
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Brigette Roehr

Jesse Stiff

City Hall, Council Chambers2:00 PMThursday, August 21, 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 7-17-25

Zoning Board of Appeals Meeting Minutes 7-17-25.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 August 21, 2025

NEW BUSINESS: PUBLIC HEARING

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

PETITION 2025-27: A Special Use Permit to allow a day care center, located at 
1932 Essington Road. (COUNCIL DISTRICT #1) 

PETITION 2025-28: A Variation to allow a day care center to be located less 
than 40 feet from any other lot in a residential zoning district, located at 1932 
Essington Road. (COUNCIL DISTRICT #1)

ZBA 2025-27 2025-28 (1932 Essington Road) Staff Report 
Packet.pdf

Attachments:

PETITION 2025-29: A Variation of Use to allow the continuation of a two-unit 
residence, an R-3 (one- and two-family residential) use, in the R-2 (single-family 
residential) zoning district, located at 421 Abe Street. (COUNCIL DISTRICT #4)

ZBA 2025-29 (421 Abe Street ) Staff Report Packet.pdfAttachments:

PETITION 2025-30: A Variation to reduce the rear yard setback to allow a 
covered deck, located at 6616 Colaric Drive. (COUNCIL DISTRICT #3)

ZBA 2025-30 (6616 Colaric Dr) Staff Report Packet.pdfAttachments:

PETITION 2025-31: A series of Variations to allow an attached carport, located 
at 2815 Ruth Fitzgerald Drive. (COUNCIL DISTRICT #1)

ZBA 2025-31 (2815 Ruth Fitzgerald Drive) Staff Report 
Packet.pdf

Attachments:

PETITION 2025-32: A Variation from the Non-Residential Design Standards to 
allow aluminum cladding in the B-3 (general business) district, located at 508 E. 
Cass Street. (COUNCIL DISTRICT #4)

ZBA 2025-32 (508 E Cass St) Staff Report Packet.pdfAttachments:

PETITION 2025-33: A Special Use Permit to allow an early childhood education 
center and preschool, located at 221 Springfield Avenue, Unit 4. (COUNCIL 
DISTRICT #2)

ZBA 2025-33 (221 Springfield Avenue Unit 4) Staff Report 
Packet.pdf

Attachments:
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Zoning Board of Appeals Meeting Agenda August 21, 2025

PETITION 2025-34: A Variation to reduce the corner side yard setback to allow 
a rear addition to the existing residence, located at 501 Albert Avenue. 
(COUNCIL DISTRICT #5)

ZBA 2025-34 (501 Albert Ave) 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, July 17, 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

Jesse Stiff



Meeting Minutes - Pending Approval July 17, 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, Debbie Radakovich, 
Brigette Roehr and Jesse Stiff

Present

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

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 6-19-25 TMP-8730

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

A motion was made by Brigette Roehr, seconded by Bob Nachtrieb, to approve 
Zoning Board of Appeals Meeting Minutes 6-19-25. The motion carried by the 
following vote:

Bias, Hennessy, Nachtrieb, Radakovich, Roehr and StiffAye:

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

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

TMP-8726

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

Planning Director Jayne Bernhard read the staff report into the record.  Leonel 
Aguilera and Jaqueline Aguilera appeared on behalf of the petition.  In response 
to Mr. Bias’s questions, Ms. Aguilera described the property as owner occupied 
for five years.  No one from the public spoke in favor of or in opposition to the 
petition.

A motion was made by Bob Nachtrieb, seconded by Debbie Radakovich, to 
approve PETITION 2025-24: A Variation to reduce the front yard setback to 
allow a covered front porch, located at 217 Union Street. (COUNCIL DISTRICT 
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Meeting Minutes - Pending Approval July 17, 2025Zoning Board of Appeals

#5) . The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich, Roehr and StiffAye:

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

TMP-8727

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

Ms. Bernhard read the staff report into the record.  Kyle Schuhmacher with 
Ketone Partners appeared on behalf of the petition.  In response to Mr. Bias’s 
question, Mr. Schuhmacher explained the lot was on the southeast quadrant of 
Route 6 and Houbolt Road.  No one from the public spoke in favor of or in 
opposition to the petition.

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2025-25: A Special Use Permit to allow the sales, leasing, rental, and 
maintenance of new and used commercial vehicles including semi-trailer trucks, 
located at 3050 Channahon Road. (COUNCIL DISTRICT #5). The motion 
carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich, Roehr and StiffAye:

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

TMP-8728

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

Ms. Bernhard read the staff report into the record.  Jodi Wartenberg appeared 
on behalf of the petition.  In response to the Board’s comments and questions, 
Ms. Wartenberg described the property as owner occupied for thirty-eight years.  
Barry McCue spoke in favor of the petition.  No one from the public spoke in 
opposition to the petition.

A motion was made by Ralph Bias, seconded by Debbie Radakovich, to approve 
PETITION 2025-26: A Variation of Use to allow the continuation of a two-unit 
residence, an R-3 (one- and two-family residential) use, in the R-2 (single-family 
residential) zoning district, located at 361 Wilcox Street. (COUNCIL DISTRICT 
#4). The motion carried by the following vote:

Bias, Hennessy, Nachtrieb, Radakovich, Roehr and StiffAye:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None
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PUBLIC COMMENT

None

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 and StiffAye:

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.

Page 3 of 3



City of Joliet

Memo

150 West Jefferson Street
Joliet, IL 60432

File #: TMP-8811 Agenda Date:8/21/2025

City of Joliet Printed on 8/15/2025Page 1 of 1

powered by Legistar™

http://www.legistar.com/


1 
 

STAFF REPORT 

 

DATE: August 13, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-27 and 2025-28 

Applicant: Maria Coleman 

Status of Applicant: Contract Purchaser and Business Owner 

Owner: Chasorah Properties, LLC 

Location: 1932 Essington Road 

Request: 2025-27: A Special Use Permit to allow a day care 

center 

2025-28: A Variation to allow a day care center 

within 40 feet of a residential zoning district 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow a day care center within the B-

3 (general business) zoning district at 1932 Essington Road. Per the City of Joliet Zoning 

Ordinance, day care centers may be allowed as special uses within commercial zoning 

districts provided that: 

 

▪ The use is located not less than 40 feet from any other lot located in a residential 

district; 

▪ There is not less than 75 square feet of outdoor play area for each child; 

▪ The outdoor play area is enclosed by a fence at least 3 feet in height. 

 

The proposed outdoor play area would be approximately 20 feet from the lot line of a 

residential zoning district, so the petitioner is also requesting a variation from the 40-foot 

spacing requirement. The proposal will meet the other outdoor play area requirements. 

 

The Zoning Board of Appeals makes the final decision on this special use request. 

 

Site Specific Information 

The subject site is a 38,000-square-foot lot on the east side of Essington Road that 

contains a 6,500-square-foot commercial building and a surface parking lot. The building 

was constructed around 1985 and contains two tenant spaces. The proposed daycare 

would be located in the larger tenant space at 1932 Essington Road, which is 

approximately 5,200 square feet. This tenant space was most recently occupied by 



2 
 

Conrad Co. Vacuum and Janitorial Superstore and is currently vacant. The other tenant 

space at 1934 Essington Road is around 1,300 square feet and contains a gift shop 

(Angel’s Trumpet Gifts). The site has approximately 34 surface parking spaces on the 

west and south sides. The gift shop uses around six of the parking spaces on the north 

side of the site. There is a large open grass area behind the building. The property is 

zoned B-3 (general business) district. 

 

The property is Lot 4 in West Wego Unit 2, which was recorded in 1983. The West Wego 

commercial subdivision also includes the properties to the north and south. There is a 24-

foot access easement along the west side of the subdivision so that all three properties, 

which have connected parking lots, have access to the two existing driveways off 

Essington Road that serve the subdivision. 

 

Surrounding Zoning, Land Use and Character 

The property is located on the east side Essington Road, north of Thomas Hickey Avenue. 

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

 

• North:  B-3 (general business), commercial (office, retail, and service uses) 

• South: B-3 (general business), commercial (office and service uses) 

• East:  R-4 (multi-family residential), residential (Calla Trace Subdivision) 

• West:  B-3 (general business), undeveloped; and R-2 (single-family residential), 

residential (Warwick Subdivision) 

 

Applicable Regulations 

• Section 47-13.1 (A) Special Uses – B-3 (General Business) District 

• Section 47-5.2 (A) Special Uses – R-1 (Single-Family Residential) District 

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

(refer to attachment) 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         

Discussion 

The petitioner is requesting approval of a special use permit to allow a day care center 

on a commercial property at 1932 Essington Road. Day care centers are allowed as 

special uses within commercial districts with approval from the Zoning Board of Appeals. 

The petitioner has worked in early childhood education for over 25 years and is currently 

licensed to run a group home daycare for 14 children. Three letters of support, two from 

clients and one from a partner agency, are included in the staff report packet. 

 

The proposed day care center would serve between 100 and 150 children, depending on 

the maximum capacity as determined by the Illinois Department of Children and Family 

Services (DCFS), which administers the day care facility license. The center would serve 
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children between the ages of 6 weeks and 12 years and also offer before and after care 

for school-age children. The conceptual floor plans show that the tenant space would be 

remodeled to contain around eight classrooms, a multi-purpose room, a kitchen, 

bathrooms, offices, and storage. The center would employ around ten to fifteen staff 

members depending on enrollment and classroom sizes. The proposed hours of 

operation are Monday through Friday 6:30 AM to 5 PM, and the center may offer extended 

after-care hours as well. The center would be required to meet all DCFS licensing 

standards for day care centers related to personnel, program requirements, health 

standards, and building requirements. 

 

The petitioner plans to use the side entrance on the south side of the building for drop-off 

and pick-up (see Figure 3). Parents would park in the spaces directly adjacent to the 

south side of the building. Additional parking is available along the south and west 

property lines and in front of the building. 

 

The outdoor play area would be located behind the building on the east side of the 

property. The fence would extend approximately 70 feet east from the building and 

approximately 50 feet north to create a play area of around 3,500 square feet. The play 

area would be accessed from a side door on the north side of the property that would be 

included within the fenced in area (see Figure 1). The eastern edge of the play area would 

be approximately 20 feet from the property line of the residential zoning district to the 

east. The Zoning Ordinance requires that day care centers be located at least 40 feet 

from residential zoning districts. Therefore, this request includes a variation from the 40-

foot spacing requirement to allow the play area in the proposed location. 

 

Staff finds that the request meets the criteria for variations because a setback of 40 feet 

would restrict the play area to an impractical shape based on the site’s layout. The 

proposed play area setback of 20 feet creates a sizable buffer between the proposed use 

and the property line. Staff also finds that the granting of the variation would not alter the 

essential character of the area, as commercial and residential uses have co-existed in 

this area for decades.  

 

Staff finds that the request meets the special use criteria in that the proposal will not be 

detrimental to public health and safety, the special use will not impede development of 

the area, and adequate access is provided. The site has adequate parking and can 

accommodate a play area with direct access from the tenant space. The petitioner has 

experience as a day care provider, and the facility will be required to meet all state day 

care licensing standards. 

 

Conditions  

If the Zoning Board desires to approve the Special Use Permit to allow a day care 

center, located at 1932 Essington Road, the following conditions would be included: 
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1. That an outdoor play area shall be provided that includes not less than 75 square 

feet per each child using the area at any one time; 

 

2. That the outdoor play area shall be enclosed by a fence at least three feet in 

height; 

 

3. 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; 

 

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

rehearing and a possible revocation of the Special Use Permit. 
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Figure 1: 1932 and 1934 Essington Road (2025) with proposed play area 

 

 

Figure 2: 1932 Essington Road, view northeast from Essington Road (July 2025) 
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Figure 3: South side of 1932 Essington Road (July 2025) – proposed drop-off and pick-up 
entrance and parking

 

 
Figure 4: West and north sides of 1932 and 1934 Essington Road (July 2025) – with side door 
to be used for access to outdoor play area 

 
  

Side door to play area 

Side entrance to be used 

for drop-off and pick-up 
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Figure 5: Grass area on east side of building, view north from side driveway of 1914 Essington 
Road (July 2025) 

 
 



2025-27a & 2025-28a

ES
SI

N
G

TO
N

 R
D

THOMAS HICKEY AVE

ALAMO DR

FIDAY RD

D HUTCHISON AVE CA
LL

A 
D

R

¯

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

= Property in Question / Propiedad en cuestión

DIVISIÓN DE
PLANIFICACIÓN



2025-27 & 2025-28

ES
SI

N
G

TO
N

 R
D

THOMAS HICKEY AVE

ALAMO DR

FIDAY RD

D HUTCHISON AVE CA
LL

A 
D

R

¯

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







 

Fenced 

play area 

SITE PLAN



CONCEPTUAL FLOOR PLANS



























Friday, August 1, 2025 
 
Dear Zoning Board members,  
 
I write today to make a strong recommendation that you allow Maria Coleman to operate Little Ruby 
Early Learning Center in Joliet. 
 
My husband and I placed our three children in Maria's care beginning with my oldest in 2015 and 
ending when my youngest began kindergarten in 2023. Not only did her daycare meet our 
expectations as a safe and fun place for our children to begin their education and socialization, my 
children were treated as family and continue to be years later. And our family's experience is hardly 
unique: I know of many other families who also maintain strong ties despite being years out of 
daycare. It is that care and dedication that has helped shape my children into the people they are 
becoming today. They began kindergarten prepared for the demands of the school environment, but 
more importantly, they emerged from their daycare experience as kind, helpful people who want to 
make the world a better place.  
 
Little Ruby will be an asset not only as a place where parents are happy to send their children for 
high-quality care, but also as a place where the parents, workers and leaders of the future learn 
what they'll need to know to make their community stronger. Joliet is lucky to have the opportunity 
to be such a community. 
 
Sincerely, 
Erika Grotto 
 



Joliet Zoning Board, 

I am writing to express my full support and recommendation for Mrs. Maria Coleman who 
has been an incredible asset to our community as the owner and operator of Sunflower 
Daycare and Preschool where my children currently attend. She is a knowledgeable, 
dedicated, and trustworthy professional who has created a safe, nurturing, and enriching 
environment for children and families. 

Mrs. Maria consistently goes above and beyond to ensure that the children in her care are 
not only well looked after, but also learning and growing every day. Her commitment to 
excellence, strong work ethic, and genuine love for children are evident in everything she 
does. 

I truly believe that moving her daycare from a home-based setting to a building will allow 
her to expand her impact and continue to serve our community in even greater ways. She is 
more than deserving of this opportunity, and I fully support her in this next step. 

 

Sincerely, 

Essence Greenhill 



BluePrinl 
Agency 

To Whom It May Concern, 

c:?3/1ec,P,-;/#r 
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210 N Hammes Ave 

Suite 204 

Joliet, IL 60435 

815-782-2322

support@blueprintagency.org 

It is with great confidence and respect that I write this letter of reference on behalf of 

Little Ruby Early Learning Canter. As a partnering agency, BluePrint Agency (BPA) 

has had the privilege of collaborating with Ruby's to support families in the Joliet 

community, and we have witnessed firsthand the positive impact of their services. 

Little Ruby Early Learning Center has served as a vital referral partner for our clients­

many of whom are women and families navigating the challenges of trauma, instability, 

and limited access to resources. Reliable and compassionate childcare is a critical need 

for the clients we serve, and Ruby's has consistently provided a safe, nurturing, and 

culturally responsive environment for children. 

This partnership has made it possible for our clients to engage more fully in the 

therapeutic, financial literacy, peer support, and recovery services offered by BPA. 

Ruby's commitment to excellence in care has helped alleviate one of the greatest barriers 

to healing for our clients: lack of childcare. 

We firmly believe in the mission and values of Little Ruby Early Learning Center and 

consider them a trusted community resource. Their work is essential to the overall 

well­being and success of the families we serve, and we are confident that their 

continued presence will be a tremendous asset to the broader Joliet community. 

Please feel free to contact me directly should you need additional information or insight 

regarding our experience with Little Ruby Early Learning Center. 

SJ�7¼' � 
Shayla Powell 

BluePrint Agency 

Executive Director, MSW 

Maria Coleman
Pencil



ZONING BOARD OF APPEALS  

CRITERIA FOR SPECIAL USES 
Section 47-5.2 (C) of the Zoning Ordinance states: 
  
A special use permit shall not be granted unless the applicant establishes by clear and convincing 
evidence:  
 
 

Does the evidence 
presented sustain this 

criteria? 

 
Comments 

(1) That the establishment, 
maintenance or operation of the 
special use will not be 
detrimental to or endanger the 
public health, safety, morals, 
comfort, or general welfare; and  

  

(2) That the special use will not 
be injurious to the use and 
enjoyment of other property in 
the immediate vicinity for the 
purposes already permitted, nor 
substantially diminish and impair 
property values within the 
neighborhood; and 

  

(3) That the establishment of the 
special use will not impede the 
normal and orderly development 
and improvement of surrounding 
property for uses permitted in the 
district; and  

  

(4) That adequate utilities, 
access roads, drainage, and/or 
other necessary facilities have 
been or will be provided; and 

  

(5) That adequate measures 
have been or will be taken to 
provide ingress and egress so 
designed as to minimize traffic 
congestion in the public streets; 
and 

  

(6) That the special use shall in 
all other respects conform to the 
applicable land use regulations 
of the district in which it is 
located and shall not be in 
violation of any other applicable 
law, ordinance or regulation; and 

  

(7) At least one (1) year has 
elapsed since any denial of any 
prior application for a special 
use permit that would have 
authorized substantially the 
same as all or part of the sites, 
unless conditions in the area 
have substantially changed. 

  

 



ZONING BOARD OF APPEALS  

CRITERIA FOR VARIATIONS 
Section 47-19.8 of the Zoning Ordinance states: 
  
A variation shall not be granted in any case unless the Board shall find and clearly state in its 
record of the case that: 
 
 
 

Does the evidence 
presented sustain 

this criteria? 

 
Comments 

(1) Reasons sustaining the contention that strict 
enforcement of the Ordinance would involve 
practical difficulties or impose exceptional 
hardship were found as follows:  
(a) ____________________________________  
(b) ____________________________________  
(c) ____________________________________ 
(list of reasons) 

  

(2) Adequate evidence was submitted to establish 
practical difficulties or particular hardship so that, 
in the judgment of the Board, a variation is 
permitted because the evidence sustained the 
existence of each of the three following 
conditions: 
  

(a) The property in question cannot yield a 
reasonable return if permitted to be used 
only under the conditions allowed by the 
regulations in the particular district or 
zone. 
 

(b) The plight of the owner is due to unique 
circumstances.  
 

(c) The variation, if granted, will not alter the 
essential character of the locality. 

  

(3) A public hearing was held on such variation of 
which at least 15 days and not more than 30 days 
notice was published in the ___________________ 
(name of newspaper) on ___________________ 
(date). 
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STAFF REPORT 

 

DATE:  August 21, 2025 

TO:         Zoning Board of Appeals 

FROM:  Ray Heitner, Planner 

RE:           Petition Number:   2025-29  

Applicant / Owner: Angela M. Gutierrez 

  Location:   421 Abe Street (COUNCIL DISTRICT #4) 

Request:  2025-26: A Variation of Use to allow the continuation 

of a two-unit residence, an R-3 (one- and two-family 

residential) use, in the R-2 (single-family residential) 

zoning district.  

 

 

Purpose 

The applicant is requesting a Variation of Use to allow the continuation of a two-unit 

residence, an R-3 (one-and two-family residential) use, in an R-2 (single-family 

residential) zoning district located at 421 Abe Street. The requested Variation of Use 

petition will require City Council approval, with a recommendation from the Zoning Board 

of Appeals.  

 

Site Specific Information 

The main building on the subject property was built in the 1930’s and has been used as 

a two-unit residence at various times throughout its history. The ground floor dwelling unit 

has two entrances, one on the building’s east side, and one on the building’s south side. 

The second-floor unit has a separate entrance off the building’s north side. The subject 

property is approximately 4,364 square feet in size and contains a two-story building with 

a four-car parking pad to the immediate south. Section 47-6.6 of the City’s Zoning 

Ordinance requires two off-street parking spaces for each dwelling unit for properties 

within the R-2 zoning district.  

 

The subject property was downzoned to its current zoning designation of R-2 (single-

family residential) zoning in 1997 along with numerous other properties in this area of the 

City. However, the surrounding area contains a higher density than is found in most R-2 

zoned neighborhoods. Several houses in the area were either built as two-unit residences 

or have been converted to two-unit residences. The surrounding zoning map shows that 

six lots within the same block contain R-3 (one- and two-family residential) zoning. One 

block to the west along Henderson Avenue, 13 lots contain R-3 zoning.  

 

Surrounding Zoning, Land Use and Character 

The zoning and land use for the adjacent properties are as follows: 
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• North:  R-2 (single-family residential), single-family residence 

• South: R-3 (one- and two-family residential), two-family residence 

• East:  R-2 (single-family residential), single-family residence 

• West:  R-2 (single-family residential), single-family residence 

 

Applicable Regulations 

• Section 47-17.28 – Variation of Use 

• Section 47-19.8 - Criteria for granting a Variation (refer to attachment) 

• Section 47-6 – R-2 (single-family residential) Zoning District 
 

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

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

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

businesses, and residences may exist. 

     

Discussion 

The petitioner wishes to continue the existing two-dwelling unit use at the subject 

property. The property was purchased in 2022 with the understanding that the correct 

zoning to allow two dwelling units was already in place. The first-floor unit is currently 

owner occupied. The parking pad located south of the main building can adequately 

accommodate four off-street parking spaces, per R-2 zone requirements. Since the 

subject property has a history of operating with two dwelling units and is situated in a 

neighborhood with numerous two-dwelling structures, staff does not believe the 

requested Variation of Use will alter the essential character of the neighborhood.  

 

Conditions  

If the Zoning Board desires to approve this Variation of Use to allow the continuation of a 

two-unit residence, an R-3 (one- and two-family residential) use, in the R-2 (single-family 

residential) zoning district, located at 421 Abe Street, staff recommends the following 

conditions be included:   

 

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

2. Should the property be declared a public nuisance by the City Council, the 

Variation of Use shall be subject to a rehearing and possible revocation of the 

Variation of Use. 



ZONING BOARD OF APPEALS  

CRITERIA FOR VARIATIONS 

Section 47-19.8 of the Zoning Ordinance states: 
  
A variation shall not be granted in any case unless the Board shall find and clearly state in its 
record of the case that: 
 

 
 

Does the evidence 
presented sustain 

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: August 13, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-30 

Applicant: Bob Gebel with United Architects 

Status of Applicant: Architect 

Owner: Trey Durden 

Location: 6616 Colaric Drive (Council District #3) 

Request: Variation to reduce the rear yard setback to allow a 

covered deck 

 

 

Purpose 

The applicant is requesting the following variation to allow construction of a covered deck 

on the rear of their existing residence at 6616 Colaric Drive: 

 

• Variation to reduce the required rear yard setback from 25 feet to 23.5 feet 

 

The Zoning Board of Appeals makes the final decision on this variation request. 

 

Site Specific Information 

The subject site is 67 feet by 120 feet (8,040 square feet) and contains a two-story 

residence built around 2012. The property is zoned R-1A (single-family residential). The 

house has an existing rear yard setback of around 31.5 feet. The lot has a 15-foot public 

utility and drainage easement along the rear property line. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Legacy Pointe residential subdivision and surrounded by 

other residential properties with R-1A (single-family residential) zoning. 

 

Applicable Regulations 

• Section 47-5A.4 R-1A District Yard and Lot Requirements 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 
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Discussion 

The owner proposes to construct a second-story deck along the full width of the rear of 

their house. The deck would be 12 feet deep on the east side and 8 feet deep on the west 

side, with a proposed roof over the 16-foot by 8-foot west portion. The deck would have 

a rear yard setback of 23.5 feet and the same 13.8-foot side yard setback as the house. 

 

Attached roof structures must meet the same setback requirements as the primary 

structure, which include a 25-foot rear yard setback. The petitioner needs a variation to 

build a covered deck with a setback of 23.5 feet. The petitioner requests this variation to 

allow the roofed portion to have a more comfortable and useful depth. The roofed deck 

would meet the required side yard setback and does not encroach on the easement along 

the rear property line. The proposal does not exceed the maximum allowed lot coverage 

of 30 percent of the total lot area. A plat of survey, site plan, and elevations are included 

in the staff report packet. 

 

An unroofed deck does not need to meet the setbacks for the primary structure, but 

instead has a required minimum side and rear yard setback of 3 feet. The petitioner would 

be able to build an unroofed deck with the same dimensions without approval of a 

variation. 

 

While staff does not find a physical hardship for this request, staff does not believe that 

the proposal would have a negative impact on the neighborhood. Staff also finds that the 

granting of the variation will not alter the essential character of the area. The deck is at 

the rear of the property and is over 23 feet from the rear property line. A deck without a 

roof could be constructed in this location by-right. 

 

Conditions  

None 
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Figure 1: 6616 Colaric Drive (2024), proposed deck in red 

 

 
Figure 2: 6616 Colaric Drive, view southwest from Colaric Drive (May 2023) 

 



4 
 

Figure 3: Rear side of the residence at 6616 Colaric Drive (2025) 
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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: August 21, 2025 

TO: Zoning Board of Appeals 

FROM: Ray Heitner, Planner 

RE: Petition Number:       2025-31 

Applicant: Maria G. Lopez De Torres 

Status of Applicant: Owner 

Location: 2815 Ruth Fitzgerald Drive 

Request: A series of Variations to allow an attached carport  

 

 

Purpose 

The applicant is requesting the following variations to allow a carport at 2815 Ruth 

Fitzgerald Drive: 

 

• Variation to reduce the required side yard setback from 8 feet to 1.9 feet 

• Variation to reduce the required sum of side yard setback from 20 feet to 11.5 feet 

 

The Zoning Board of Appeals makes the final decision on these variation requests. 

 

Site Specific Information 

The subject property is an 8,400 square-foot lot (70 feet by 120 feet) that contains a two-

story single-family residence that was built in 1998. The residence has a preexisting two-

car garage, and a 36.5 square-foot shed that is in the property’s rear yard. An asphalt 

driveway leads to both the garage and detached shed. The applicant has partially built a 

39.9-foot by 16-foot attached carport that is 12 feet tall along the north side of the main 

building. The carport covers the existing driveway that continues northward to the 

detached shed in the rear yard. The carport currently has a wooden frame in place, with 

concrete support footings along the north wall. The applicant wishes to match the colors 

and materials of the main building on the carport’s siding, which would be installed once 

a building permit for the carport is approved. A permit to construct the carport was applied 

for on January 17, 2025. Approval of the permit is contingent upon approval of the 

requested variations.  

 

Surrounding Zoning, Land Use and Character 

The property is located in the Mayfair neighborhood on the City’s Far West Side and is 

surrounded by other single-family residences with R-2 (single-family residential) zoning. 
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Applicable Regulations 

• Section 47-6.4 R-2 District Yard and Lot Requirements 

• Section 47-17.5 Garages and Carports 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         

Discussion 

Approval of the requested variations would allow the owner to complete construction of 

the 39.9-foot by 16-foot carport. Section 47-17.5 of the City’s Zoning Ordinance requires 

carports that are within 60 feet of the front property line and not completely to the rear of 

the dwelling to be constructed as a part of the main building. The carport as currently 

designed does not meet the side yard setback requirement of 8 feet for attached roof 

structures. The carport’s north wall is 1.9 feet from the north side yard lot line. Detached 

garages and carports that are allowed to be located in a property’s rear yard must be at 

least 3 feet from the side yard lot line. This allows for adequate separation from the 

adjoining lot and for stormwater runoff to fall within the subject property. Staff has 

concerns about the proposed setback distance of 1.9 feet for these reasons. Staff would 

potentially be supportive of a 3-foot setback, should the applicant be willing to move the 

north wall back to a 3-foot setback distance from the north property line. The applicant 

has indicated a potential willingness to redesign the carport to this setback distance, if 

desired by the Zoning Board of Appeals. 

 

The R-2 zone also requires a sum of side yard setback distance of 20 feet. With the 

proposed carport addition, this distance would be reduced from 27.5 feet to 11.5 feet. The 

638-square foot carport would span the entire north side of the existing main building. 

The carport addition would still fall within the lot’s allowable ground coverage, which is a 

30%, with 27.8% of the ground covered by buildings or structures.  

 

The applicant has stated that the carport is needed for shade and for vehicle storage. The 

property contains a two-car garage and a large 30.5-foot by 38.2-foot driveway within the 

front yard, that extends further to the shed in the rear yard. Since most homes in the 

neighborhood have been built within the last 30 years, there are not many homes in the 

area with carports. Most homes in the surrounding area accommodate off-street parking 

with front-loaded garages or detached garages. The City’s Zoning Ordinance allows one 

detached garage or carport per property.  

 

The requested variations do not involve practical difficulties or impose exceptional 

hardship, as required to grant a variation by Section 47-19.8 in the City’s Zoning 

Ordinance. Staff believes the property will still yield a reasonable return on investment 

with the existing R-2 zoning property line setback requirements.  Staff finds no unique 

circumstances that result in a plight by the owner. While the variations, if granted, would 

likely not alter the essential character of the neighborhood, the carport, as designed, 
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would result in a large, out of scale addition to the existing home that would be markedly 

different from most homes in the neighborhood.  

 

Conditions  

None. 

 



ZONING BOARD OF APPEALS  

CRITERIA FOR VARIATIONS 

Section 47-19.8 of the Zoning Ordinance states: 
  
A variation shall not be granted in any case unless the Board shall find and clearly state in its 
record of the case that: 
 

 
 

Does the evidence 
presented sustain 

this criteria? 

 
Comments 

(1) Reasons sustaining the contention that strict 
enforcement of the Ordinance would involve 
practical difficulties or impose exceptional 
hardship were found as follows:  
(a) ____________________________________  
(b) ____________________________________  
(c) ____________________________________ 
(list of reasons) 

  

(2) Adequate evidence was submitted to establish 
practical difficulties or particular hardship so that, 
in the judgment of the Board, a variation is 
permitted because the evidence sustained the 
existence of each of the three following 
conditions: 
  

(a) The property in question cannot yield a 
reasonable return if permitted to be used 
only under the conditions allowed by the 
regulations in the particular district or 
zone. 
 

(b) The plight of the owner is due to unique 
circumstances.  
 

(c) The variation, if granted, will not alter the 
essential character of the locality. 

  

(3) A public hearing was held on such variation of 
which at least 15 days and not more than 30 days 
notice was published in the ___________________ 
(name of newspaper) on ___________________ 
(date). 
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STAFF REPORT 

 

DATE: August 13, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-32 

Applicant: McDonald’s Corporation 

Status of Applicant: Owner 

Location: 508 E. Cass Street (Council District #4) 

Request: Variation from the Non-Residential Design 

Standards to allow aluminum cladding in the B-3 

(general business) district  

 

 

Purpose 

The applicant is requesting a variation from the City’s Non-Residential Design Standards 

to allow aluminum cladding as one of the main exterior materials on an existing 

McDonalds restaurant at 508 E. Cass Street, within the B-3 (general business) zoning 

district. The Non-Residential Design Standards govern the permitted primary and 

subsidiary exterior materials that can be used for commercial and industrial buildings. 

Metal is not listed as a permissible predominant or subsidiary material in the B-3 district, 

though it can be used for accent details and banding. 

 

The Zoning Board of Appeals makes the final decision on this variation request. 

 

Site Specific Information 

The subject site is a 1.1-acre lot that is zoned B-3 (general business) and contains a 

McDonalds drive thru restaurant with surrounding surface parking. The restaurant was 

remodeled around 2018 to its current appearance, which includes painted brick on the 

first-floor level and EIFS above, with a metal band around the topmost part of the walls. 

 

The owner is in the process of remodeling this McDonalds location and proposes to clad 

the exterior in a combination of the existing brick, fiber cement panels, wood composite 

siding, and aluminum cladding (see attached Exterior Elevations). Figure 1 shows the 

location of the proposed aluminum cladding on the west and south sides of the building. 

 

Surrounding Zoning, Land Use and Character 

The property is located at the southwest corner of Cass Street and Youngs Avenue along 

the Cass Street commercial corridor. The site is surrounded by a mix of commercial, 
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institutional, and residential uses with B-3 (general business) zoning. The specific land 

uses adjacent to the property are as follows: 

 

• North:  Auto glass shop and residences 

• South: Parking lot for Joliet Township High School athletic fields 

• East:  Multi-tenant commercial center 

• West:  Restaurant and residences 

 

Applicable Regulations 

• Section 47-15H.3(A)(4) Non-Residential Design Standards – Materials and 

Colors within the B-1 and B-3 Districts 

• Section 47-19.8  Findings of Facts Supporting a Variation 

(refer to attachment) 

         

Discussion 

The approval of the requested variation would allow aluminum cladding as an exterior 

material on an existing McDonalds restaurant on Cass Street. The aluminum cladding will 

be installed on about two-thirds of the west elevation and along most of the rear elevation. 

It will feature a “wave” design created by the aluminum batten accents (see siding sample 

in Figure 4). According to the petitioner, the cladding is a high-quality product selected to 

add texture, depth, and visual interest to the building’s design while complementing the 

other materials. The petitioner states that the aluminum is a key design element of their 

current architectural and brand identity. The Joliet location would be the first McDonalds 

in the country to display the new design. The design would then potentially be 

implemented in remodels and new restaurants nationally. 

 

The Non-Residential Design Standards were adopted in February 2007 in order to 

increase the quality of non-residential building stock and promote aesthetically pleasing 

developments throughout the City. The Standards apply to new commercial and industrial 

developments as well as additions and renovations to existing structures. The Standards 

do not include metal on the list of permissible predominant and subsidiary materials for 

buildings within the B-3 (general business) zoning district. Approved predominant exterior 

materials include standard brick, face-brick, and veneer. Approved subsidiary materials 

include cut-faced block, EIFS, glass, limestone, other native stone and veneers, stucco, 

and wood or fiber cement siding. The Standards state that materials not included in those 

lists may be used for detailing and banding. 

 

While staff does not find a physical hardship for this request, staff does not believe that 

the proposal would have a negative impact on the neighborhood. The proposed design 

is intended to be high quality and visually interesting by incorporating several 

complementary materials. The Non-Residential Design Standards were adopted 18 years 

ago and have not been updated since then to reflect new types of materials. Staff also 
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finds that the granting of the variation will not alter the essential character of the area 

since the front and east facades of the building will still meet the requirements of the 

current Non-Residential Design Standards. 

 

Conditions  

None 
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Figure 1: 508 E. Cass Street (2024) – proposed location of aluminum cladding in red 

 

 
Figure 2: McDonalds at 508 E. Cass Street, view of front and west elevations from Cass Street 
(May 2023) 

 

PROPOSED 

ALUMINUM 

CLADDING 
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Figure 3: McDonalds restaurant at 508 E. Cass Street, view of front and east elevations from 
Cass Street (April 2025)  

 
 
Figure 4: Sample of aluminum cladding with aluminum batten accents 
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***Verified by Planner (please initial):__________***

                      

Payment received from: Petition #: __________________________________

_________________________________________ Common Address: ___________________________

_________________________________________ Date filed:__________________________________

_________________________________________ Meeting date assigned:_______________________

ZONING BOARD OF APPEALS
JOLIET, ILLINOIS 

PETITION FOR VARIATION/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: __________________________________________

_

HOME ADDRESS:_____________________________________________________ZIP CODE:___________

BUSINESS ADDRESS: _________________________________________________ZIP CODE:___________

PHONE:  (Primary)______________________________(Secondary)__________________________________

EMAIL ADDRESS:  _____________________________________ FAX: _____________________________

PROPERTY INTEREST OF PETITIONER:______________________________________________________

OWNER OF PROPERTY:____________________________________________________________________

HOME ADDRESS: _______________________________________________________ZIP CODE: ________

BUSINESS ADDRESS: ___________________________________________________ ZIP CODE: ________

EMAIL ADDRESS:  ______________________________________FAX: _____________________________

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

BUSINESS REFERENCES (name, address, phone or email):

________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

OTHER PROJECTS AND/OR DEVELOPMENTS:

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________



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

____________________________; _______________________________; ____________________________.

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

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred):

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

LOT SIZE:  WIDTH: __________DEPTH: __________AREA: ________________

PRESENT USE(S) OF PROPERTY:____________________________________________________________

PRESENT ZONING OF PROPERTY:__________________________________________________________

VARIATION/APPEAL REQUESTED:__________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

RESPONSE TO VARIATION CRITERIA

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

(a) The property in question cannot yield a reasonable return by use permitted and subject to the conditions
allowed by the regulations in the particular district or zone.

(b) The plight of the owner is due to unique circumstances.
(c) The variation, if granted, will not alter the essential character of the locality.

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

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

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________
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CITY OF JOLIET OWNERSHIP DISCLOSURE FORM

I. INFORMATION ABOUT THE APPLICATION

II. INFORMATION ABOUT THE PROPERTY

III. PROPERTY OWNERSHIP

Individual:

Corporation:

Limited Liability Company:

Land Trust:

Partnership:

Other type of organization:

E-MAIL FAX



IV. BUSINESS OWNERSHIP

Individual:

Corporation:

Limited Liability Company:

Partnership:

Other type of organization:

E-MAIL FAX

NOTE

SIGNED:

DATE:

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

PRINT



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:  August 21, 2025 
TO:            Zoning Board of Appeals 
FROM:  Planning Staff 
RE:            Petition Number:   2025-33 

Applicant:     Kieara Washington 
Status of Applicant:  Tenant 

 Owner:                     Lakewood Redevelopment LLC 
 Location:  221 Springfield Avenue, Unit 4 
 Request:  A Special Use Permit to allow an early childhood 

education center and preschool 
 

 
Purpose 

The applicant is requesting a Special Use Permit to allow an early childhood education 

center and preschool, located at 221 Springfield Avenue, Unit 4. The proposed use most 

closely resembles a public or private kindergarten, day care center or nursery, per Section 

47-5.2(A)(3) of the City’s Zoning Ordinance. The subject property contains B-1 

(Neighborhood Business) zoning. Per the ordinance, day care centers may be allowed in 

B-1 (Neighborhood Business) zoning districts, provided that the use is not less than 40 

feet from any lot in a residential zoning district, 75 square feet of outdoor play area is 

provided for each child, and that the outdoor play area is enclosed by a fence or wall at 

least 3 feet in height. The proposed use would meet these requirements. The Zoning 

Board of Appeals will make the final decision on this Special Use Permit request.  

 

Site Specific Information 

The subject property is approximately 0.6 acres in size and contains a commercial 

building with five units. The proposed use would occupy Unit 4, the second most northern 

unit. The Zoning Board of Appeals approved a similar Special Use Permit request for a 

day care center at the subject location in 2022. Minutes from the 2022 meeting have been 

included in the staff report packet for reference. The request in 2022 involved both Units 

4 and 5. The subject request would only apply to Unit 4. The previously granted Special 

Use Permit expired on May 21, 2023. A variation to reduce the required amount of off-

street parking for the day care center use from 14 spaces to 8 spaces was also approved 

in 2022. This variation runs with the land and is still applicable to the current proposed 

use. 

 

The site is accessed by two separate access points from Springfield Avenue. Existing 

directional signage along the Springfield Avenue frontage directs visitors to enter the 

property from the northern access point, which then guides traffic southbound to the 

eastern parking area, before traffic exists at the southern access point onto Springfield 



Avenue. The eastern parking area, which is located between the commercial building and 

Springfield Avenue, contains 23 parking spaces. The applicant intends to use four parking 

spaces for daily drop-off and pick-up of students. Additional overflow parking within the 

eastern parking area will likely be available during these times as well. If needed, the 

applicant is open to implementing a staggered arrival and dismissal schedule to improve 

ingress and egress from the eastern parking area.  

 

Additional parking for building tenants is located west of the commercial building. The 

applicant’s proposed outdoor play area would feature a five-foot tall chain link fence and 

occupy approximately 1,600 square feet of space that would consume the rear parking 

area behind Units 4 and 5. The applicant has stated that the current tenant for Unit 5 

operates outside of standard business hours and will likely only need to use parking in 

the eastern parking area. Seven parking spaces will remain in the rear parking area for 

the building’s other commercial tenants. This is the same volume that was proposed when 

the site was previously considered for a day care center use in 2022.  

 

Surrounding Zoning, Land Use and Character 

* North:   B-1; Commercial    * East:  R-B; Hospital   

* South:  B-1; Office         * West: I-1; Commercial  

 

Applicable Regulations  

• Section 47-11.2A(A) – Special Uses – Neighborhood Business Districts 

• Section 47-5.2(A)(3) – Special Uses – Day Care Centers 

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

petition) 

• Section 47-17.17(n)(8) – Off-Street Parking Regulations – Retail/Restaurant 

                           

Discussion 

Approval of the requested Special Use Permit would allow development of an early 

childhood education center and preschool at 221 Springfield Avenue, Unit 4. The State 

of Illinois’ Department of Children and Family Services requires day care center operators 

to meet an extensive number of conditions before a State-issued day care center license 

can be procured. The applicant will also need to meet the City’s requirements for obtaining 

a general business license. Staff recommends the requested Special Use Permit be 

conditioned to require that the applicant meet all State Code requirements and obtain a 

State of Illinois day care license.  

 

The applicant’s petition states that the school would have a licensed capacity of 20 

children from ages 3 to 5. One staff member for every 10 children would be present during 



operating hours, which would be Monday through Friday, between 7:30 A.M. and 5:30 

P.M.  

 

Staff finds that the requested special use will not be detrimental to the public health, 

safety, or general welfare of the surrounding area. Since the subject property is 

surrounded by commercial and industrial uses, the outdoor play area and anticipated 

traffic to the facility are not seen to be injurious to the use and enjoyment of other property 

in the immediate vicinity. The applicant has presented a pick-up and drop-off plan and is 

open to implementing staggered arrival and dismissal times to help with traffic flow. The 

requested special use will conform to the applicable land use regulations of the B-1 zoning 

district.  

 

Conditions  

If the Zoning Board desires to approve the Special Use Permit, staff recommends the 

following conditions be included:   

 

1. That the early childhood education and preschool business shall be registered with 

the City Clerk’s Office.  

2. That the applicant provides proof of any required licensing from the State of Illinois, 

before issuance of a certificate of occupancy.  

3. That the petitioner submit a plan for fencing of the outdoor play area, with design 

style and specifications of fencing shown, prior to issuance of any necessary 

building permits. 

4. That the operator implements staggered arrival and dismissal times as needed to 

improve the flow of traffic to and from the subject property.  

5. Should the property be declared a public nuisance, it shall be subject to a rehearing 

and a possible revocation of the Special Use Permit. 
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STAFF REPORT 

 

DATE: August 13, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-34 

Applicant: Leticia Quintero 

Status of Applicant: Owner 

Location: 501 Albert Avenue (Council District #5) 

Request: Variation to reduce the corner side yard setback to 

allow a rear addition 

 

 

Purpose 

The applicant is requesting the following variation to allow construction of a rear addition 

to their existing residence at 501 Albert Avenue: 

 

• Variation to reduce the required corner side yard setback from 20 feet to 11 feet 

 

The Zoning Board of Appeals makes the final decision on this variation request. 

 

Site Specific Information 

The subject site is a corner lot that is 61 feet by 116 feet (7,120 square feet) and contains 

a one-story residence built around 1890. The house contains around 1,120 square feet 

of living area. The property is zoned R-2 (single-family residential) and is located at the 

northeast corner of Albert Avenue and Wilson Avenue. 

 

The house has existing nonconforming setbacks: the corner side yard setback is around 

11 feet (the required setback is 20 feet) and the front yard setback to the porch is around 

12 feet (the required setback is 30 feet). Section 47-17.22 (3) Non-conforming Structures 

of the Zoning Ordinance allows pre-existing nonconformities to remain as long as the 

structures are not enlarged or altered in a way that increases their nonconformity. 

 

The owner is proposing to extend the west and rear walls to construct a 17.2-foot by 9.6-

foot addition at the northwest corner of the house. The proposed addition will have the 

same 11-foot corner side yard setback as the existing structure. 

 

In September 2021, the Zoning Board of Appeals approved a series of variations for this 

address to allow construction of a second-story addition on the existing one-story 

residence. The variations approved were to reduce the corner side yard setback to 11.5 



2 
 

feet and to reduce the front yard setback to 20.5 feet. The petitioner did not construct a 

second story. 

 

Surrounding Zoning, Land Use and Character 

The property is located in a residential neighborhood south of Washington Street, and 

surrounded by residential uses with either R-2 (single-family residential) or R-3 (one- and 

two-family residential) zoning. Albert Avenue is around 350 feet long and terminates at 

Hickory Creek at its east end.  

 

Applicable Regulations 

• Section 47-6.4 R-2 District Yard and Lot Requirements 

• Section 47-17.3 Yards Required for Corner Lots 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         

Discussion 

The approval of the requested variation would allow the owner to construct a 17.2-foot by 

9.6-foot addition that is set back 11 feet from the corner side yard property line. The 

required corner side yard setback in the R-2 district is 20 feet. The house, which was built 

around 1890, has an existing corner side yard setback of 11 feet. The addition would 

extend this nonconforming setback along the west side of the property, which requires a 

variation. 

 

The addition would allow the expansion of two bedrooms at the northwest corner of the 

house. The gable roof over the west part of the house would be extended over the 

addition, and the rear wall would be moved north to align with the other existing exterior 

wall. The siding and roof materials of the addition would match the existing house. A plat 

of survey, floor plan, and elevations are included in the staff report packet. 

 

Staff finds that the request meets the following criteria for variations: there is a physical 

hardship due to the house’s existing location on the lot. The house was built prior to the 

adoption of the Zoning Ordinance bulk requirements and has an existing nonconforming 

corner side yard setback. The petitioner would not be able to build an addition in this 

location and meet the current required setbacks. The neighborhood contains many older 

homes built between 1870 and 1920 that have nonconforming setbacks. The proposed 

addition will not be out of character with the existing residence nor with other properties 

in the neighborhood. 

 

Conditions  

None 
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Figure 1: 501 Albert Avenue (2024), with proposed addition in red 
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Figure 2: 501 Albert Avenue, view north from intersection of Wilson Avenue and Albert Avenue 
(July 2025) 

 
 
Figure 3: West side (with 11-foot setback) of existing residence at 501 Albert Avenue, view east 
from Wilson Avenue (May 2023) 
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Figure 4: West and north sides of existing residence at 501 Albert Avenue, view southeast from 
Wilson Avenue (May 2023) 
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Gable roof to be extended 
over proposed addition

PROPOSED 
ADDITION

Rear wall moved north to
align with existing exterior wall





















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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