R-2 (Single-family Residential). All properties in 
the subdivision have the required pervious vegetative ground cover in the front yard.   
 
Applicable Regulations 

• Section 47-15E.3 Minimum Landscaping and Screening Requirements 
 

Discussion 

The applicant, who is the property owner, has had decorative pea gravel in the front yard 
since 2019 and was recently cited by the City’s zoning inspector based on a complaint. 
The applicant was informed that non-pervious ground cover was not allowed and that the 



 
 

only available recourse to retain the decorative pea gravel would be the approval of a 
variance from the City’s landscaping requirements. The landscaping requirements in the 
Zoning Ordinance specify that vegetative pervious ground cover is required on 70% of a 
lot that contains a single-family home. No other properties within this subdivision deviates 
from this requirement and all have vegetative pervious ground cover.  
 
Recommended Action 
Staff cannot recommend approval for this request as no hardship was determined.       
The application and enforcement of the Zoning Ordinance, as it exists, does not impose 
difficulties on the homeowners nor create exceptional hardships. The landscaping 
requirements do not prohibit a reasonable return on investment of the property.   
 
Conditions 

None
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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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