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STAFF REPORT 

 

DATE:  April 8, 2024 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2024-15 and 2024-16 

Applicant:  Serna’s Auto Repair Corp 

Status of Applicant: Proposed Tenant 

Owner:  900 East Washington LLC 

  Location:   218 S. Chicago Street 

Request:  A Special Use Permit to allow an automotive repair 

facility (2024-16) 

A Variation to allow an automotive repair facility with 

an opening within 100 feet of a residential zoning 

district (2024-15) 

 

 

Purpose 

The applicant is requesting a special use permit to allow an automotive repair facility 

within the existing commercial building at 218 S. Chicago Street. Per the City of Joliet 

Zoning Ordinance, automotive repair facilities may be allowed as special uses in the B-3 

(general business) district by the Mayor and City Council, with the advice of the Zoning 

Board of Appeals in accordance with Section 47-5.2. 

 

The Zoning Ordinance states that the auto facilities shall not have any openings within 

100 feet of any residential zoning district. The petitioner is requesting a Variation from this 

requirement because the existing building has a loading door within 100 feet of a 

residentially-zoned vacant lot located to the southeast of the subject property at 221 St. 

Louis Street. 

 

Site Specific Information 

The subject site is around 6,000 square feet and contains a 2,170-square-foot concrete 

block building built around 1959. The building has an overhead door on the west side off 

Chicago Street and a second loading door on the east side off the alley. On the north side 

of the building, there is an asphalt parking lot with access off Chicago Street. 

 

The property is currently zoned I-1 (light industrial) and has been zoned I-1 since 1978 

when it was reclassified from B-3 (general business) zoning. The existing building was 

constructed around 1959 and used as an auto repair and sales facility for the next two 

decades. The most recent use was for a door and heating systems company from 2003 
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to around 2012. The property has not been occupied since then, according to City 

directory data. 

 

Surrounding Zoning, Land Use and Character 

The property is located on the east side of Chicago Street between Osgood Street and 

Third Avenue. The block contains many undeveloped lots surrounding the subject site. 

Other uses on the block include a Comcast building at the northwest corner, a residential 

home at the northeast corner, and part of the Ace Iron and Metals Inc. recycling operation 

at the southeast corner. The entire block is zoned I-1, with the exception of one lot that is 

zoned R-2 (single-family residential) and is currently vacant. Across Chicago Street to the 

west are vacant City-owned lots and an industrial building for Ace Iron and Metals Inc., 

zoned R-2 (single-family residential). 

 

Applicable Regulations 

• Section 47-13.2A (G) Special Uses – B-3 (General Business) District 

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

(refer to attachment) 

         

Discussion 

The petitioner is requesting approval of a Special Use Permit to allow an automotive repair 

facility for Serna’s Auto Repair Corp at 218 S. Chicago Street. The business is a locally 

owned small business that performs general auto repair work including engine and 

transmission repair, computer diagnostics, tune-ups, and brake repair. The business 

would operate as a public garage with the proposed hours of Monday through Friday 8 

AM to 6 PM and Saturday 8 AM to 2 PM. The business would employ three repair 

technicians and one office employee. 

 

The interior of the existing building is currently open space, with overhead doors on the 

front and rear. The business owner estimates that up to four to five cars can be serviced 

and stored inside the building at one time. The petitioner would need to remodel the 

interior to add office space and restrooms. The existing parking lot would need to be 

redone, including paving, curbing, and landscaping, as a condition of the Special Use 

Permit. Additionally, the sidewalk in front of the building along Chicago Street would need 

to be replaced where needed. The petitioner estimates that the parking lot can contain 

approximately ten parking spaces. A floor plan, parking plan, and plat of survey are 

attached. 

 

The Zoning Ordinance states that auto repair uses shall not have any openings within 

100 feet of a residential zoning district. One lot on the block, located to the southeast of 

the subject site, is zoned R-2 and is within 100 feet of the rear loading door. This lot was 

reclassified from industrial zoning to residential zoning in 1991 because it contained a 
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residence at that time. The residence was demolished around 2000 and the lot is currently 

vacant and owned by the City of Joliet. Although the lot no longer contains a residential 

use, the petitioner must request a variation from the 100-foot spacing requirement 

because of the lot’s residential zoning. 

 

Conditions  

If the Zoning Board desires to approve the Variation and Special Use Permit to allow an 

automotive repair facility, located at 218 S. Chicago Street, the following conditions 

would be included: 

 

1. That the parking lot shall be replaced in accordance with City Ordinance 

requirements prior to the issuance of a business license; 

 

2. That the sidewalk along the property frontage on Chicago Street shall be 

replaced where needed prior to the issuance of a business license; 

 

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

the building permit plan set; 

 

4. That a City business license shall be obtained; 

 

5. That the Special Use granted shall herein terminate and lapse unless a building 

permit or certificate of occupancy is obtained not later than 180 days of the 

effective date of this ordinance and the erection or alteration of a building is started 

or the use is commenced within such period.  The Board may grant an extension 

of this period, valid for no more than one hundred and eighty (180) additional days, 

upon written application and good cause shown without notice or hearing. Whether 

or not there is an intention to abandon the Special Use, if any special use is 

discontinued for a continuous period of one year, or if an intent to abandon the 

Special Use is evident in a shorter period of time, the Special Use for such use 

shall become void, and such use shall not thereafter be reestablished unless a 

new Special Use Permit is obtained; and 

 

6. 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 218 S. Chicago Street (2022) 

 
  



Figure 2: 218 S. Chicago Street, view facing east from intersection of Webster Street and 

Chicago Street (April 2024) 

 

 

Figure 3: Existing parking area on the north side of the building at 218 S. Chicago Street, view 

south from Chicago Street (April 2024) 

 
  



Figure 4: North and east sides of 218 S. Chicago Street, view south from rear alley (April 2024) 

 
 

Figure 5: South side of 218 S. Chicago Street, view north from Chicago Street (April 2024) 
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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. 
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