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STAFF REPORT 

 

DATE:  April 9, 2024 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2024-14 

Applicant:  Northern Builders (Ben Dobosenski) 

Status of Applicant: General Contractor 

Owner:  Laraway Terminal, LLC 

  Location:   270 W. Laraway Road 

Request:  A Special Use Permit to allow a trucking facility 

 
 

Purpose 

The applicant is requesting a Special Use Permit to allow a truck parking and 

maintenance facility for Cassens Transport Company at 270 W. Laraway Road 

(southwest corner of Laraway Road and Marcella Avenue). Per the City of Joliet Zoning 

Ordinance, carting, express, and hauling establishments may be allowed as Special Uses 

by the Mayor and City Council, with the advice of the Zoning Board of Appeals in 

accordance with Section 47-5.2. 

 

Site Specific Information 

The 13-acre site was annexed and classified to I-1 (light industrial) zoning in 1997 along 

with the property to the south, which now contains a warehouse and distribution center. 

The subject site is currently undeveloped. The Union Pacific railroad tracks border the 

west side of the site and cross Laraway Road. 

 

Surrounding Zoning, Land Use and Character 

The property is surrounding by industrial uses with I-1 (light industrial), I-2 (general 

industrial), I-TC (intermodal terminal), and B-3 (general business) zoning. The zoning and 

land use for the adjacent properties are as follows: 

 

• North:  I-1, warehouse 

• South:  I-1, warehouse and distribution center 

• East:  B-3, trucking facility (under development) 

• West:  I-TC, CenterPoint Intermodal Center; Union Pacific railroad right-of-way 

 

Applicable Regulations 

• Section 47-14.2A (D) Special Uses – All Industrial Districts 

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

(refer to attachment) 
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Discussion 

The petitioner, Northern Builders, is requesting a Special Use Permit to allow a truck 

parking and maintenance facility for Cassens Transport Company. Cassens is an auto-

hauling company that provides automotive logistics services primarily in the Midwest. 

They would like to relocate their Aurora, Illinois location to the proposed site in order to 

be closer to the intermodal terminal that their trucks currently serve. Cassens plans to 

operate around 100 trucks from this location, with an estimated 50 trips to and from the 

site per day spread throughout the day and night hours. 

 

The proposed site plan includes a 26,950-square-foot maintenance facility, 80 truck 

parking stalls, and 88 employee parking spaces. There are also 35 “re-mix” parking stalls 

to store extra auto stock from partial loads that are to be combined with other loads. The 

proposed building includes several maintenance bays, office space, and a truck wash. 

The employee parking mainly serves the fleet drivers; there would also be five office staff 

at this location. Storm water detention is proposed on the west side of the lot. The 

driveway access to the site would be aligned with the existing signalized intersection at 

Marcella Avenue, at the northeast corner of the site. Signal modifications would be 

required as part of this development. 

 

The proposed development would be required to comply with the City’s Non-Residential 

Design Standards and the Landscape and Screening Regulations. A Payment In Lieu of 

Taxes (PILOT) will be required per the terms of the approved ordinance. The funds 

collected from the PILOT will be used for adjacent city street maintenance. Sewer and 

water connection fees and development impact fees will be required. All public 

improvements will be required per the Subdivision Regulations and the requirements of 

the Public Works and Public Utilities Departments. The petitioner has been working with 

Public Works staff to determine what right-of-way dedications would be needed in 

anticipation of a future Laraway Road bridge over the railroad tracks. These dedications 

would be required as part of the future site development. It should be noted that a traffic 

impact study was not required for this development. 

 

Conditions  

If the Zoning Board desires to approve this Special Use Permit to allow a trucking 

facility, located at 270 W. Laraway Road, the following conditions would be included: 

 

1. That a landscape plan that meets City Ordinance shall be submitted as part of 

the building permit plan set; 

 

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

 

3. That the development shall be required to make a Payment In Lieu Of Taxes 
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(PILOT) as per the terms of the Ordinance; 

 

4. That the business shall be registered with the City’s Business Services Division; 

 

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. 

 







Figure 1: Aerial view of subject site at 270 W. Laraway Road (2023) 

 
 

 

  



Figure 2: Subject site at 270 W. Laraway Road, view southwest from intersection of Laraway Road and 

Marcella Avenue (April 2024) 

 
 

Figure 3: View west from Marcella Avenue at Laraway Road – subject site on the left, warehouse at 275 

W. Laraway Road on the right (April 2024) 

 
 



Figure 4: Signalized intersection at Laraway Road and Marcella Avenue, view south from Marcella 

Avenue; background left shows development at 198 W. Laraway Road (April 2024) 
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26,950 S.F.

OFFICE
TRUCK MAINT.

FACILITY
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ZONING BOARD OF APPEALS  

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

Does the evidence 
presented sustain this 

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. 

  

 




