
DATE:      June 19, 2025 
 
TO:       Joliet Plan Commission 
 
FROM:      Ray Heitner, Planner 
 
SUBJECT: FP-2-25: Final Plat of Cadence Crossings, Unit 1 
 
 
GENERAL INFORMATION: 
                                                                       
APPLICANT: All In Campus, LLC 
 
STATUS OF APPLICANT: Owner 
 
REQUESTED ACTION: Approval of a final plat and recording plat of 

subdivision 
 
PURPOSE: To continue development within an existing light 

industrial subdivision 
 
EXISTING ZONING: I-1 (Light Industrial) 
 
LOCATION: West/Northwest of Emerald Drive and S. 

Chicago Street (IL Route 53) (07-28-400-004-
0010, 07-28-400-004-0020, 07-28-400-004-
0030) 

 
SIZE: 34.43 acres 
  
EXISTING LAND USE: Agricultural / undeveloped                     
                                                                    
SURROUNDING LAND USE & ZONING:                                      
                                                                    

NORTH: Agricultural, I-1 (Light Industrial) 

SOUTH: Industrial, I-1 (Light Industrial) 

EAST: Agricultural, I-1 (Light Industrial) and B-3 (General Business)  

WEST: Industrial, I-2 (General Industrial) 

 
SITE HISTORY:  

The subject property is a 34-acre portion of the greater, 70-acre, Cadence Crossings 

Subdivision Preliminary Plat, which was approved by the City Council in 2021, and 

reapproved for a three-year extension on January 16, 2024. At the time of the original 

preliminary plat approval in 2021, the City also approved annexation of the subject 

property and zoning reclassification to its present I-1 (Light Industrial) zoning designation. 



A Special Use Permit for truck and trailer parking, freight cartage, truck repair facilities, 

and the sale of new and used trucks and trailers was also approved for the subject 

property at this time. At the November 7, 2023, meeting of the City Council, the petitioner, 

All in Campus, LLC, received approval to construct a temporary truck and trailer parking 

lot for approximately 350 trailers or tractor/trailers on the southerly 10 acres of Lot 1 of 

the preliminary plat of Cadence Crossings Subdivision, otherwise known as the “Interim 

Marshalling Area.” The petitioner wishes to proceed with Final and Recording Plat 

approval of the 34-acre Unit 1 portion of the subdivision to record the subject Unit 1 lots 

and to begin preparation for Unit 2 platting of the subdivision.  

 

The preliminary plat was approved with the understanding that the land use plan detailed 

below would be pursued. Lot 1, 2, and 3 of the preliminary plat are included in the Unit 1 

Final Plat.  

 

• Lot 1: Truck and trailer “Marshalling Center” with 350 trailer stalls and 366 tractor 

trailer stalls (26.28 acres); 

• Lot 2: Stormwater detention (5.18 acres) 

• Lot 3: Stormwater detention (2.75 acres) 

• Lot 4: Multi-use, 253,200 square foot “Pit Stop” facility that includes a 7-bay truck 

and trailer repair operation, new and used truck and trailer sales, parts storage, 

and restaurant. This facility will have approximately 190 vehicle parking stalls, 66 

truck parking stalls, and loading docks (18.13 acres) 

• Lot 5: Multi-tenant 114,308 square foot warehouse that will have approximately, 

42 truck stalls, 178 vehicle stalls and loading docks (10.0 acres) 

• Lot 6: Stormwater detention (7.01 acres) 

 

SPECIAL INFORMATION: 

The purpose of the three-year extension of the preliminary plat in 2024 was to allow for 

additional time for the extension of Emerald Drive from the Illinois Route 53 intersection 

to the subject property. A traffic signal is currently being installed at this intersection to 

accommodate increased traffic at the intersection. The petitioner is working with adjacent 

landowners to provide the necessary dedications to make the primary means of access 

to the Lot 1 marshalling yard stem off Emerald Drive. Staff is supporting the petitioner’s 

request for continued access to Lot 1 via Marcella Avenue, which connects to the 

southeast corner of Lot 1, on an interim basis, until Emerald Drive can be fully dedicated 

to allow direct access to Route 53.  

 

The Final Plat shows a guardhouse that would serve as the main entry and exit point for 

trucks entering the Lot 1 marshalling yard. The guardhouse is positioned directly across 

from the planned extension of Emerald Drive. The Final Plat shows utility extensions to 



service this building. A 30-foot public utilities easement has also been extended along the 

eastern boundary of Lot 1 and Lot 3 to facilitate utility needs for future development within 

the Unit 2 portion of the subdivision. Sewer and water connection fees and developer 

impact fees will be required upon future development. The annexation agreement applies 

the City’s Payment In-Lieu-Of-Taxes (PILOT) fee to a portion of Lot 1.   

 

ANALYSIS: Approval of the final plat for Cadence Crossings, Unit 1 will allow the 

continued development of the Cadence Crossings Industrial subdivision. The developer 

will begin preparing plans for final and recording plats of subsequent units of the 

preliminary plat upon approval.  

 

 









LEGAL DESCRIPTION 
 

CADENCE CROSSINGS – UNIT 1 
 
 
ALL THAT PART OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER 
OF SECTION 28, TOWNSHIP 35 NORTH, RANGE 10 EAST OF THE THIRD 
PRINCIPAL MERIDIAN, LYING EASTERLY OF THE EASTERLY RIGHT OF WAY OF 
THE ILLINOIS CENTRAL GULF RAILROAD COMPANY (FORMERLY GULF, MOBILE 
AND OHIO RAILROAD COMPANY) AND LYING SOUTHWESTERLY OF THE 
SOUTHEASTERLY RIGHT OF WAY LINE OF THE PUBLIC SERVICE COMPANY OF 
NORTHERN ILLINOIS AS CONVEYED BY DOCUMENT NO. 296450, IN BOOK 502, 
PAGE 614, AND BY DOCUMENT NO. 378968, IN BOOK 609, PAGE 81, AND ALL 
THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF 
SAID SECTION 28, LYING EASTERLY OF THE EASTERLY RIGHT OF WAY LINE OF 
THE SAID ILLINOIS CENTRAL GULF RAILROAD COMPANY; AND EXCEPTING THE 
SOUTH 179.21 FEET THEREOF; AND FURTHER EXCEPTING THAT PART 
THEREOF CONVEYED TO TERRY JOHNSON AND ELAINE JOHNSON BY DEED 
RECORDED FEBRUARY 14, 1984 AS DOCUMENT NO. R84-04406; AND FURTHER 
EXCEPTING THAT PART THEREOF CONVEYED TO UNION PACIFIC RAILROAD 
COMPANY BY DEED RECORDED JULY 27, 2016 AS DOCUMENT NO. 
R2016056143, ALL IN TOWNSHIP 35 NORTH, AND IN RANGE 10 EAST OF THE 
THIRD PRINCIPAL MERIDIAN, IN WILL COUNTY, ILLINOIS.  
 



CONTIGUOUS LAND HOLDINGS LIST 
 
P.I.N. 30-07-28-214-006-0000 
P.I.N. 30-07-28-215-003-0000 
P.I.N. 30-07-28-215-004-0000 
P.I.N. 30-07-28-400-004-0010 
P.I.N. 30-07-28-400-004-0020 
P.I.N. 30-07-28-400-004-0030 
P.I.N. 30-07-28-401-002-0000 
P.I.N. 30-07-28-401-003-0000 
P.I.N. 30-07-28-401-004-0000 
P.I.N. 30-07-28-402-001-0000  
P.I.N. 30-07-28-402-002-0000  
 
 

Permanent Index Numbers (also referred to as PINs or Parcel IDs) have been obtained from the 
Will County GIS Data Viewer on April 16, 2025 







Property:

JHA Project #: C231bb 4/17/2025

Recorder PIN
House 

Number

Prefix 

Direction
Street Name City ZIP Code Owner Name/Entity Owner Address

Included in 

Subject 

Property

30-07-28-214-002-0000 UTILITY S CHICAGO ST JOLIET 60436 COMMONWEALTH EDISON CO

ATTN TAX DEPT

THREE LINCOLN CTR 4TH FL

OAKBROOK TERRACE IL 60181

N

30-07-28-214-003-0000 UTILITY S CHICAGO ST JOLIET 60436 NATURAL GAS PIPELINE

ATTN PROPERTY TAX DEPT

PO BOX 4372

HOUSTON TX 77210

N

30-07-28-214-006-0000 V RACHEL AVE JOLIET 60436 ALL IN CAMPUS LLC
2250 S CHICAGO ST

JOLIET IL 60436
N

30-07-28-214-010-0000 250 ZURICH RD JOLIET 60436 SE JOLIET SANITARY DISTRICT

ATTN: OPERATING MGR

1607 MOORE AVE

JOLIET IL 60433

N

30-07-28-214-011-0000 224 ZURICH RD JOLIET 60436 FRANKLIN ROBERTA

CRUDUP BRIAN EDWARD

107 REDBUD DR

JOLIET IL 60433

N

30-07-28-214-012-0000 UTILITY ZURICH RD JOLIET 60436 COMMONWEALTH EDISON CO

ATTN TAX DEPT

THREE LINCOLN CTR 4TH FL

OAKBROOK TERRACE IL 60181

N

30-07-28-300-008-0000 V W LARAWAY RD JOLIET 60436 275 LARAWAY INVESTORS LLC
 444 W LAKE ST STE 3500

CHICAGO IL 60606
N

30-07-28-400-004-0010 V S CHICAGO ST JOLIET 60436 ALL IN CAMPUS LLC
 2250 S CHICAGO ST

JOLIET IL 60436
Y

30-07-28-400-004-0020 V S CHICAGO ST JOLIET 60436 ALL IN CAMPUS LLC
 2250 S CHICAGO ST

JOLIET IL 60436
Y

30-07-28-400-004-0030 V S CHICAGO ST JOLIET 60436 ALL IN CAMPUS LLC
 2250 S CHICAGO ST

JOLIET IL 60436
Y

30-07-28-401-002-0000 110 RACHEL AVE JOLIET 60436 ALL IN CAMPUS LLC
2253 S CHICAGO ST

JOLIET IL 60436
N

30-07-28-401-003-0000 114 RACHEL AVE JOLIET 60436 ALL IN CAMPUS LLC
2251 S CHICAGO ST

JOLIET IL 60436
N

30-07-28-403-004-0000 V S LARAWAY RD JOLIET 60436 SPEEDWAY LLC

% REAL ESTATE DEPT

539 S MAIN ST

FINDLAY OH 45842

N

30-07-28-403-005-0000 V S CHICAGO ST JOLIET 60436 SPEEDWAY LLC

% REAL ESTATE DEPT

539 S MAIN ST

FINDLAY OH 45840

N

30-07-28-503-003-0000 RR W LARAWAY RD JOLIET 60436 GM & O RAILROAD NA N

30-07-28-503-004-0000 RR W LARAWAY RD JOLIET 60437 GM & O RAILROAD NA N

30-07-28-503-005-0000 RR W LARAWAY RD JOLIET 60438 GM & O RAILROAD NA N

30-07-28-506-003-0000 V ZURICH RD JOLIET 60435 UNION PACIFIC RR CO NA N

30-07-28-506-005-0000 V ZURICH RD JOLIET 60436 UNION PACIFIC RR CO NA N

Notes:

Neighboring Properties within 100' 

Cadence Marshalling & Staging Yard

Joliet, Illinois

1.  Permanent Index Numbers (also referred to as PINs or Parcel IDs) have been obtained from the Will County GIS Data Viewer on April 14, 2025.  

2.  Owner name and address information has been obtained from the 2024 Levy Real Estate Tax Information available from the Will County Treasurer.  



P P P P P P P P P P P P P P P P P P P P P

U
G

T

G

U
G

T

28
2828

2828
2829

29

27
2728

28

21
2828

21

27
3433

28

28
3333

28

L
O

T
   13

L
O

T
   12

MELICENT
AVENUE

JULIA
AVENUE

RACHEL  AVENUE

OHU

OHU OHU

OHU

OHU

OHU

OHU OHU

O
HU

L
O

T
   14

L
O

T
   15

L
O

T
   16

(G
M

&
O

   
R

R
)

U
N

IO
N

   
P

A
C

IF
IC

   
R

A
IL

R
O

A
D

E
X

C
E

P
T

IO
N

 P
E

R
 D

O
C

. N
O

. R
20

16
05

61
43

EXCEPTIO
N PER DOC. N

O. R
84-04406

L
O

T
   4

L
O

T
   3

(UNIMPROVED)

(UNIMPROVED)

P

P

P

OHU OHU

OHU OHU OHU OHU OHU

OHU

OHU

O
H

U

O
H

U

G

G

OHU

O
H

U
O

H
U

O
H

U
O

H
U

O
H

U
O

H
U

OHU OHU

S.   C
H

IC
A

G
O

   ST
R

E
E

T

(IL
L

IN
O

IS   R
O

U
T

E
   53)

JO
L

IE
T

ST
R

E
E

T
(U

N
IM

P
R

O
V

E
D

)

O
H

U
O

H
U

O
H

U
O

H
U

O
H

U
O

H
U

O
H

U
O

H
U

S
A

N
S

A
N

S
A

N
S

A
N

S
A

N
S

A
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SA
N

SAN

SAN

SAN

SAN

SAN

S
A

N
S

A
N

S
A

N
S

A
N

W
W

W
W

W
W

W

W

W

W
W

W
W

W
W

W
W

W
W

W
W

W

W

W W W

W W

W
W

W

W W

W
W

W W

W
W

W
W

W
W

W

W
W

W

W

W
W

W
W

W

W
W W W W

W
W

W
W

W

W

W

W

W

WWWWWWWWWWWWWW

WWW

W

W

W

W

LOT   1

LOT   2

LOT   3

M
ar

ce
lla

   
 A

ve
nu

e

JA
M

E
S   C

.
O

'C
O

N
N

O
R

'S

M
A

R
C

E
L

L
A

              A
V

E
N

U
E

SITE LOCATION MAP
NOT TO SCALE

S I T E

P

THIS PROFESSIONAL SERVICE CONFORMS
TO THE CURRENT ILLINOIS MINIMUM
STANDARDS FOR A BOUNDARY SURVEY.

FINAL  PLAT OF SUBDIVISION
of

A Subdivision of
Part of the East 1/2 of Section 28,

Township 35 North, Range 10 East of the Third Principal Meridian,
in Will County, Illinois.

CADENCE CROSSINGS - UNIT 1

SHEET 1 OF 1
425-0110-F

Ruettiger, Tonelli & Associates, Inc. & TWiG Technologies
Surveyors - Engineers - Planners - G.I.S. Consultants

129 Capista Drive   -   Shorewood, Illinois  60404
Ph: (815) 744-6600   Website: www.ruettigertonelli.com

R

P.I.N.: 07-28-400-004-0010
P.I.N.: 07-28-400-004-0020
P.I.N.: 07-28-400-004-0030

TWG ENGINEERING
129 CAPISTA DRIVE
SHOREWOOD, ILLINOIS 60404
Ph. (815) 744-6600

LAND SURVEYOR :

1333 BUTTERFIELD ROAD

DOWNERS GROVE, ILLINOIS 60515

ENGINEER:
JACOB & HEFNER ASSOCIATES, INC.

2250 S. CHICAGO STREET
JOLIET, ILLINOIS 60436
Ph. (877) 833-3444 

OWNER :

ALL IN CAMPUS, LLC

Ph. (630)  652-4600

2250 S. CHICAGO STREET
JOLIET, ILLINOIS 60436

DEVELOPER:

CADENCE PREMIER

Ph. (877) 833-3444 

SUITE 300

OHU

1333 Butterfield Rd, Suite 300, Downers Grove, IL 60515
PHONE:  (630) 652-4600, FAX:  (630) 652-4601

www.jacobandhefner.com



lvanderb
Rectangle



lvanderb
Rectangle











FP-2-25

MINTON RD

EMERALD DR

ZURICH RD

M
CK

IN
LE

Y 
AV

E

ZU
RI

CH
 R

D

W
ED

G
EW

O
O

D
 D

R

S 
CH

IC
AG

O
 S

T

H
AV

IL
AN

D
 D

R

M
AR

CE
LL

A 
AV

E

RACHEL AVE

¯

R-B

R-5

R-4

R-3

R-2A

R-2

R-1B

R-1A

R-1

I-TC

I-TB

I-TA

I-T

I-2

I-1

B-3

B-2

B-1

Legend

= Property in Question
= 600' Public Notification
   Boundary



FP-2-25a

MINTON RD

EMERALD DR

ZURICH RD

M
CK

IN
LE

Y 
AV

E

ZU
RI

CH
 R

D

W
ED

G
EW

O
O

D
 D

R

S 
CH

IC
AG

O
 S

T

H
AV

IL
AN

D
 D

R

M
AR

CE
LL

A 
AV

E

RACHEL AVE

¯

= 600' Public Notification Boundary /
    Límite de notificación pública de 600 ft (180 m)

= Property in Question / Propiedad en cuestión

DIVISIÓN DE
PLANIFICACIÓN


	FP-2-25 (Cadence Unit 1) Staff Report
	250417-C231bb-Cadence Crossings Unit 1-Subdivision Petition w Attachments
	a C231bb-Cadence Crossings Unit 1-Subdivision Petition Form
	b C231bb-LEGAL DESCRIPTION - Cadence Crossings - Unit 1
	c C231bb-Contiguous Land Holdings List
	d C231bb-Cadence Crossings Unit 1-Ownership Disclosure Form
	e C231bb-Proximity List

	250611-C231bb-Cadence All In Campus Unit 1-Final Plat
	Sheets and Views
	Cadence All In Campus-Final Plat


	Sample Cadence Guard Shack Layout
	Cadence Lot 1 View from East
	Emerald & Rt 53 Looking West
	Marcella Looking North
	Rt 53 & Emerald Intersection
	FP-2-25
	FP-2-25a



