
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Jane McGrath Schmig

Jesse Stiff

City Hall, Council Chambers2:00 PMThursday, June 18, 2026

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

Approval of May 21, 2026 Zoning Board of Appeals Minutes

ZBA Meeting Minutes 05.21.2026 - Pending ApprovalAttachments:

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 June 18, 2026

PETITION 2026-07: A Special Use Permit to allow a duplex, located at 1216 
Fairview Avenue. (COUNCIL DISTRICT #4)

PETITION 2026-08: A Variation of Use for an R-3 (one- and two-family 
residential) use in the R-2 (single-family residential) zoning district, located at 
1216 Fairview Avenue. (COUNCIL DISTRICT #4)

PETITION 2026-09: A series of Variations to deviate from Zoning Ordinance 
standards for a lot located within an R-2 (single-family residential) zoning 
district, located at 1216 Fairview Avenue. (COUNCIL DISTRICT #4)

1216 FairviewPacket.pdfAttachments:

NEW BUSINESS: PUBLIC HEARING

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

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, May 21, 2026

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
Jane McGrath Schmig

Jesse Stiff



Meeting Minutes - Pending Approval May 21, 2026Zoning 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, Debbie Radakovich, Jane McGrath 
Schmig and Jesse Stiff

Present

Bob NachtriebAbsent

APPROVAL OF MINUTES

TMP-9790

Attachments: ZBA Meeting Minutes 04.16.26

A motion was made by Ralph Bias, seconded by Debbie Radakovich, to 
approve: Approval of April 16, 2026 Zoning Board of Appeals Minutes. The 
motion carried by the following vote:

Bias, Hennessy, Radakovich, McGrath Schmig and StiffAye:

NachtriebAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

None

TMP-9791

Attachments: ZBA 2700 Ellis Road_Staff Report Packet.pdf

Ms. Jayne Bernhard read the staff report into the record. Mr. Matthew Goode, 
representing Venture One Real Estate, LLC, appeared on behalf of the petition. 
Commissioner Jesse Stiff inquired if double-row trailer parking would affect 
emergency vehicle access. Mr. Goode responded. Commissioner Ralph Bias 
inquired about the use of the property. Mr. Goode responded. No public 
comments were made in favor of or in opposition to the petition. Commissioners 
decided to vote on the petition's two variations separately. 

A motion was made by Ralph Bias, seconded by Jane McGrath Schmig, to 
approve: PETITION 2026-23: A Variation to allow truck trailer parking on the 
short side of a building, located at 2700 Ellis Road. (COUNCIL DISTRICT #5).

A motion was made by Debbie Radakovich, seconded by Ralph Bias, to 
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Meeting Minutes - Pending Approval May 21, 2026Zoning Board of Appeals

approve: PETITION 2026-23: A Variation to allow truck trailer parking with a 
double-row, located at 2700 Ellis Road. (COUNCIL DISTRICT #5). 

Both motions carried by the following vote:

Bias, Hennessy, Radakovich, McGrath Schmig and StiffAye:

NachtriebAbsent:

TMP-9792

Attachments: ZBA 2026-24 25 26 27 (23656 S Houbolt Rd) Staff Report 
Packet_Redacted.pdf

Ms. Bernhard read the staff report into the record. Mr. John Argoudelis, 
representing the petitioner Whimsy Trucking, appeared on behalf of the 
petitions. Commissioner Ralph Bias confirmed the location of the site and 
inquired if the property was leased or owned. Commissioner Debbie Radakovich 
inquired if Whimsy was stacking trailers on the existing adjacent property. 
Commissioner Jayne McGrath Schmig commented on the length of time trailers 
would be stacked and inquired about Fire Marshal approval as well as the size 
of the mobile refueling trucks. Commissioners inquired about setback distances 
between CNG equipment and adjacent properties. Mr. Argoudelis responded to 
all comments and questions. Ms. Kathleen Garthus appeared to make a public 
comment in opposition to the petitions. Commissioners decided to vote on the 
petitions separately. 

A motion was made by Jesse Stiff, seconded by Ralph Bias, to approve: 
PETITION 2026-24: Special Use Permit to allow a truck parking facility with 
mobile compressed natural gas (CNG) fueling as an accessory component, 
located at 23656 S. Houbolt Road. (COUNCIL DISTRICT #5). The motion 
carried by the following vote:

Bias, Hennessy and StiffAye:

Radakovich and McGrath SchmigNay:

NachtriebAbsent:

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve: 
PETITION 2026-25: Variation of Use to allow above-ground fuel tanks for 
compressed natural gas fueling in the I-1 (light industrial) district, located at 
23656 S. Houbolt Road. (COUNCIL DISTRICT #5). The motion carried by the 
following vote:

Bias, Hennessy and StiffAye:

Radakovich and McGrath SchmigNay:

NachtriebAbsent:

A motion was made by Jane McGrath Schmig, seconded by Debbie 
Radakovich, to deny: PETITION 2026-26: Special Use Permit to allow container 
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storage and stacking up to three-high, located at 23656 S. Houbolt Road. 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Bias, Hennessy, Radakovich, McGrath Schmig and StiffAye:

NachtriebAbsent:

A motion was made by Debbie Radakovich, seconded by Jane McGrath 
Schmig, to deny: PETITION 2026-27: Variation of Use to allow container storage 
and stacking up to three-high in the I-1 (light industrial) district, located at 23656 
S. Houbolt Road. (COUNCIL DISTRICT #5). The motion carried by the following 
vote:

Bias, Hennessy, Radakovich, McGrath Schmig and StiffAye:

NachtriebAbsent:

TMP-9793

Attachments: 556 Ward Complete Packet.pdf

Ms. Bernhard read the staff report into the record. Mr. Brian Contreras, petitioner 
and property owner, appeared on behalf of the petition. Mr. Bias inquired how 
long the structure has been vacant and if the petitioner was the owner. Mr. 
Contreras responded. No public comments were made in favor of or in 
opposition to the petition. 

A motion was made by Ralph Bias, seconded by Debbie Radakovich, to 
approve: PETITION 2026-28: Repeal of a Variation of Use to allow a 4 unit 
residence, an R-4 (multifamily residential use), in an R-3 (one-and-two-family 
residential) zoning District, located at 556 Ward Avenue (COUNCIL DISTRICT 
#4). The motion carried by the following vote:

Bias, Hennessy, Radakovich, McGrath Schmig and StiffAye:

NachtriebAbsent:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

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, Radakovich, McGrath Schmig and StiffAye:

NachtriebAbsent:
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This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact The City Clerk 
Office, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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STAFF REPORT 
 
DATE:  June 10, 2026  
TO:         Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE:           Petition Number:   2026-07, 2026-08, and 2026-09 

Applicant / Owner: Robert Casey 
  Location:   1216 Fairview Ave (COUNCIL DISTRICT #4) 

Request:  2026-07: A Special Use Permit to allow a duplex  
2026-08: A Variation of Use for an R-3 (one-and two-
family residential) use in the R-2 (single-family 
residential) zoning district  

 2026-09: A Series of Variations to deviate from Zoning 
Ordinance standards for a lot located within an R-2 
(single-family residential) zoning district 

 

 
Purpose 
The applicant is requesting a Variation of Use to allow a new two-unit residence, an R-3 
(one-and two-family residential) use, within the R-2 (single-family residential) zoning 
district at 1216 Fairview Avenue.  The applicant is also requesting a Special Use Permit 
for this two-unit use because two-unit dwellings that are not located within a planned unit 
development require Special Use Permit approval per Section 47-7.2 of the City’s Zoning 
Ordinance.  Finally, the applicant is requesting a series of Variations:   

• A Variation to reduce the required front yard setback from 30 feet to 12 feet.  
• A Variation to reduce the required side yard setback (north side) from 8 feet to 6 

feet 
• A Variation to reduce the required lot width from 60 feet wide to 50 feet wide 
• A Variation to reduce the required lot area from 7,500 square feet to 6,565 square 

feet.  
• A Variation to reduce the required lot area per family from 7,500 square feet to 

3,282.5 square feet per family.  
 
The Variation of Use request and Special Use Permit requests must be considered by the 
City Council following the recommendation of the Zoning Board of Appeals. The Zoning 
Board of Appeals makes the final decision on these Variation requests.  
  
Site Specific Information 
The subject property is a vacant lot within the Forest Park neighborhood. The property 
previously had a single-family house but has been a vacant lot for the past few decades. 
The property is zoned R-2 (Single Family Residential) as are the surrounding properties. 
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The vacant lot is approximately 6,565 square feet in size and has a 50-foot lot width. It is 
therefore a non-conforming lot as R-2 zoned lots require a minimum lot area of 7,500 
square feet as well as a lot width of 60 feet.     
 
Surrounding Zoning, Land Use and Character 
All nearby properties are zoned R-2 (Single Family Residential) zoning. The property 
directly across from the subject site is zoned R-3 (One and Two Family Residential). 
 
Applicable Regulations 

• Section 47-6  R-2 (Single-Family Residential) District  
• Section 47-7  R-3 (One-and Two-Family Residential) District 
• Section 47-17.28 Variation of Use 

 
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 the Ordinance regarding the 
classification, regulation, and restriction of the location where trades, industries, 
businesses, and residences may exist. 
 
Discussion 
The petitioner wishes to construct a two-story duplex on the existing vacant lot. The 
proposed structure would have a front yard setback of 12 feet, which is subject to this 
variation request, and 58 foot rear yard setback, which exceeds the 25 foot rear yard 
setback requirement. The proposed structure would have a side yard setback of 6 feet, 
which is subject to this variation request as the minimum required side yard setback is 8 
feet for a two story structure. His proposal includes four off-street tenant parking spaces 
at the rear of the property.  
 
Each unit in the proposed duplex will be 1,100 square feet in size.  Each unit will maintain 
a separate entrance with Unit One’s entrance at the front and Unit Two at the rear. Each 
unit will have living space, including a half-bath, on the first floor and three bedrooms and 
full bathroom on the second floor. The petitioner intends for the units to be renter-
occupied, and both units will be enrolled in the rental inspection program.  
 
The site plan, building renderings, along with elevations, are included in the staff report 
packet. 
 
Recommended Action  
Staff recommends considering the Variation of Use, Special Use and Variation requests 
separately and voting on these requests as separate items.  
 
Staff does not find that the Variation of Use request for a two-unit in a single-family zoning 
district meets the criteria for hardship or practical difficulties. However, the proposed two-
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story duplex would not alter the essential character of the area as the area has a mix of 
one and two-story buildings. The property will also accommodate the required number of 
off-street parking spaces. Staff finds that the proposal meets the criteria for a Special Use 
Permit. The establishment of two-story would not be detrimental to the health or general 
welfare of the public nor will it impede the use and enjoyment of neighboring properties. 
The approval of the Variation of Use, Special Use, and Variation on Lot Area per family 
would allow one additional dwelling unit within the neighborhood.  
 
Staff supports the variation request to reduce the required front yard setback of the 
proposed structure from 30 feet to 12 feet as it would enable the proposed structure to 
better align with the existing setbacks of the adjacent properties and allow more useable 
rear lot space for off-street parking and tenant enjoyment. Staff also supports the variation 
requests for lot width reduction and lot area reduction as it enables the possibility for a 
future residential structure on this lot. While staff does not find a hardship for the variation 
to reduce the side yard setback from 8 feet to 6 feet, staff does not find that it would alter 
the essential character of the area as there are other examples of this side yard setback 
in the neighborhood.   
 
Conditions  
If the Zoning Board desires to approve the Special Use Permit and Variation of Use to 
allow a duplex, an R-3 (one-and two-family residential) use, in the R-2 (single-family 
residential) zoning district, staff recommends that the following conditions would be 
included: 

1. That a building permit shall be applied for and approved prior to any construction 
commencing.  

2. That the property shall be enrolled in and comply with the City’s Rental Inspection 
Program. 

3. That the use of the property shall not be expanded in the future. 



















  

Zoning Board of Appeals 
Application Packet 

Special Use Permit 
This packet should contain all of the following documents: 

• Application; 
• Ownership disclosure form; 

• Public notice sign posting requirements and sign template 
 

If you have any questions please contact the Planning Division staff. 

Joliet Planning Division - 150 West Jefferson Street,  
First Floor-South Wing, Joliet, Illinois 60432 

Phone Number: (815) 724-4050                                      Email Address: zoning@joliet.gov 

PLANNING 
DIVISION 

mailto:zoning@joliet.gov


























IVISION 

Zoning oard of Appeals 

Application Packet 

Variation of Use 

This packet should contain all of the following documents: 

• Application;

• Ownership disclosure form;

• Public notice sign posting requirements and sign template

If you have any questions please contact the Planning Division staff. 

Joliet Planning Division - 150 West Jefferson Street, 

First Floor-South Wing, Joliet, Illinois 60432 

Phone Number: (815} 724-4050 Email Address: zoning@joliet.gov 













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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