
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, September 18, 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 8-21-25

Zoning Board of Appeals Meeting Minutes 8-21-25.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 September 18, 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 2025-35: A Variation of Use to allow a mixed-use structure, located at 
616 Williamson Avenue. (COUNCIL DISTRICT #4)

ZBA 2025-35 (616 Williamson Ave) Staff Report Packet.pdfAttachments:

PETITION 2025-36: A Variation on signage to allow a wall sign that does not 
face a public way, located at 480 Houbolt Road. (COUNCIL DISTRICT #5)

ZBA 2025-36 (480 Houbolt Rd) Staff Report Packet.pdfAttachments:

PETITION 2025-37: A Variation to increase maximum fence height in a 
residential zoning district from 6 feet to 7 and 8 feet, located at 18 Woodlawn 
Avenue. (COUNCIL DISTRICT #2)

ZBA 2025-37 (18 Woodlawn Ave) Staff Report Packet.pdfAttachments:

PETITION 2025-38: A Variation to reduce the corner side yard setback to allow 
installation of a shed, located at 501 Stockton Drive. (COUNCIL DISTRICT #5)

ZBA 2025-38 (501 Stockton Dr) Staff Report Packet.pdfAttachments:

PETITION 2025-39: A Variation to allow 9 feet by 18 feet parking spaces, 
located at NEC of Gateway Boulevard and Sandstone Drive.

ZBA 2025-39 (NEC Gateway  Sandstone) Staff Report 
Packet.pdf

Attachments:

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, August 21, 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 August 21, 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

Ed Hennessy, Bob Nachtrieb, Debbie Radakovich and Jesse 
Stiff

Present

Ralph Bias and Brigette RoehrAbsent

ALSO PRESENT: Planning Director Jayne Bernhard, Deputy Director of Engineering Sean 
Mikos, Planner Raymond Heitner, Planner Helen Miller, Economic Development Specialist 
Emily McGuire, Interim Deputy Corporation Counsel Stephanie Silkey, Assistant Corporation 
Counsel Deanna Donnelly, Legal Assistant Katy Fyksen, Public Works Office Manager Ada 
Martino, and Community Development Administrative Assistant Lauren Helland

Planning Director Jayne Bernhard explained Petition 2025-32 was withdrawn by the applicant.

Ms. Bernhard explained that only four Board members were present, described the vote 
requirements for variances and special use permits (not requiring City Council approval), and 
noted that petitioners may request to table their petition to the next Zoning Board of Appeals 
meeting.

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 7-17-25 TMP-8810

Attachments: Zoning Board of Appeals Meeting Minutes 7-17-25.pdf

A motion was made by Bob Nachtrieb, seconded by Debbie Radakovich, to 
approve Zoning Board of Appeals Meeting Minutes 7-17-25. The motion carried 
by the following vote:

Hennessy, Nachtrieb, Radakovich and StiffAye:

Bias and RoehrAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

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

TMP-8811
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Meeting Minutes - Pending Approval August 21, 2025Zoning Board of Appeals

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)

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

Ms. Bernhard read the staff report into the record.  Maria Coleman appeared on 
behalf of the petition.  There were no comments or questions from the Board.  
No one from the public spoke in favor of the petition.  Stephanie Collom spoke in 
opposition to the petition.  Ms. Coleman spoke again in response to the public 
comment.

A motion was made by Bob Nachtrieb, seconded by Jesse Stiff, to approve 
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). The motion carried by the following 
vote:

Hennessy, Nachtrieb, Radakovich and StiffAye:

Bias and RoehrAbsent:

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)

TMP-8812

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

Ms. Bernhard read the staff report into the record.  Angela Gutierrez appeared 
on behalf of the petition.  In response to Mr. Nachtrieb’s question, Ms. Gutierrez 
explained the property passed the rental inspection in February 2025.  Mr. 
Hennessey commented on downzoning that occurred in 1997.  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 2025-29: 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). The motion carried by the following vote:

Hennessy, Nachtrieb, Radakovich and StiffAye:
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Meeting Minutes - Pending Approval August 21, 2025Zoning Board of Appeals

Bias and RoehrAbsent:

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

TMP-8813

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

Ms. Bernhard read the staff report into the record.  Bob Gebel with United 
Architects and Trey Durden appeared on behalf of the petition.  In response to 
Ms. Radakovich’s question, Mr. Durden explained there was access to the deck 
from the second floor.  No one from the public spoke in favor of or in opposition 
to the petition.

A motion was made by Jesse Stiff, seconded by Bob Nachtrieb, to approve 
PETITION 2025-30: A Variation to reduce the rear yard setback to allow a 
covered deck, located at 6616 Colaric Drive. (COUNCIL DISTRICT #3). The 
motion carried by the following vote:

Hennessy, Nachtrieb and StiffAye:

RadakovichNay:

Bias and RoehrAbsent:

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

TMP-8814

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

Ms. Bernhard read the staff report into the record.  Maria Lopez and Sandra 
Torrez appeared on behalf of the petition.  There were no comments or 
questions from the Board.  No one from the public spoke in favor of or in 
opposition to the petition.

A motion was made by Bob Nachtrieb, seconded by Jesse Stiff, to approve 
PETITION 2025-31: A series of Variations to allow an attached carport, located 
at 2815 Ruth Fitzgerald Drive. (COUNCIL DISTRICT #1). The motion failed by 
the following vote:

Nachtrieb and StiffAye:

Hennessy and RadakovichNay:

Bias and RoehrAbsent:

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. 

TMP-8816
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Meeting Minutes - Pending Approval August 21, 2025Zoning Board of Appeals

(COUNCIL DISTRICT #4)

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

Ms. Bernhard explained Petition 2025-32 was withdrawn.

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)

TMP-8817

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

Ms. Bernhard read the staff report into the record.  Kieara Washington appeared 
on behalf of the petition.  Mr. Hennessy clarified that Joliet is a city, not a village.  
In response to Ms. Radakovich’s question, Planner Raymond Heitner explained 
the special use permit for a day care was approved in 2022 but never received a 
Certificate of Occupancy.  No one from the public spoke in favor of or in 
opposition to the petition.

A motion was made by Debbie Radakovich, seconded by Bob Nachtrieb, to 
approve 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). The motion carried by the following vote:

Hennessy, Nachtrieb, Radakovich and StiffAye:

Bias and RoehrAbsent:

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)

TMP-8815

Attachments: ZBA 2025-34 (501 Albert Ave) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Leticia Quintero appeared on 
behalf of the petition.  There were no comments or questions from the Board.  
No one from the public appeared in favor of or in opposition to the petition.

A motion was made by Bob Nachtrieb, seconded by Debbie Radakovich, to 
approve 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). The motion carried by the following vote:

Hennessy, Nachtrieb, Radakovich and StiffAye:

Bias and RoehrAbsent:
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Meeting Minutes - Pending Approval August 21, 2025Zoning Board of Appeals

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

None

ADJOURNMENT

A motion was made by Bob Nachtrieb, seconded by Debbie Radakovich, to approve 
adjournment. The motion carried by the following vote:

Hennessy, Nachtrieb, Radakovich and StiffAye:

Bias and RoehrAbsent:

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:  September 9, 2025 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2025-35 

Applicant: Bipin Sharma 

Status of Applicant: Owner 

Owner: Chicago Title Land Trust Company TR 8002384301 

Location: 616 Williamson Avenue (Council District #4) 

Request:  Variation of Use to allow a mixed-use structure 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow a mixed-use structure in the R-3 

(one- and two-family residential) district. The existing structure, which was built around 

1906 as a church, would contain one dwelling unit on the basement level and an open 

space, formerly used for religious assembly, on the main level. While a dwelling unit is 

permitted in the R-3 zoning district, a mixed-use structure, where two principal uses would 

exist, is not permitted. Therefore, the property needs a Variation of Use to allow a mixed-

use structure that contains a dwelling unit in the same building as a non-residential use. 

The Variation of Use request must be considered by the City Council following the 

recommendation of the Zoning Board of Appeals. 

 

Site Specific Information 

The subject property is approximately 64 feet by 134 feet (8,510 square feet) and contains 

a one-story church building built around 1906. The building was used as a church since 

its construction until at least 2018. The petitioner purchased the property in November 

2023. The property is zoned R-3 (one- and two-family residential). 

 

The main level of the building was used for religious services and is still set up this way. 

According to the petitioner, the basement level was set up as a dwelling unit with the 

current floor plan when they purchased the building. The unit contains one bedroom, one 

bathroom, a living room, and a kitchen. The basement level dwelling unit has its own 

separate entrance on the north side of the building as well as a rear door on the south 

side. The basement level does not have any interior connections to the main level. 
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Surrounding Zoning, Land Use and Character 

The property is located in the Collins Street neighborhood on the south side of Williamson 

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

 

• North:  R-3 (one- and two-family residential), institutional (church) 

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

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

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

 

Applicable Regulations 

• Section 47-7.1 R-3 (One- and Two-Family Residential) District Permitted Uses 

• 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 this Ordinance regarding the 

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

businesses, and residences may exist. 

     

Discussion 

The petitioner, Bipin Sharma, is requesting a Variation of Use to allow a dwelling unit and 

a non-residential use within the same structure in the R-3 zoning district. The basement 

level of the building will contain one dwelling unit. The main floor, which was previously 

used as a church and is still set up as a church, will be used for the owner’s personal 

storage. The petitioner states that they currently do not have plans to utilize the main floor 

as a church. Approval of the Variation of Use will allow the structure to contain one 

dwelling unit along with a separate space that is not part of or accessory to the dwelling 

unit. If the owner wishes to use the main floor for a use other than storage or a religious 

institution, they would need to apply for additional building permits and zoning approvals 

as needed. 

 

According to the petitioner, the basement level was set up as an apartment when they 

purchased the property. Since that time, the owner has performed minor upgrades to the 

apartment such as painting walls and floors and tiling the bathroom.  

 

The property does not currently contain any paved parking spaces. The Zoning Ordinance 

requires two parking spaces for a single dwelling unit. The owner proposes to install a 

paved driveway along the east side of the building to fulfill the parking requirement (see 

attached Site Plan). 

 

If the Variation of Use is approved, the apartment will need to be enrolled in the City’s 

Rental Inspection Program. The property would then be inspected for compliance with 
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residential property codes and building codes. The owner will be responsible for making 

any required updates to the property prior to issuance of a Rental Inspection Certificate 

through the Rental Inspection Program.   

 

Conditions  

If the Zoning Board desires to approve this Variation of Use to allow a mixed-use 

structure in the R-3 (one- and two-family residential) district at 616 Williamson Avenue, 

the following conditions would be included:   

 

1. That the property shall be enrolled in and comply with the City’s Rental 

Inspection Program; 

2. That the required off-street parking shall be provided prior to the issuance of the 

Rental Inspection Certificate; 

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

4. Should the property be declared a public nuisance, the property may be subject 
to a rehearing and a possible revocation of the Variation of Use. 

 



Figure 1: Aerial view of 616 Williamson Avenue (2025) 

 
  



Figure 2: 616 Williamson Avenue, view south from Williamson Avenue (September 2025) 

 



Figure 3: North and east sides of 616 Williamson Avenue (May 2025) 

 
 
Figure 4: North and west sides of 616 Williamson Avenue (May 2025) 
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ZONING BOARD OF APPEALS 
JOLIET, ILLINOIS 

PETITION FOR VARIATION OF USE 
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: 616 Williamsburg, Joliet, IL 60432 
PETITIONER'S NAME: Bipin Sharma 

--------------- - - -------------

HOME ADDRESS: 19506 Hunter Trail, Mokena, II 

BUSINESS ADDRESS: 2019 Chicago St., Joliet, II 

ZIP CODE: 60048 -----

ZIP CODE: 60436 

PHONE: (Primary)_(7_0 _8 _) _25_0 _-0_5_2 _0 _ _ _ ____ (Secondary) (832) 279-3071 

EMAIL ADDRESS: doc@ecsrecovery.org FAX: (312) 578-9303 
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PROPERTY INTEREST OF PETITIONER: Manager of the LLC which owns the 100% beneficial interest in a land trust

OWNER OF PROPERTY: Chicago Title Land Trust Company, Trustee u/t/a dated September 17, 2020 a/k/a Trust No. 8002384301

HOME ADDRESS: same as above ZIP CODE: ------ - - - ---- - ------ ---- ----

BUSINESS ADDRESS: same as above ZIP CODE: 
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----- - ---------- ------- - - - - --

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):
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STAFF REPORT 

 

DATE:  September 9, 2025 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:  Petition Number:       2025-36 

Applicant: Integrity Sign Company 

Status of Applicant: Sign Contractor 

Owner: Joliet Houbolt LLC 

Location: 480 Houbolt Road (Council District #5) 

Request:  Variation on signage to allow a wall sign that does 

not face a public way 

 

 

Purpose 

The applicant is requesting a Variation on signage to allow a wall sign that does not face 

a public way for a new Starbucks restaurant at 480 Houbolt Road. The Zoning Board of 

Appeals makes the final decision on this Variation request. 

 

Site Specific Information 

The property is 1.6 acres and contains a new Starbucks restaurant constructed in May 

2025. The site includes a drive thru and an accessory surface parking lot. The property 

is zoned B-1 (neighborhood business). 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Silver Leaf Commercial Subdivision on the east side of 

Houbolt Road, south of McDonough Street. The zoning and land use for the adjacent 

properties are as follows: 

 

• North:  R-1A (single-family residential), detention pond 

• South: B-1 (neighborhood business), commercial 

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

• West:  R-4 (multi-family residential), residential 

 

Applicable Regulations 

• Section 47-17.21  Signs 

• Section 47-17.21(3)(bb) Criteria for Granting a Sign Variation 

(refer to attachment) 
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Discussion 

The petitioner and sign contractor, Integrity Sign Company, seeks to install a wall sign 

that does not face a public way on the new Starbucks building at 480 Houbolt Road. The 

City of Joliet Zoning Ordinance does not allow wall signs that do not face a public street 

in the B-1 (neighborhood business) zoning district. The proposed wall sign would be 25 

square feet in area and be located above the drive thru on the north elevation. The 

proposed sign would help identify the site for traffic approaching from the north. The site 

has an existing wall sign on the main (west) side, a monument sign near the driveway 

entrance, and several directional and drive thru signs. The total sign area at the site, 

including the proposed sign, will not exceed the permitted 120 square feet. 

 

Staff finds that the request meets the following criteria for sign variations: the proposed 

use would not be detrimental to the use or development of other property in the area; 

ownership of the property has been demonstrated; and approval of the variation would 

not be contrary to the objective of improving the overall appearance of the City. The sign 

will face a detention pond and will not alter the essential character of the area.  

 

Conditions  

None 
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Figure 1: 480 Houbolt Road (2025) 

 
 

Figure 2: 480 Houbolt Road, view east from Houbolt Road (May 2025) 

 
  

PROPOSED SIGN 

LOCATION 
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Figure 3: View of subject site from intersection of Houbolt Road and McDonough Street, looking 

southeast (May 2025) 
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ZONING BOARD OF APPEALS  

CRITERIA FOR SIGN VARIATIONS 
 
Section 47-17.21(3)(bb) of the Zoning Ordinance states: 
  
Any sign which is not specifically permitted in any zoning district shall require the granting of a 
variation, obtained from the Zoning Board of Appeals. This includes signs that have flashing or 
pulsating illumination, animation, rotation, or overall dimensions which exceed the maximum 
dimensions permitted in any district.  
 
Variation Criteria: A variation may be granted by the Zoning Board of Appeals based on all of 
the following criteria:  
 
 Does the evidence 

presented sustain 
this criteria? 

 
Comments 

 
(a) That strict enforcement of the ordinance 
would cause undue hardship to the property 
owner due to circumstances unique to the 
individual property in question.  
 

  

 
(b) That the proposed use would not be 
detrimental to the use, orderly development 
and enjoyment of other property in the 
immediate vicinity for the purposes permitted 
under the zoning ordinance, nor substantially 
diminish the property value within the 
neighborhood.  
 

  

 
(c) That ownership or lease of the property in 
question can be demonstrated.  
 

  

 
(d) That approval of the variation would not be 
contrary to the objective of improving the 
overall appearance of the City.  
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STAFF REPORT 

 

DATE:  September 18, 2025 

TO:         Zoning Board of Appeals 

FROM:  Ray Heitner 

RE:           Petition Number:   2025-37 

Applicant:  Marchio Fence Co., Inc. 

Owner:  Roman Catholic Diocese Queen of Apostles Parish 

  Location:  18 Woodlawn Avenue 

Request:  A Variation to increase maximum fence height in a 

residential zoning district from 6 feet to 7 feet and 8 

feet. 

 

 

Purpose 

The applicant is requesting a variation to increase the maximum fence height from 6 feet 

to 7 feet and 8 feet for a proposed fence along the east and south sides of its property at 

18 Woodlawn Avenue. Per Section 47-17.6 of the City’s Zoning Ordinance, fences 

constructed within a side or rear yard shall not be higher than six (6) feet. The Zoning 

Board of Appeals will make the final decision on this variation request. 

 

Site Specific Information 

The subject property is 7.24 acres in size and is the location of the Queen of Apostles 

Parish and School. The property is mostly zoned R-2 (single-family residential) with a 

very small portion zoned B-1(neighborhood business) at its southeast corner. The 

applicant wishes to construct fencing as shown in the attached aerial exhibit along the 

south and east sides of the property. Fencing along most of the east side of the property 

would consist of a 7-foot-tall black, chain link fence. Fencing along the south side of the 

property and southern portion of the east side of the property would consist of an 8-foot-

tall black chain link fence with slats for added privacy. The applicant has stated that the 

fencing is desired to prevent trespassing onto the property and to keep students and 

parishioners safe.  

 

Surrounding Zoning, Land Use and Character 

Surrounding zoning and land uses include: 

 

• North:  R-2 (single-family residential), single-family residences 

• South: B-1 (neighborhood business), commercial (McDonald’s) 

• East:  R-4 (low density multi-family residential), St. Paul Estates townhomes and 

B-1 (neighborhood business), commercial 
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• West:  R-2 (single-family residential) single-family residences and B-1 

(neighborhood business) commercial 

 

Applicable Regulations 

• Section 47-17.6 Heights of Fences 

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

     

Discussion 

The applicant seeks to install a 7-foot and 8-foot-tall fence along the south and east sides 

of the subject property. The southern portion of the subject property directly abuts the 

parking stalls and trash enclosure situated along the northern edge of the McDonalds’s 

property to the south. Debris from the trash enclosure often blows into the subject 

property. The property owner has cited concerns with trespassing along this area as well. 

The proposed fencing would provide a clear demarcation in the boundary between the 

McDonald’s property and the subject property.  

 

The subject variation request is necessary since the Zoning Ordinance restricts fence 

height to 6 feet within side and rear yards, where the proposed fencing would be located. 

While it is less common in residential zones, it is not uncommon for security fences within 

commercial or industrial areas to be eight feet tall. It is also not unusual for properties with 

residential zoning that abut commercial zones to have a fencing or landscaping buffer. 

Solid fencing can be found throughout the West Jefferson Street corridor in these areas 

where residential and commercial zones meet. Therefore, staff does not believe that the 

requested variation will alter the essential character of the locality if granted.  

 

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: September 9, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-38 

Applicant: Efrain Maldonado 

Status of Applicant: Owner 

Location: 501 Stockton Drive (Council District #5) 

Request: Variation to reduce the corner side yard setback to 

allow installation of a shed 

 

 

Purpose 

The applicant is requesting the following Variation to allow the installation of a shed on 

their property at 501 Stockton Drive: 

 

• Variation to reduce the required corner side yard setback from 20 feet to 6 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 90 feet by 130 feet (11,700 square feet) and contains 

a two-story residence built in 2007. The lot coverage for the existing house is around 18 

percent. The property is zoned R-1B (single-family residential) and is located at the 

northeast corner of Stockton Drive and Holland Drive. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Estates at Cedar Creek residential subdivision and is 

surrounded by residential lots with R-1B (single-family residential) zoning. 

 

Applicable Regulations 

• Section 47-5B.4 R-1B 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 install a shed with a 

setback of 6 feet from the corner side yard property line. The required corner side yard 
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setback in the R-1B district is 20 feet. The shed would be located at the northwest corner 

of the property and would be 10 feet off the rear property line in order to stay out of the 

rear yard public utility and drainage easement. The proposed shed is 10 feet wide and 12 

feet long, with a roof peak height of 8 feet 3 inches. The owner wishes to place the shed 

in the proposed location due to the location of existing trees in their backyard. A plat of 

survey, site plan, and shed illustration are included in the staff report packet. 

 

Staff does not find an exceptional hardship for this request but does find that the 

combination of the existing trees and the 10-foot rear yard utility easement limits the 

possible locations for the shed on this site. Staff also finds that the granting of the variation 

will not alter the essential character of the area. The proposed shed has a low profile and 

is designed for use in residential areas. The location of the proposed shed will also not 

impact the front yard of the property at 500 Holland Drive as that house and front yard 

face north. 

 

Conditions  

None 
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Figure 1: 501 Stockton Drive (2025), with proposed shed location in red 
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Figure 2: Shed at 501 Stockton Drive, view northeast from Holland Drive (September 2025) 

 

 

Figure 3: Shed at 501 Stockton Drive, view east from Holland Drive (September 2025) 
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Figure 4: 501 Stockton Drive, view north from the intersection of Stockton Drive and Holland 
Drive (September 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:  September 18, 2025 

TO:         Zoning Board of Appeals 

FROM:  Ray Heitner 

RE:           Petition Number:   2025-39 

Applicant:  Drury Development Corporation 

Owner:  Cullinan Joliet LLC 

Location: Northeast Corner of Gateway Boulevard and 

Sandstone Drive 

Request:  A Variation to allow 9 feet by 18 feet parking spaces  

 

 

Purpose 

The applicant is requesting a Variation to allow 9 feet by 18 feet parking spaces for a 

future hotel that would be located at the northeast corner of Gateway Boulevard and 

Sandstone Drive, within the Rock Run Collection Planned Unit Development. Per Section 

47-15H.11 of the City’s Zoning Ordinance, parking stalls are to be a minimum of 9-feet 

wide and 180 square feet in size. The proposed stalls would only be 162 square feet in 

size. The Zoning Board of Appeals will make the final decision on this variation request.  

 

Site Specific Information 

The subject property is approximately 3 acres in size and located adjacent to the new 

Hollywood Casino and Event Center. The Rock Run Collection Planned Unit 

Development Guidelines will require the developer to provide one parking space for each 

room in the proposed hotel. The applicant’s concept plan shows 180 parking spaces. The 

subject property contains a 20-foot landscape buffer along the Gateway Boulevard 

frontage, a 25-foot utility and drainage easement at the property’s southwest corner, a 

15-foot utility easement along the eastern property line, and a 10-foot landscape buffer 

along the northern property line, thereby restricting the developable area of the subject 

property.  

 

Surrounding Zoning, Land Use and Character 

The subject property is surrounded by B-2 (general business district) zoning on all sides. 

Land to the property’s north, south, and west is currently vacant and undeveloped. Land 

to the property’s east contains the Hollywood Casino and Event Center.  

 

Applicable Regulations 

• Section 47-15H.11 Parking Stall Requirements 

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

The applicant seeks a Variation to construct 180 9-foot by 18-foot parking stalls for a 

future hotel. The Rock Run Collection Planned Unit Development Guidelines allow 9-foot 

by 18-foot parking stalls for parking decks, such as those found in the nearby casino 

parking deck. Surface parking lots, such as the lot proposed by the applicant, must meet 

the City’s standards for off-street parking spaces, which require a minimum of 180 square 

feet and 9 feet of width. While the City has recently upgraded its standards to require 

additional room for parking spaces, the proposed stall dimensions are common in 

commercial locations. The applicant has cited lot constraints that will minimize the amount 

of space that can be dedicated to parking stall size and has further stated that the 

proposed stall size aligns with parking stall sizes at its other hotel properties. Given that 

there is precedent for the requested parking stall size, staff does not believe the requested 

Variation will alter the essential character of 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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