
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, April 16, 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

Zoning Board of Appeals Meeting Minutes 2-19-26

Zoning Board of Appeals Meeting Minutes 02-19-26.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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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 2026-04: A series of Variations on signage, located at 16329 S. 
Boulevard Place. (COUNCIL DISTRICT #1)

16329 S. Boulevard PL Staff Report PacketAttachments:

PETITION 2026-05: A Variation on signage to exceed the maximum total sign 
area in the B-2 (central business) district, located at 203 N. Ottawa Street. 
(COUNCIL DISTRICT #5)

203 N Ottawa Packet.pdfAttachments:

PETITION 2026-06: A Variation to allow an illuminated subdivision monument 
sign in the R-1A (single-family residential) zoning district, located at SEC 
Theodore Street and Staghorn Drive. (COUNCIL DISTRICT #3)

ZBA 2026-06 (SEC Theodore St and Staghorn Dr) Staff Report 
Packet.pdf

Attachments:

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)
**TO BE DEFERRED**

Fairview Deferred.pdfAttachments:
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PETITION 2026-10: A Variation of Use to allow an indoor and outdoor 
commercial recreation facility, a B-3 (general business) use, in the R-B 
(restricted business) district, located at 749 Houbolt Road. (COUNCIL DISTRICT 
#5)

PETITION 2026-11: A Variation to allow unlighted outdoor recreational facilities 
within 200 feet of a single-family residential zoning district, located at 749 
Houbolt Road. (COUNCIL DISTRICT #5)

ZBA 2026-10 2026-11 (749 Houbolt Rd) Staff Report Packet.pdfAttachments:

PETITION 2026-12: A Variation to increase maximum area of a ground sign for 
a non-residential use in the R-2 (single-family residential) zoning district, located 
at 1516 Edgerton Drive. (COUNCIL DISTRICT #2)

1516 Edgerton Packet.pdfAttachments:

PETITION 2026-13: A Special Use Permit to allow a tattoo studio, located at 81 
N. Chicago Street. (COUNCIL DISTRICT #5)

PETITION 2026-14: A Variation of Use to allow a tattoo studio, a B-3 (general 
business) use, in the B-2 (central business) district, located at 81 N. Chicago 
Street. (COUNCIL DISTRICT #5)

PETITION 2026-15: A Variation to allow a tattoo studio within 1,000 feet of a 
library, located at 81 N. Chicago Street. (COUNCIL DISTRICT #5)

81 N Chicago Packet.pdfAttachments:

PETITION 2026-16: A Special Use Permit to allow a self-storage facility, located 
at 2450 W. Jefferson Street. (COUNCIL DISTRICT #5)

PETITION 2026-17: A Variation from the Non-Residential Design Standards to 
allow engineered wood siding in the I-1 (light industrial) zoning district, located at 
2450 W. Jefferson Street. (COUNCIL DISTRICT #5)

ZBA 2026-16 2026-17 (2450 W Jefferson St) Staff Report 
Packet.pdf

Attachments:
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PETITION 2026-18: A Special Use Permit to allow an automotive repair facility, 
located at 370 Ruby Street. (COUNCIL DISTRICT #4)

PETITION 2026-19: A Variation from the spacing requirements for an 
automotive repair facility near a residential zoning district, located at 370 Ruby 
Street. (COUNCIL DISTRICT #4)

ZBA 2026-18 2026-19 (370 Ruby St) Staff Report Packet.pdfAttachments:

PETITION 2026-20: A Variation of Use to allow conversion of a single-unit 
residence into a two-unit residence, an R-3 (one- and two-family residential) use, 
in the R-2 (single-family residential) zoning district, located at 540 Bluff Street. 
(COUNCIL DISTRICT #4)

PETITION 2026-21: A Variation to reduce the front yard setback to allow a 
second story addition, located at 540 Bluff Street. (COUNCIL DISTRICT #4)

ZBA 2026-20 2026-21 (540 Bluff St) Staff Report Packet.pdfAttachments:

PETITION 2026-22: A Variation of Use to allow the continuation of a three-unit 
residence, an R-4 (multi-family residential) use, in the R-2 (single-family 
residential) zoning district, located at 201 N. William Street. (COUNCIL 
DISTRICT #2)

ZBA 2026-22 (201 N William St) Staff Report Packet.pdfAttachments:

NEW BUSINESS

Election of Vice Chair

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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150 West Jefferson Street
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Meeting Minutes - Pending Approval February 19, 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, Bob Nachtrieb, Debbie Radakovich, 
Jane McGrath Schmig and Jesse Stiff

Present

Brigette RoehrAbsent

ALSO PRESENT: Community Development Director Dustin Anderson, Planning Director 
Jayne Bernhard, Interim Corporation Counsel Todd Lenzie, Interim Deputy Coporation 
Counsel Stephanie Silkey, Assistant Corporation Counsel Deanna Donnelly, Legal Assistant 
Katy Fyksen, Planner Raymond Heitner, Planner Francisco Jimenez, Planner Helen Miller, 
Economic Development Specialist Emily McGuire, and Records Coordinator Lauren Helland

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting MInutes 1-15-26 TMP-9445

Attachments: Zoning Board of Appeals Meeting Minutes 01-15-26.pdf

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve 
Zoning Board of Appeals Meeting MInutes 1-15-26. The motion carried by the 
following vote:

Bias, Hennessy, Nachtrieb, Radakovich, McGrath Schmig and 
Stiff

Aye:

RoehrAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

PETITION 2026-03: A series of Variations to reduce the 
required rear and side yard setbacks for a new detached 
garage from 3 feet to 1 foot, located at 108 Hunter Avenue. 
(COUNCIL DISTRICT #5)

TMP-9446

Attachments: ZBA 108 Hunter Avenue - Staff Report Packet 
Redactedv2.pdf

Planning Director Jayne Bernhard read the staff report into the record. Fabian 
Contreras appeared on behalf of the petition. In response to Mr. Bias's question 
regarding an existing structure, Mr. Contreras explained he would like to move 
the structure one foot. No one from the public spoke in favor of or in opposition 
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to the petition.

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2026-03: A series of Variations to reduce the required rear and side 
yard setbacks for a new detached garage from 3 feet to 1 foot, located at 108 
Hunter Avenue. (COUNCIL DISTRICT #5). The motion carried by the following 
vote:

Bias, Hennessy, Nachtrieb, Radakovich, McGrath Schmig and 
Stiff

Aye:

RoehrAbsent:

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, Nachtrieb, Radakovich, McGrath Schmig and 
Stiff

Aye:

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: 
TO: 
FROM: 
RE:  2026-04 

April 16, 2026 
Zoning Board of Appeals 
Ray Heitner - Planner 
Petition Number:   
Applicant: David Mikel – SES Branding 
Status of Applicant: Agent of the property owner 
Location: 16329 S. Boulevard Place  
Request: A series of Variations on signage (COUNCIL 

DISTRICT #1) 

Purpose 
The applicant is requesting the following variations to allow signage as shown on the 
attached elevations for a new Longhorn Steakhouse restaurant at 16329 S. Boulevard 
Place: 

• Variation to allow two wall signs on the north side of the building
• Variation to allow two wall signs on the west side of the building

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

Site Specific Information 
The subject property is a 1.5-acre lot within the Boulevard Place Planned Unit 
Development (PUD) located northwest of the Plainfield Road and Interstate 55 
interchange. The proposed restaurant is under construction on Lot 7 of the Boulevard 
Unit 4 subdivision within the PUD.  

When the Boulevard Place PUD was last amended in 2019, the City of Joliet entered into 
an Intergovernmental Agreement to adopt Design Guidelines that both municipalities 
would use to establish mandatory development standards for properties within the PUD 
footprint. The Design Guidelines are intended to supplant each municipality’s zoning 
regulations. The Site Development Standards section within the Design Guidelines 
regulates signage. Section 3b(v) of the Standards states that only one wall sign per 
building frontage of the building shall be permitted. The petitioner wishes to install two 
signs on the north and west sides of the restaurant. Staff views the requested variations 
as a minor change from the concept and intent of the Boulevard Place Design Guidelines, 
which allows for the City’s discretion to require approval of the requested Variations by 
the Zoning Board of Appeals.  
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Both the north and west sides of the building would include an approximately sized, 69-
square-foot, internally illuminated, channel letter sign spelling out the restaurant’s name. 
These façades would also include an approximately sized, 20-square-foot, steer logo sign 
that is a common feature of other Longhorn Steakhouse restaurants. The requested size 
of all signage is within the allowable square footage.  
 
Surrounding Zoning, Land Use and Character 
The subject property is the Boulevard Place PUD and is surrounded by B-3 (General 
Business) district zoning on the west, north, and east sides. Interstate 55 right-of-way is 
directly south of the subject property.  
 
Applicable Regulations 

• Section 2(f)(g) Planned Development Design Guidelines – Minor Changes 
• Section 3b  Planned Development Design Guidelines – Wall Signs 
• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         
Analysis 
Approval of the requested variations would allow the developer to install two signs on the 
north and west facades of the proposed restaurant building. Section 47-19.8 of the City’s 
Zoning Ordinance details the findings of fact that need confirmation to support a variation 
request. Staff does not believe a hardship or practical difficulty to allow the proposed 
signage exists. The property in question can still yield a reasonable return if the variations 
are not granted and there are no perceived unique circumstances.  
 
However, staff does believe that the variations, if granted, will not alter the essential 
character of the locality. The requested signage is a common feature on other Longhorn 
Steakhouses throughout the country. Staff concurs with the applicant’s assertion that the 
proposed signage is architecturally integrated with the building design, utilizes channel 
letters and halo-illuminated logos that are consistent with other commercial developments 
in the PUD area, and does not introduce excessive height, animation, or off-premise 
messaging. The signage as proposed does not introduce visual clutter beyond what is 
typical for similar properties in the PUD area. For these reasons, staff supports the 
requested variations to allow additional signage on the north and west facades of the 
building.   
 
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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RELATIONSHIP TO ZONING AND 
SUBDIVISION ORDINANCES
Design Guidelines General Framework
The Design Guidelines are comprised of standards for permitted land uses, site 
development standards, building layout and dimensional standards, building design 
standards, and open space requirements. 

Applicable Zoning 
The Design Guidelines supersede the development standards of the Joliet and Plainfield 
zoning and sign ordinances.  Where the Design Guidelines are silent on any matter 
relating to land use, building, or development, the applicable provisions of the municipal 
ordinances of governing jurisdiction shall apply, but only to the extent that the provisions 
do not conflict with these Design Guidelines.

Building Code 
The provisions of The Boulevard Place Planned Development and the Design Guidelines 
are not intended, in any way, to modify or amend the provisions of the building codes 
or other applicable life safety ordinance or laws of Plainfield or Joliet. In any case where 
building codes or life safety regulations conflict with The Boulevard Place Planned 
Development, the building or life safety regulations shall apply.

2 Planned Development Design Guidelines
Prepared by Houseal Lavigne
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ADMINISTRATION
Procedures 
1.	 Jurisdiction.

a.	 Plainfield

i.	 A portion of the subject property is located in the Village of Plainfield.  
The Village of Plainfield shall have sole and exclusive jurisdiction over 
the review and approval of plans for that portion of the subject property 
located in the Village of Plainfield.  The Village acknowledges that 
portions of the subject property located in the Village of Plainfield will 
service buildings located in the City of Joliet and that portions of the 
subject property located in the City of Joliet will service buildings located 
in the Village of Plainfield.  The Village acknowledges that it will benefit 
from areas within its jurisdiction that will service buildings located in the 
City of Joliet and will not withhold or otherwise delay the review and 
approval of plans, the signature of plats or the issuance of permits for said 
portions of the the subject property that may provide parking, signage or 
other benefits (consistent with these Design Guidelines) for that portion 
of the subject property located in the City of Joliet.  Where any portion 
of the subject property is located entirely within the jurisdiction of the 
City of Joliet, the Village acknowledges that it shall have no authority to 
review plans or issues permits for said portion of the subject property.   

b.	 Joliet

i.	 A portion of the subject property is located in the City of Joliet.  The City of 
Joliet shall have sole and exclusive jurisdiction over the review and approval 
of plans for that portion of the subject property located in the City of Joliet.  
The City acknowledges that portions of the subject property located in the 
City of Joliet will service buildings located in the Village of Plainfield and that 
portions of the subject property located in the Village of Plainfield will service 
buildings located in the City of Joliet.  The City acknowledges that it will 
benefit from areas within its jurisdiction that will service buildings located in 
the Village of Plainfield and will not withhold or otherwise delay the review 
and approval of plans, the signature of plats or the issuance of permits for 
said portions of the subject property that may provide parking, signage or 
other benefits (consistent with these Design Guidelines) for that portion of 
the subject property located in the Village of Plainfield.  Where any portion 
of the subject property is located entirely within the jurisdiction of the 
Village of Plainfield, the City acknowledges that it shall have no authority 
to review plans or issues permits for said portion of the subject property.   

c.	 Intergovernmental Cooperation

i.	 It is anticipated that the Village of Plainfield and the City of Joliet will 
enter into an intergovernmental agreement (IGA) concerning, among 
other things, the provision of utility services, police and fire services, snow 
plowing and the maintenance of public right-of-way. The IGA is intended to 
provide efficient utility services to the subject property and ensure uniform 
operation as a singular planned development between jurisdictions.   

3Planned Development Design Guidelines
Prepared by Houseal Lavigne
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2.	 Pre-filing Review and Transmittal of Application. 

a.	 Conference.

i.	  A prospective applicant, prior to submitting a formal application for 
the development of any portion of the subject property, shall meet for a 
pre-filing conference(s) with the appropriate designee as defined herein, the 
designee, and any other Plainfield or Joliet official or employee designated 
by the designee. The purpose of the conference(s) is to help the applicant 
understand the vision, purpose, and intent of The Boulevard Place Planned 
Development, and the Design Guidelines, and the application requirements. 

b.	 Filing of Application. Following the completion of the prefiling 
conference(s), the applicant shall file an application for the development 
of a site in The Boulevard Place Planned Development in accordance 
with this Section. The appropriate designee as defined herein shall 
deliver copies of the application to other Plainfield or Joliet departments 
for review and comment if deemed necessary by the designee. 

c.	 Deficiencies. The appropriate designee as defined herein shall determine whether 
the application is complete. If the designee determines that the application is 
not complete, he/she shall notify the applicant in writing of any deficiencies. 

d.	 Review by Designee. Upon receiving the complete application, the appropriate 
designee as defined herein shall determine whether the proposed development: 

i.	 Would constitute a minor change to The Boulevard Place 
Planned Development and Design Guidelines; or 

ii.	 Would constitute a major change to The Boulevard Place 
Planned Development and Design Guidelines. 

e.	 Major Change. Major Changes are modifications which alter the concept 
or intent of The Boulevard Place Planned Development or these Design 
Guidelines.  Factors which shall be considered in determining whether 
a proposed change constitutes a major change include those which: 

i.	 Are inconsistent with the Intent and Purpose set forth herein;

ii.	 Seek approval of a use not specifically permitted or 
substantially similar to a use permitted herein;

iii.	 Require greater than 10 percent modification 
of the standards set forth herein; or

iv.	 Require a deviation or variance from an otherwise applicable 
provision (one that has not been modified by these Design Guidelines 
or as set forth in the Planned Development Ordinance) of the 
Municipal Code of Plainfield or Joliet, whichever is applicable. 

f.	 Minor Change.  Minor Changes are modifications that are not defined as 
major changes and do not alter the concept or intent of The Boulevard Place 
Planned Development or Design Guidelines.  Final approvals of a site plan, 
landscape plan, engineering plans, and building elevations for each Phase 
or any sub phase of Boulevard Place shall be processed as a Minor Change 
unless a Major Change is required pursuant to the definition of a Major Change 
as set forth herein.  Minor Changes shall be approved by the applicable 
jurisdiction provided that the application meets the requirements of these 
Design Guidelines and any other applicable municipal code provisions. 

g.	 Process for Review and Approval. The Major Change or Minor Change, as 
applicable, shall be processed in accordance with the applicable municipal 
code.  All Major Changes shall require a public hearing before the applicable 
planning and zoning commission and shall be approved by ordinance of the 
Village Board or City Council, as appropriate. Minor Changes shall not require 
a public hearing, but shall be approved administratively, or at the Village’s 
or City’s sole discretion, may require approval by the Village Board or City 
Council by ordinance with the recommendation of the Plan Commission.    

4 Planned Development Design Guidelines
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3.	 Application Requirements.

a.	 The applicable municipal application for a major change, minor change, or 
planned development, whichever is applicable, shall be filed with the appropriate 
designee as defined herein.  Said application shall specify whether it is for a 
Major Change or Minor Change and shall be in such form and accompanied 
by such information, as shall be determined by the designee. Every application 
shall contain, at a minimum, the following information, and related data: 

i.	 The names and addresses of the owner of the subject site, the 
applicant, and all persons having an ownership or beneficial interest 
in the subject site and proposed planned site development. 

ii.	 A statement from the owner of the subject site, if not the applicant, 
approving of the filing of the application by the particular applicant. 

iii.	 A survey of, and legal description and street address for the subject site. 

iv.	 A statement indicating compliance of the proposed planned site 
development with The Boulevard Place Planned Development and 
Design Guidelines, or if not compliant, the manner in which it is 
not compliant and justification for approval of a Major Change.  

v.	 A scaled site plan showing the existing contiguous land uses, natural 
topographic features, development phase, public thoroughfares, 
transportation, and utilities along with the proposed planned 
site development showing building façade designation; building 
location and relation; build-to-line; and building separation.  

vi.	 Schematic drawings illustrating the design and character of the 
building elevations. The drawings shall also include a schedule 
showing the number, type, and floor area of all uses or combinations 
of uses, and the floor area of the entire development. 

vii.	 A landscaping plan showing the location, size, character 
and composition of vegetation and other material. 

viii.	 Engineering plan, either final engineering or preliminary 
engineering, as may be appropriate based on whether 
applicant is seeking a Minor Change or a Major Change.

ix.	 A schedule of development showing the approximate date for beginning and 
completion of each stage of construction of the planned site development.. 

Interpretations 
If uncertainty exists regarding the interpretation of terms, development standards, 
architectural standards, or any other regulation contain within these guidelines, the 
appropriate designee as defined herein shall determine the intent of the provision in 
question.
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PERMITTED LAND USES
Permitted uses in The Boulevard Place Planned Development are reflected in Table 01. 

1.	 Permitted Uses. Uses which are marked by a “P” in 
the table are allowed as a matter of right.

2.	 Conditional Uses. Uses which are marked by a “C” in the table shall 
require approval as a Major Change in order to determine if the use is 
appropriate in the context of the Purpose and Intent of The Boulevard 
Place Planned Development and these Design Guidelines. 

3.	 Uses Not Permitted. Uses which are marked by a “X” in the table are 
prohibited, unless subsequently permitted as a Major Change. 

4.	 Uses Not Listed. In the event that a use is proposed that is not listed in the 
table, the appropriate designee as defined herein shall determine if the use is 
the same or similar to a use listed in the table. If it is, the use shall be treated 
in the same manner as the “similar” use. If not, the use is prohibited. 

Table  01: Permitted Land Uses
Permitted Land Use Phase 2 Phase 3 Phase 4

Retail Uses

General retail P P P

Wholesale X X X

Grocery store X X X

Alcoholic Beverage Retailer  X X X

Motor Vehicle Uses 

Gasoline service/sales X X X

Eating/Drinking Uses 

Coffee/tea shop P P P

Fast casual restaurant P P P

Sit-down restaurant [1] P P P

Tavern/brew pub [1] P P P

Outdoor dining P  P P

Entertainment Uses

Theater or cinema   X P P [2]

Entertainment, recreation, 
or amusement facility X P X

Service Uses

Athletic, health, or fitness facility X P P [2]

Bank, no drive in P P P

General service P P P

Temporary and Permanent Dwelling Uses

Hotel [3] C P P

Multifamily dwelling [3] X X C

[1] Shall not derive more than 45 percent of gross sales from 
the sale of wine, beer, or other alcoholic beverages. 

[2] Shall be located more than 200 feet from every boundary of Phase 1. 

[3] Street activating uses such as retail, leasing offices, club rooms, fitness 
rooms, lobbies, and the like are encouraged on the first level. 
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PERFORMANCE STANDARDS 
Uses in The Boulevard Place Planned Development shall be prohibited from activities 
which may produce or cause any of the following: 

�� Any noise or sound that is objectionable due to intermittence, beat, frequency, 
shrillness, or loudness;

�� Any obnoxious odor;

�� Any excessive quantity of dust, dirt, or fly ash; provided however, this prohibition shall 
preclude the sale of soils, fertilizers, or other garden materials or building materials in 
containers of incident to the operation of a wholesale, home improvement, or general 
merchandise store operated by a national or regional chain;

�� Any fire, explosion, or other damaging or dangerous hazard, including the storage, 
display, or sale of explosives or fireworks, but the foregoing shall not prohibit the 
operation of a gasoline service/sales use as permitted herein or a propane sales facility 
as permitted herein and in accordance with applicable law or the sale of fireworks on 
a temporary basis in connection with civic holidays conducted within the confines 
of a building containing at least 25,000 square feet of floor area and operated by a 
national chain; or

�� Any dumping of garbage or refuse, other than in enclosed receptacles intended for 
such purpose.

SITE DEVELOPMENT STANDARDS 
Signs 
The provisions of this section of the Design Guidelines shall govern the display, 
construction, erection, alteration, use, location, repair, and maintenance of all signs, 
together with their appurtenant and auxiliary devices in respect to structural and fire 
safety in The Boulevard Place Planned Development. 

1.	 Sign Measurement. 

a.	 Area to be Included. The supporting structure or bracing of a sign shall be 
omitted in measuring the area of the sign unless such structure or bracing is made 
part of the message or face of the sign. Where a sign has more than 1 display 
face, the area of the sign shall be measured by the largest if the display faces. 

b.	 Area of Signs. The area of signs shall be measured by computing the 
area of the smallest regular geometric figure that can encompass all 
words, letters, figures, emblems, and other elements of sign copy. 

c.	 Multiple Users. Where more than 1 user occupies a building, the owner of the 
building shall be responsible for allocating permitted signage among such users. 
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2.	 Sign Size. The maximum size of aggregate sign(s), regardless of sign type, shall 
not be greater than 1 square foot of sign area per lineal foot of building frontage. 

3.	 Permitted Signs. The following sign types shall be permitted 
in The Boulevard Place Planned Development. 

a.	 Shopping Center Signs

i.	 Highway Electronic Message Center.  

1.	 The existing pole sign located adjacent to I-55 and as 
identified in the Site Plan shall be permitted.

2.	 The pole sign shall be converted to include a panel 
identifying Boulevard Place, which signage panel shall 
be not larger than 256 square feet per side.

3.	 The pole may also be converted to include a electronic 
message center, which electronic message center shall 
be not larger than 334 square feet per side. 

4.	 A landscape planting area is required at the base of highway 
electronic message center. The landscape area shall be at least 
equal to the square footage of each side of the sign in question 
and shall feature landscape materials which are consistent 
with and complementary to other required landscape. 

ii.	 Multi-Tenant Shopping Center Signs

1.	 1 multi-tenant shopping center sign shall be permitted 
for each phase of Boulevard Place.  

2.	 Multi-tenant shopping center signs shall be double-sided signs attached 
to a permanent foundation or decorative base and not attached or 
dependent on support from any building, pole, posts, or similar uprights. 

3.	 The building materials of the permanent foundation or decorative 
base of a multi-tenant shopping center sign should be consistent with 
the building materials used in the phase for which the sign relates. 

4.	 The shopping center sign shall be not taller than twenty feet in 
height nor have a sign area greater than 50 square feet. 

5.	 Multi-tenant shopping center signs shall only be comprised of individually 
affixed copy or an electronic message board. Flat or box signs shall be 
prohibited. The shopping center sign shall be located not less than ten 
feet from any street frontage, public or private, or any drive aisle.

6.	 To protect visibility of automotive traffic, cyclists, riders, and 
pedestrians, no substantial impediment to visibility shall be created 
or maintained at the intersection of any street and parking drive 
aisle within the triangular area created by measuring 46 feet along 
the street and parking drive aisle from the intersection of the street 
and parking drive aisle and a line connecting those points.

7.	 A landscape planting area is required at the base of all multi-
tenant shopping center signs. The landscape area shall be at least 
equal to the square footage of each side of the sign in question 
and shall feature landscape materials which are consistent 
with and complementary to other required landscape. 
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b.	 Wall Signs. The installation of a wall sign requires a sign permit 
issued by the appropriate designee as defined herein.

i.	 Wall signs shall be permitted on any facade with street 
frontage (public or private) and facade adjacent to an off-street 
parking area where customer access is also available. 

ii.	 Wall signs shall not exceed a maximum area of 1.5 square feet for each 
linear foot of each facade on which a sign is permitted.  On multi-story 
buildings, wall signs shall be permitted for both first and second story 
tenants with each floor being allotted a maximum sign area of 1.5 
square feet for each linear foot of façade on which a sign is permitted. 

iii.	 No wall sign shall protrude above the highest roof 
line or above the top of the parapet wall. 

iv.	 No wall sign shall horizontally project more than 12 inches from 
the wall of the building or structure to which it is attached. 

v.	 Only 1 wall sign per building frontage of the building 
or unit of a building shall be permitted. 

vi.	  On multiple-tenant buildings with multiple wall signs, all signs shall be of the 
same style, proportions, base colors, and constructed of the same materials. 

vii.	 Wall signs shall only be comprised of individually affixed 
copy. Flat or box signs shall be prohibited. 

viii.	 Wall signs may be illuminated through external sources. 
Internal illumination shall be prohibited. 

ix.	 No wall sign shall cover any architectural features (architectural features shall 
include, but not be limited to: pediment, cornice, belt course, pier, windows, 
pilaster, roof, decorative stone or tile inlay, kick plate/bulkhead, raised or 
colored brick pattern, and corbel) of the building to which it is affixed. 

x.	 No wall sign shall be affixed to HVAC screening, elevator overrun, 
or other features protruding from the roof of the structure, with 
the exception of building parapets which have been designed and 
integrated into the architecture of the building and which are in line 
with and not set back from the perimeter façade of the building. 

xi.	 Standalone or attached outlot buildings may display an 
additional wall sign towards a main parking area of the 
development and not oriented towards a street.
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c.	  Monument Signs. The installation of a monument sign requires a sign 
permit issued by the appropriate designee as defined herein.

i.	 The maximum size of a monument sign shall be 
based on building frontage per Table 02.

ii.	 The maximum height of any monument sign shall be no 
greater than 8 feet above the center line datum elevation of 
the street immediately adjacent to the sign location. 

iii.	 Each building, including multi-tenant buildings may not have more than 
1 monument sign, with a maximum of 2 display surfaces. However, any 
building, including multitenant buildings, which front on more than 1 
roadway for an excess of 250 feet may display a secondary monument sign, 
the size of which shall be equal to or less than the primary monument sign.

iv.	 To protect visibility of automotive traffic, cyclists, riders, and 
pedestrians, no substantial impediment to visibility shall be created 
or maintained at the intersection of any street and parking drive 
aisle within the triangular area created by measuring 46 feet along 
the street and parking drive aisle from the intersection of the street 
and parking drive aisle and a line connecting those points. 

v.	 Monument signs shall only be comprised of individually affixed copy or 
an electronic message board. Flat or box signs shall be prohibited. 

vi.	 Monument signs featuring individually affixed copy may be 
illuminated through external sources. Internal illumination 
of individually affixed copy shall be prohibited. 

vii.	 No part of any monument sign may be closer than 5 feet from any street 
frontage, public or private, and any drive aisle, right-of-way or build-to-line. 

viii.	 No monument sign shall be located within 8 feet of any electrical 
power line, service drops, line conductors, or in any location where 
the appropriate designee, as defined herein, finds a reasonable danger 
that any electric power line would come in contact with the sign. 

Table 02: Permitted Monument Sign Allowance
Building Frontage Maximum Sign Area per Face

≤ 50 Feet 25 square feet

> 50 feet 25 square feet plus one additional square foot 
of sign area per each two feet, or major fraction 
thereof, of building frontage beyond 50 feet 

Maximum 50 square feet
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4.	 Window Signs. Window signs may cover a maximum of 20 
percent of the window on which the sign shall be located. The 
installation of a window sign does not require a sign permit.

5.	 Temporary Signs. The display of a temporary sign requires a temporary 
sign permit issued by the appropriate designee as defined herein. 

a.	 The maximum size of a temporary sign shall not be greater than 6 square feet. 

b.	 The maximum height of a temporary sign shall be no greater 
than 3 feet above the center line datum elevation of the 
street immediately adjacent to the sign location. 

c.	 No part of any temporary sign may be closer than 5 feet 
from any street right of way or property line.

d.	 To protect visibility of automotive traffic, cyclists, riders, and pedestrians, 
no substantial impediment to visibility shall be created or maintained at the 
intersection of any street and parking drive aisle within the triangular area created 
by measuring 46 feet along the street and parking drive aisle from the intersection 
of the street and parking drive aisle and a line connecting those points. 

e.	 A maximum of 2 temporary signs shall be displayed concurrently. 

f.	 A temporary sign shall be displayed for a period not to exceed 
60 days per calendar year. The appropriate designee as define 
herein may permit extensions to this time limit. 

g.	 No temporary sign, nor any portion thereof, shall be 
affixed to any building, sign, or structure. 

h.	 No temporary sign shall be located within 2 feet of any 
electrical power line, service drop, or line conductor.

i.	 Temporary signs shall be constructed of durable, all weather material. 
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6.	 On-Site Traffic Directional Sign. Onsite traffic directional signs are permitted 
as necessary to assist in the movement of vehicular traffic on a property 
for the purpose of the safety of both pedestrian and vehicular traffic.   

a.	 The maximum size of any onsite traffic directional sign 
shall not be greater than 3 square feet. 

b.	 The maximum height of any onsite traffic directional 
sign shall not be greater than 3 feet.

c.	 No part of any onsite traffic directional sign may be closer than 
25 feet from any street right-of-way or property line.

d.	 No part of any onsite traffic directional sign may be 
located within any required landscape areas.

e.	 On-site traffic directional signs shall be decorative, double-sided engineering 
grade reflective aluminum or similar material, as shown in Exhibit 01.
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Parking and Loading 
The provisions of this section of the Design Guidelines are intended to provide accessible, 
attractive, secure, and well maintained off-street parking and loading areas with the 
appropriate number of spaces in proportion to the needs of the proposed use, increase 
public safety by reducing congestion of roadways and circulation areas, and to encourage 
The Boulevard Place Planned Development patrons to park once and walk between 
developments in the site.  Required parking shall not be calculated on a lot-by-lot basis, 
but shall be calculated based on each phase.  To this end, a use located in the City of 
Joliet may rely on parking located in the Village of Plainfield, provided that said parking 
is located in the same phase of Boulevard Place.  Parking may be constructed in sub 
phases, provided that sufficient access is provided to the sub phase and the proposed 
parking supply meets the applicable minimum requirements for the uses to be established 
in said sub phase.  Parking shall be a permitted principle use of a lot in Boulevard Place. 

1.	 Parking Spaces Required. The total number of parking and loading spaces shall 
be based upon the sum of the separate requirements for each proposed use of 
the development phase, except as otherwise provided for in this Section. 

2.	 Amount of Parking Required. The minimum number of parking spaces to 
be provided for the designated uses shall be as follows in Table 03.

Table 03: Parking Requirements

Land Use
Minimum Parking 
Requirement

Retail Uses

General retail 1/250 GFA

Multi-tenant retail (in excess of 120,000 square feet) 1/250 GFA

Wholesale 1/800 GFA

Motor Vehicle Uses

Gasoline service/sales 1/Gas Pump

Eating/Drinking Uses

Coffee/tea shop 1/250 GFA

Fast casual restaurant 1/250 GFA

Sit-down restaurant 1/250 GFA

Tavern/brew pub 1/250 GFA

Entertainment Uses

Theater or cinema   1/4 Seats

Entertainment, recreation, or amusement facility 1/250 GFA

Service Uses

Athletic, health, or fitness facility 1/250 GFA

Bank, no drive in 1/300 GFA

General service 1/300 GFA

Temporary and Permanent Dwelling Uses

Hotel 1/room and 1/250 
GFA of conference 
or restaurant area

Multifamily dwelling 2.0/dwelling unit

13Planned Development Design Guidelines
Prepared by Houseal Lavigne

BOULEVARD PLACE



3.	 Design Standards. Each required off-street parking space 
shall conform to the standards detailed in Table 04. 

4.	 Surfacing. All off-street parking areas shall be improved with a hard-surfaced, all 
weather, dustless material as approved by the appropriate designee as defined herein. 

5.	 Striping. All off-street parking areas shall delineate parking spaces with paint 
or other permanent materials, which shall be maintained in a clearly visible 
condition. Americans with Disabilities Act compliant parking spaces shall 
be identified with the appropriate sign and shall be visible at all times of 
the year, regardless of snow cover, plant growth, or similar conditions. 

6.	 Curbing. Curbing shall be provided along the perimeter of parking 
areas, internal walkways, and landscape islands to prevent vehicles from 
damaging or encroaching upon pedestrian spaces or landscaped areas. 

7.	 Drainage and Grading. Where a parking area will be used to detain 
stormwater runoff, the depth of water shall not exceed 6 inches.

8.	 Lighting. Adequate lighting shall be provided for parking areas. Poles on which lights 
are mounted shall not exceed 20 feet in height. Illumination shall be arranged to 
deflect light away from adjacent properties and streets. Full cutoff luminaries with 
angles of not more than 90 degrees shall be utilized.  Flat lenses are required for all 
lighting fixtures.  Illumination shall not exceed 0.5 foot-candles at the property line. 

9.	 Loading Spaces. Loading spaces shall be provided in compliance with the 
applicable municipal code, provided that no designated loading spaces shall 
be required for a building comprising less than 18,000 square feet.  .

Table 04: Parking Design Standards
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3.	 Building Foundation Area. 

a.	 All buildings are required to maintain a building foundation area 
along primary and secondary façades with a minimum depth of 5 
feet.  No building foundation area landscape shall be required on any 
secondary façade of a building designated as a service area. However, 
the use of landscape elements such as planters is encouraged to 
minimize the visual impact of any “back-of-house” type activities. 

b.	 Building foundation plantings shall be designed to supplement and 
complement other required landscape elements, to frame important 
views, and visually soften long expanses of wall. Building foundation 
planting shall respond to the windows and materials of the building. 

c.	 Foundation plantings shall be installed across a minimum of 50 percent 
of the length of the primary façade and a minimum of 60 percent of 
the length of the secondary façade, except where walkways, entrances, 
outdoor patios or other similar amenity spaces are located. 

4.	 Parking Lot Interior Area. 

a.	 All parking lots shall include landscaping and trees located within the parking 
area as required by this Section. Landscape elements required by this Section 
shall be in addition to landscape elements required under other sections of the 
Design Guidelines. It is the objective of this Section to provide shade within 
parking areas, break up large expanses of parking lot pavement, provide a safe 
pedestrian environment, and assist in the absorption of stormwater runoff. 

b.	 1 parking lot island shall be provided between every 20 parking 
spaces. Parking lot island locations may be varied based on 
the specific site requirements or design scheme. 

c.	 Double rows of parking shall provide parking lot islands 
that are the same dimension as the double row. 

d.	 A minimum of 1 canopy tree shall be provided for every parking lot island. If the 
island extends the width of a double row, then 2 canopy trees shall be provided. 

e.	 The use of ornamental trees, evergreen trees, shrubs, and other plant 
materials are encouraged to supplement the canopy tree plantings but 
shall not create visibility concerns for automobiles and pedestrians.

f.	 Parking lot islands shall be at least 144 square feet in area and at least 6 inches 
above the surface of the parking lot and protected with concrete curbing, 
except where designed specifically for the absorption of stormwater. 

g.	 Parking lot islands shall be properly drained and irrigated as 
appropriate to the site conditions to ensure survivability.
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Screening 
1.	 Trash and Recycling Receptacles 

a.	 Trash and recycling receptacles shall be screened using the same materials and 
elevations as used on the main structure, on 3 sides to a height that screens the 
containers, having a minimum height of 6 feet, and a maximum height of 8 feet.

b.	 The use of materials that are not the same as the materials and elevations 
of the main structure shall not be used to meet this requirement.

c.	 Enclosure openings directly visible from a public right-of-way shall have a solid 
material gate. For larger enclosure areas, a separate gate access is encouraged.

d.	 Enclosures shall be of an adequate size to accommodate expected 
containers. It is encouraged to design the enclosure area to be 
expandable to accommodate future additional containers.

e.	 Trash enclosures shall not be located within a required street front or 
street side setbacks or occupy area used for required parking spaces.

2.	 Ground Mounted Mechanical Units 

a.	 All ground-mounted mechanical units, including but not limited to 
air-conditioning condensers, heat pumps, ventilation units, computer 
cooling equipment, etc., and any related utility structures and equipment, 
that are visible from any public space in The Boulevard Place Planned 
Development shall be screened from public view. The screening may 
consist of fencing, landscaping or some combination thereof.  The 
screening shall be designed and established so that the area or element 
being screened is no more than 20 percent visible through the screen.

3.	 Roof Mounted Mechanical Units 

a.	 All roof-mounted mechanical units shall be screened from any public space 
in The Boulevard Place Planned Development using an opaque screening 
material compatible with the architecture of the building or architecturally 
designed screening such as a parapet wall. The screening of the roof-mounted 
units shall be designed to blend with the building and roof materials. 
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Building Height
The following building heights shall be considered maximums in the applicable phase as 
indicated in Table 05. Building height shall be measured from the front finished grade to 
the top of the parapet or eave line of a pitched roof. 

BUILDING DESIGN STANDARDS
These standards are established to ensure that buildings within Boulevard Place are 
unique yet consistent parts of the overall planned development. Building designs should 
provide sufficient articulation to create human-scaled architecture, create a sense of place 
within each development phase, and complement the design of Boulevard Place as a 
whole. In the case that more than 1 façade designation may be attributed to a single 
façade, the more stringent requirements shall apply. The following standards shall apply 
to anchor and outlot buildings. 

1.	 Roofs. Roofs shall provide a skyline to add interest in both height and plane changes. 
Roof slopes and materials shall be consistent with the shopping center standard. 

2.	 Vista Terminations. When buildings are situated such that the centerline of a 
street or open space intersects with said building, the building façade shall be 
located and designed as a vista termination to visually attract a viewer’s attention 
at the end of a visual axis and designed to terminate a view with an architectural 
feature such as a tower, corner tower, symmetrical façade centered on a visual 
axis, an architecturally embellished entrance, or similar architectural devices. 

3.	 Entrances. Whenever possible, entrances shall be co-located with vista terminations. 
All entrances shall be visually defined to emphasize a sense of arrival and place. 

4.	 Service Areas. Whenever possible, service areas shall be located on tertiary 
facades. When a building does not have a tertiary façade, as identified in Figure 
17, service areas shall be located on a secondary façade. Service areas located 
on a secondary façade shall be integrated into the design of the building to 
minimize visual impact through architectural features and landscape elements. 

Table 05: Building Height
Development Phase Building Height 

Maximum
Building Height 
Minimum 

Stories 

Phase 2 20 feet 18 feet 1

Phase 3 40 feet 18 feet 2

Phase 4 60 feet 18 feet 5
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Primary Façade Design 
The primary façade of all buildings should be designed in a manner which fosters a 
pedestrian environment. Primary façades shall be consistent with the overall shopping 
center design and create unique and interesting elevations. Primary façades shall be 
designed to reduce mass and create an interesting visual rhythm and skyline. Primary 
façades should feature varying material color, texture, and vertical and horizontal plane 
change through the use of features such as bulkheads, piers, cornices, window hoods, etc. 

1.	 Building Materials. Building materials of primary façades shall be masonry, 
stone veneer systems, stucco or precast panels with stamped or inlaid brick 
texture on the first level. EIFS acrylic finishes or quik-brik concrete masonry 
units may be utilized above the first level. However, in no instance shall 
the finish of the EIFS acrylic finishes or quik-brik concrete masonry units 
utilized mimic or match the texture of the masonry, stone veneer systems, 
stucco, or precast panels with stamped or inlaid brick texture utilized. A 
maximum of 3 building materials may be used on a primary façade. 

a.	 Balance of Building Materials. When 2 or more building materials are used on 
a façade, the material used on the first level should be visually heavier than the 
material used above the first level to give a sense of support and grounding. 
For example, masonry on the first level and EIFS acrylic stucco above. 

b.	 Colors. The use of garish, high-intensity, metallic, fluorescent, 
day glow, or neon colors is prohibited. A list of recommended 
building materials is included in Exhibit 01.  

c.	 Additional Detail. Additional detail such as inlaid tile, soldier courses, 
trim, planters, and decorative lighting are encouraged. 

2.	 Windows. Windows shall be of clear glass or with a low-emissivity coating. No 
mirrored or tinted glass shall be permitted. Window size should respect the 
pedestrian scale and be aligned to follow the grade of the sidewalk. The following 
requirements shall be applicable to the land use categories as indicated:

a.	 Retail Uses. 

i.	 Windows should comprise a minimum of 70 percent of the 
first level of the primary façade of any retail use. 

ii.	 The developer should avoid horizontal banding on windows and limit 
mullions to reduce visual barriers between consumers and merchandise. 

iii.	 Any windows in the doorway of a retail use shall not count 
towards satisfying the minimum window requirement. 

b.	 Eating/Drinking Uses. 

i.	 Windows should comprise a minimum of 70 percent of the first 
level of the primary façade of any eating/drinking use. 

ii.	 Any windows in the doorway of a eating/drinking use shall not 
count towards satisfying the minimum window requirement. 

iii.	 The developer is encouraged to install sliding, French, or folding 
doors and windows to create an indoor/outdoor environment. 

c.	 Entertainment Uses. 

i.	 Windows should comprise a minimum of 30 percent of the first 
level of the primary façade of any entertainment use. 

ii.	 Windows in doorways shall count towards 
satisfying the minimum requirement. 

d.	 Service Uses. 

i.	 Windows should comprise a minimum of 50 percent of the 
first level of the primary façade of any service use. 

ii.	 Windows in doorways shall count towards 
satisfying the minimum requirement. 

iii.	 Windows should be evenly spaced and the same size.  

e.	 Temporary and Permanent Dwelling Uses.

i.	 Windows shall have a vertical proportion.

ii.	 Windows shall be regularly spaced and the same 
size, except for accent windows. 

3.	 Façade Articulation. In order to provide for primary façade articulation, 
primary façades shall step back a maximum of 2 feet and shall step 
forward a maximum of 1 foot from the build-to-line for a minimum of 
40 percent and maximum of 70 percent of the primary façade. 
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Secondary Façade Design
The secondary façade of all buildings should be designed in a manner which fosters a 
pedestrian environment. Secondary façades shall be consistent with the overall shopping 
center design and create unique and interesting elevations. Secondary façades shall be 
designed to reduce mass and create an interesting visual rhythm and skyline. Secondary 
façades should feature varying material color, texture, and façade articulation which 
complements the primary façade and activates the public realm. 

1.	 Building Materials. 60 percent of building materials of the seconday façade 
shall be masonry, stone veneer systems, stucco, or precast panels with stamped 
or inlaid brick texture. The remaining 40 percent of building materials of the 
secondary façade may incorporate EIFS acrylic finishes or quik-brik concrete 
masonry units. In no instance shall the finish of the EIFS acrylic finishes or 
quik-brik concrete masonry units utilized mimic or match the texture of the 
masonry, stone veneer systems, stucco, or precast panels with stamped or 
inlaid brick texture utilized. The type and design of materials utilized on the 
secondary façade shall complement those utilized on the primary façade. 

2.	 Windows. Windows shall not be required but are encouraged on the secondary 
façade. If windows are installed, no mirrored or tinted glass shall be permitted, 
and window size and placement shall be complementary to the primary façade.   

3.	 Façade Articulation. In order to provide for secondary façade articulation, 
secondary façades shall step back a maximum of 2 feet and shall step forward 
a maximum of 1 foot from the build-to-line for a minimum of 30 percent and 
maximum of 70 percent of the secondary façade. Articulation of the secondary 
façade shall be complimentary to the articulation of the primary façade. 

Tertiary Façade Design 
The tertiary façade of all buildings should be designed in a manner which complements 
the primary and secondary façades and is consistent with the overall shopping center 
design. 

1.	 Building Materials. Building materials of tertiary façades may consist wholly of 
precast panels with stamped or inlaid brick texture, EIFS acrylic finishes, or quik-
brik concrete masonry units, however, a combination of non-natural and natural 
materials is encouraged. The type and design of materials utilized on the tertiary 
façade shall complement those utilized on the primary and secondary façades. 

2.	 Windows. Windows shall not be required but are encouraged on the tertiary façade. 
If windows are installed, no mirrored or tinted glass shall be permitted, and window 
size and placement shall be complementary to the primary and secondary façades.   

3.	 Open Space Integration. Developers are encouraged to integrate tertiary façades 
with required open spaces through the use of murals, side entrances, lighting, 
and other features which connect buildings with active or passive open space. 
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OPEN SPACE 
1.	 Definition. Open space shall not include landscape or sidewalk 

required herein and shall be defined as land or water that is open to 
the air and used for active or passive recreation, including; 

a.	 Lawn;

b.	 Garden; 

c.	 Courtyard;

d.	 Square;

e.	 Plaza;

f.	 Outdoor dining;

g.	 Park;

h.	 Linear green;

i.	 Water features;

2.	 Location. Open spaces should be provided in areas which are easily accessed 
and viewed by pedestrians. The nature of activities for which open space is 
programmed should have an active relationship with surrounding buildings. 

3.	 Amenities. Developers are encouraged to activate open spaces to include 
the creative and flexible use of outdoor furniture, recreational amenities, 
and/or landscaping. All amenities in open spaces should complement the 
aesthetics of the building. Open spaces not otherwise activated should 
be furnished with benches and trash cans, as detailed in Exhibit 01. 

4.	 Outdoor Dining. When outdoor dining areas are immediately 
adjacent to parking areas or parking circulation areas, there shall be 
physical barrier to separate them, as detailed in Exhibit 01.

DEFINITIONS 
Except where specifically defined herein, all words used carry their customary meanings. 
For terms not defined herein but defined in the Code of Ordinances of Plainfield or Joliet, 
the definitions in those ordinances shall apply. In the event that a definition in the Design 
Guidelines conflicts with a definition in the Code of Ordinances of Plainfield or Joliet, the 
definitions in the Design Guidelines shall control. 

Term Definition 

Appropriate Designee

shall mean the Village of Plainfield Director of Planning or the 
City of Joliet Director of Community Development depending 
on the location of the proposed site development. 

On-Site Traffic 
Directional Sign 

shall mean a sign which assists in the movement of vehicular traffic on a 
property for the purpose of the safety of both pedestrian and vehicular traffic. 

Planned Site Development 
shall mean the development of any phase or any portion of a 
phase of The Boulevard Place Planned Development. 

Primary Façade shall mean the façade(s) which contains the primary entrance to the building. 

Secondary Façade 

shall mean the façade(s) which is not a primary façade, and fronts 
Boulevard Place, or any parking area, parking circulation drive, or 
secondary façade of any other building theretofore constructed. 

Service Area 
Shall mean the area that provides for loading, refuse, utilities 
or other similar “back-of-house” type activities. 

Site 

shall mean the building and corresponding parking, 
landscaping, and open space of any development within any 
phase of The Boulevard Place Planned Development. 

Tertiary Façade 
shall mean the façade(s) which is not a primary or secondary façade and 
fronts the tertiary façade of any other building theretofore constructed. 
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STAFF REPORT 
 
DATE:  March 19, 2026 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2026-05 

Applicant / Owner: Amgad Sughayer / John Bays 
Location:  203 N. Ottawa St 
Request:  A Variation on signage to exceed the maximum total 

sign area in the B-2 (central business) zoning district  
__________________________________________________________________ 

 
Purpose 

The applicant is requesting a Variation on signage to exceed the maximum total sign area 
in the B-2 (central business) zoning district from 50 square feet to 234 square feet in size. 
The Zoning Board of Appeals makes the final decision on this request.  
 
Site Specific Information 

The subject property is a three-story multi-tenant building, and the applicant currently 
occupies approximately 2,600 square feet of space on the first floor in the southwest 
portion of the building. The occupied space was formerly a Harold’s Chicken from 2021 
until 2025. The subject property is zoned B-2 (Central Business District).   
 
Surrounding Zoning, Land Use and Character 
All properties in this vicinity are zoned B-2 (Central Business District).  
 
Applicable Regulations 

• Section 47-17.21 Signs 
 
Discussion 

The applicant seeks to install signs on the canopy that extends over a drive aisle, located 
at the southwest corner of this building. One sign will face Cass Street. The other sign will 
face Joliet Street and the parking lot on the west side of the building. The applicant 
requests approval of this sign to better advertise this existing business, which is Baby’s 
Cheesesteaks. The sign that will face Cass Street will be 132 square feet in area and the 
sign facing the parking lot will be 102 square feet. The attached renderings show that the 
signs will be illuminated and will meet all other requirements. There is an existing 
projecting sign on the façade that is approximately 25 square feet in size. The zoning 
ordinance allows for a maximum 50 square feet of sign area for a single tenant in the B-
2 (Central Business) zoning district. With these two additional proposed signs, the total 



 
 

sign area for this tenant space would be 259 square feet. Included in the staff report 
packet are elevations showing the sign as well as the proposed dimensions.   
 
Recommended Action 
Approval of the requested Variation would allow the developer to install two signs on the 
west and south drive aisle canopy of the restaurant tenant space. Section 47-17.21(bb) 
details the findings of fact that need confirmation to support a variation request. Staff does 
not find that the Variation request meets the criteria for hardship or practical difficulties. 
The property in question can still yield a reasonable return if the variations are not granted 
and there are no perceived unique circumstances. However, staff does find that approval 
of the requested Variation will not alter the essential character of the area and would not 
be contrary to the objective of improving the overall appearance of the City. The sign text 
is appropriately sized to fit within the existing canopy frame. The sign also does not detract 
from the architectural style of this building and canopy. 
 
Conditions 

If the Zoning Board desires to approve this Variation request to exceed the maximum total 
sign area in the B-2 (central business) district, staff recommends that the following 
conditions should be included:   

1. That the increased maximum sign area granted herein shall be specific to the two 
canopy signs at the tenant space only and shall not be reallocated to other 
locations on the building in the future.  

2. That maximum sign area of this tenant space shall not be expanded in the future. 

3. That a building permit shall be obtained prior to construction. 





FULL SIGNAGE PERMIT PACKAGE

Project: The Original Babys Cheesesteak
Address: 203 N. Ottawa, Joliet, Illinois
Property Owner: Bays Investment Property

EXHIBIT A – SITE & CANOPY DIMENSIONS

Item Dimension Area

Front Canopy 44 ft x 3 ft 132 sq ft

Side Canopy 34 ft x 3 ft 102 sq ft

Total Canopy - 234 sq ft

EXHIBIT B – PROPOSED SIGNAGE LAYOUT
Front signage is distributed across full 44 ft frontage: Babys (6 ft), Cheesesteak (16 ft), Lemonade
(11 ft), Wings (11 ft).
Side signage is proportionally scaled across 34 ft canopy.

EXHIBIT C – VARIATION REQUEST
Applicant requests approval to exceed the standard 50% signage limitation to allow expanded
canopy utilization for improved visibility, readability, and proportional design alignment.

EXHIBIT D – DIMENSIONAL RENDERING



NOTES
All dimensions are estimates and may vary based on final installation and field conditions.



















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:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:  Petition Number:       2026-06 

Applicant: Fall Creek Homeowners Association (Unit Two) 

Status of Applicant: Property Owner 

Location: Southeast Corner of Theodore Street and Staghorn 

Drive (Council District #3) 

Request:  A Variation to allow an illuminated subdivision 

monument sign in the R-1A (single-family 

residential) zoning district 

 

 

Purpose 

The applicant is requesting a Variation on signage to allow illumination of the existing 

subdivision monument sign for the Fall Creek Unit Two Subdivision at the southeast 

corner of Theodore Street and Staghorn Drive. Illuminated signs are not permitted by-

right in residential zoning districts. The Zoning Board of Appeals makes the final decision 

on this Variation request. 

 

Site Specific Information 

The subject site is part of the Fall Creek Unit Two subdivision, which was approved and 

recorded in 2005 and 2006. The sign is located at the southeast corner of Theodore Street 

and Staghorn Drive at the entrance to the subdivision. The Fall Creek Homeowners 

Association owns and maintains the lot that contains the sign. The existing sign consists 

of a wood panel containing the name “Fall Creek” mounted between two stone pillars. 

The sign is not currently illuminated. The property is zoned R-1A (single-family 

residential). 

 

Surrounding Zoning, Land Use and Character 

• North:  B-1 (neighborhood business), commercial (gas station); and 

County A-1 (agricultural), utility right-of-way 

• South: R-1A (single-family residential), residence (Fall Creek Subdivision) 

• East:  County A-1 (agricultural), agricultural and rural residence 

• West:  R-1A (single-family residential), landscaping lot (Fall Creek Subdivision) 
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Applicable Regulations 

• Section 47-17.21  Signs 

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

(refer to attachment) 

         

Discussion 

The petitioner, the Fall Creek Unit Two Homeowners Association, is requesting a 

Variation to allow internal illumination of the existing subdivision monument sign at the 

southeast corner of Theodore Street and Staghorn Drive. The letters would be backlit and 

mounted on a new aluminum panel that would replace the existing panel. The full panel 

itself will not be illuminated. 

 

The proposed sign requires approval of a Variation because illuminated signs are not 

permitted by-right in residential zoning districts. There are several examples of other 

illuminated subdivision signs within the City. According to the petitioner, the proposed 

sign will allow greater nighttime visibility of the subdivision entrance for residents, visitors, 

and emergency personnel. The sign faces the corner of a commercial property and a 

utility right-of-way and does not directly face any nearby residential homes. 

 

Recommended Action 

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

proposed use would not be detrimental to the use or orderly development of other 

property in the vicinity; 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 proposed sign will have internally-illuminated letters, which is an 

appropriate style for this location and type of sign. The sign does not face residential 

properties and is located along a major street. An illuminated subdivision sign is not out 

of character with the area. 

 

Conditions  

None 
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Figure 1: Subject site and existing sign location for Fall Creek Subdivision Unit Two (2025) 

 
 
Figure 2: Existing subdivision sign at the SEC of Theodore Street and Staghorn Drive, view 

southeast from Theodore Street (May 2025) 

 

EXISTING 

 SUBDIVISION 

SIGN 





















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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DATE:      April 10, 2026 
                                                                       
TO:       Joliet Zoning Board of Appeals                                      
                                                                       
FROM:      Francisco Jimenez - Planner                                              
                                                                       
SUBJECT: 2026-07: A Special Use Permit to allow a duplex, located at 1216 

Fairview Ave.  
  
  
 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.  

  
                                                 
GENERAL INFORMATION:                                                  
                                                                       
APPLICANT:                  Robert Casey 
                                                                       
STATUS OF APPLICANT:          Property Owner 
                                                                       
OWNER: Robert Casey 
                                                                    
SPECIAL INFORMATION: City Staff is requesting the subject petitions be deferred to 
May 21, 2026 to give staff and the property owner additional time to review the proposed 
petition.  
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STAFF REPORT 

 

DATE:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-10 and 2026-11 

Applicant: Dive Right In Scuba, Inc. 

Status of Applicant: Contract purchaser 

Owner: Greater Joliet Area YMCA 

Location: 749 Houbolt Road (Council District #5) 

Request:  2026-10: Variation of Use to allow an indoor and 

outdoor commercial recreation facility, a B-3 

(general business) use, in the R-B (restricted 

business) district 

 2026-11: Variation to allow unlighted outdoor 

recreational facilities within 200 feet of a single-

family residential zoning district 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow an indoor and outdoor commercial 

recreation facility within the R-B (restricted business) district. Commercial recreation 

facilities are permitted uses in the B-2 (central business) and B-3 (general business) 

districts, while unlighted outdoor recreational uses and facilities are permitted in the B-3 

(general business) district. The site was developed for and is currently occupied by a 

branch of the Greater Joliet Area YMCA. Because  the YMCA is a non-profit organization, 

the facility was categorized as a “public and semi-public building,” which is a permitted 

use in the R-B district. The petitioner’s proposal is for a commercial facility and therefore 

needs a Variation of Use to be located within the R-B district. The Variation of Use request 

must be considered by the City Council following the recommendation of the Zoning 

Board of Appeals. 

 

The Zoning Ordinance states that “unlighted baseball fields” or similar open air 

recreational uses and facilities shall not be located within 200 feet of any single-family or 

two-family residential zoning district. The existing baseball fields, as well as the open 

fields and outdoor track on the western portion of the property, are within 200 feet of the 

property to the south, which has R-1 (single-family residential) zoning. Therefore, the 

petitioner is also requesting a variation from this spacing requirement to allow the existing 

outdoor facilities to remain as is. The Zoning Board of Appeals makes the final decision 

on this variation request. 
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Site Specific Information 

The 16-acre subject property was annexed and zoned R-B (restricted business) in 1969. 

The existing recreational facility was constructed around 1982 and has operated as the 

Galowich Family branch of the Greater Joliet Area YMCA since that time. This YMCA 

branch will be permanently closing at the end of April. The petitioner is currently under 

contract to purchase the property. 

 

The site currently contains an approximately 25,000-square-foot building, surface 

parking, two baseball fields, an outdoor walking track, and open grass fields. The building 

contains an indoor swimming pool, indoor basketball courts, and fitness center. Parking 

is located on all sides of the building, and the site has 104 parking stalls. 

 

In 2008, the Zoning Board of Appeals approved a variation to allow a reduced setback for 

the existing monument sign. 

 

Surrounding Zoning, Land Use and Character 

• North:  R-4 (multi-family residential), residential (Springwood subdivision); and 

B-3 (general business) and R-B (restricted business), forest preserve 

• South: R-1 (single-family residential), agricultural (Joliet Junior College property) 

• East:  R-1A (single-family residential), residential (Silver Leaf subdivision) 

• West:  R-B (restricted business) and R-5 (multi-family residential), forest preserve 

 

Applicable Regulations 

• Section 47-13.1(A) & (H) B-3 (General Business) District Permitted Uses 

• Section 47-12.1(1)(C) B-2 Central Business District Permitted Uses 

• Section 47-17.28  Variation of Use 

• Section 47-19.8  Findings of Fact Supporting a Variation 

(refer to attachment) 

 

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, Dive Right In Scuba, Inc., is requesting a Variation of Use to allow an 

indoor and outdoor commercial recreation facility within the R-B (restricted business) 

district at 749 Houbolt Road. The proposal, called The Flex, will include several primary 

uses that are similar to the existing operations at the facility. These uses consist of: 

aquatics programming, including swimming instruction, using the existing indoor 
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swimming pool; indoor basketball for a local youth organization (No Mercy Basketball) on 

the existing indoor courts; retail and training areas related to scuba instruction and 

aquatics programming; outdoor youth sports programming on the existing outdoor athletic 

fields; and a leased snack bar space. The petitioner intends to partner with local youth 

organizations to promote youth athletics and to fully use all amenities of the existing 

facility. A full business narrative is included in the staff report packet. 

 

The petitioner states that the facility will support around 30 to 35 employees at full 

operation. Proposed hours of operation are 8:00 AM to 8:00 PM, seven days per week. 

The site contains existing surface parking surrounding the main building. There are 

approximately 104 off-street parking spaces, which meets the requirement for the 

proposed use. There are no exterior modifications proposed to the building or to the site 

at this time. 

 

The facility will be owned and managed by Dive Right In Scuba. Dive Right In Scuba has 

two existing locations in Plainfield and Orland Park. They offer a variety of retail, repair, 

and training services related to diving, as well as a swim program (The Swim Advantage) 

at the Orland Park location. 

 

In addition to the Variation of Use, the petitioner is requesting a Variation from the spacing 

requirement for unlighted outdoor recreational facilities. The Zoning Ordinance states that 

“open air recreational uses and facilities” shall not be located within 200 feet of a single-

family or two-family residential zoning district. The property to the south, which is owned 

by Joliet Junior College and currently used for agricultural purposes, has R-1 (single-

family residential) zoning. The existing baseball fields and track are within 200 feet of the 

shared lot line with this property. There are no proposed additions to the outdoor facilities 

nor does the petitioner have plans to install outdoor lighting at this time. Approval of the 

variation would allow the existing outdoor fields to remain in their current condition. It 

should be noted that per the Zoning Ordinance, pedestrian lighting and security lighting 

do not constitute “lighting” as it pertains to unlighted versus lighted outdoor fields. 

 

Recommended Action 

Staff finds that the request meets the following criteria for a variation and variation of use: 

• strict enforcement of the Zoning Ordinance would involve practical difficulties for 

the appropriate reuse of the site due to the site’s existing design;  

• the property would not be able to yield a reasonable return if used only under 

conditions allowed within the R-B zoning district;  

• the hardship is due to the site’s unique setup as an indoor and outdoor recreational 

facility; and  

• the granting of the variation and variation of use would not alter the character of 

the local area.  
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The property is set up to be used as an indoor and outdoor recreational facility and would 

not be practically used for other permitted uses in the R-B district, such as professional 

offices or medical facilities. The location of the existing outdoor fields in relation to the 

adjacent R-1-zoned property to the south is an existing condition of the site that will 

remain unchanged as part of this request. The petitioner’s proposal for a multi-use indoor 

and outdoor sports, aquatics, and recreation facility is very similar to the historical and 

current use of the property. 

 

Conditions  

If the Zoning Board desires to approve this Variation of Use to allow an indoor and 

outdoor commercial recreation facility, a B-3 (general business) use, in the R-B 

(restricted business) district, and a Variation to allow unlighted outdoor recreational 

facilities within 200 feet of a residential zoning district at 749 Houbolt Road, staff 

recommends that the following conditions would be included:   

 

1. 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 subject site at 749 Houbolt Road (2025) 

 
 
Figure 2: Existing building at 749 Houbolt Road, view northwest from Houbolt Road (April 2026) 

 
  



Figure 3: Subject site, view southwest from Houbolt Road (May 2025) 

 
 
Figure 4: Subject site, view northwest from Houbolt Road (May 2025) 

 
  



Figure 5: Rear outdoor facilities: baseball fields, walking track, open field area; view west from rear 
parking area (April 2026) 
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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:  March 19, 2026 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2026-12 

Applicant / Owner: Omega Sign & Lighting Inc / Stone Hill Bible Church 
Location:  1516 Edgerton Dr. 
Request:  A Variation to increase maximum area of a ground 

sign for a non-residential use in the R-2 (single-
family) zoning district.  

__________________________________________________________________ 
 

Purpose 

The applicant is requesting a Variation to increase the maximum area of a ground sign 
for a non-residential use in the R-2 (single-family residential) zoning district from 12 
square feet to 60 square feet in size, located at 1516 Edgerton Dr. The Zoning Board of 
Appeals makes the final decision on this request.        
 
Site Specific Information 

The subject property is approximately 3.80 acres in size and is zoned R-2 (Single-family 
Residential). The current principal use of the property is a non-residential use, a church.  
 
Surrounding Zoning, Land Use and Character 
Properties in this vicinity are zoned R-2 (Single-family Residential). There is a utility 
greenway to the east of the property as well as forest preserve property to the north of 
the property.  
 
Applicable Regulations 

• Section 47-17.21 Signs 
 
Discussion 

The applicant, Omega Sign & Lighting Inc who is the sign contractor, seeks to install a 
ground sign that will exceed the allowable square footage set forth in the Zoning 
Ordinance. The proposed dimensions for the sign are 148” wide and 59” long for a total 
sign area of 60.63 square feet in area. The sign will be mounted to two 6’ high posts. The 
ground sign will be installed on the northwest corner of the property at the intersection of 
Theodore Street and Edgerton Drive, well outside of the required visibility triangle where 
the two streets intersect. The zoning ordinance allows for one ground sign on a property 
within an R-2 (Single-Family Residential) zoning with a maximum sign area of 20 square 



 
 

feet and a maximum height of 11 feet. The proposed ground sign will have a sign area of 
60 square feet and will be 6 feet in height.  Sign elevations for the proposed project are 
included in the staff report packet.  
 
Requested Action 
Staff finds that the Variation request meets the criteria sign variations: enforcement of the 
ordinance would cause hardship due to unique attributes of the property; 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 Zoning Ordinance limits the square footage of a sign for non-residential uses in a 
residential zoning district to 12 square feet and a maximum height of 11 feet. The 
proposed dimensions for the sign are 60.63 square feet in area and appropriate for a 
property of this size. The property in question is roughly 3.80 acres and is much larger 
than a standard residential lot and the placement of the proposed sign will be along the 
Theodore Street frontage. The proposed sign will not face the residences that are to the 
west of the property and will not be illuminated. The sign will also be located well outside 
of the required visibility triangle and will not be a concern for drivers traveling along 
Theodore Street or Edgerton Drive. The larger sign will allow the property owners to better 
promote the church and any future functions as well as providing wayfinding for 
attendees. 
   
Conditions 

If the Zoning Board desires to approve this Variation request to allow a ground sign with 
a 60.63 square foot area, staff recommends the following conditions should be included:   

1. That the sign shall be maintained and shall not show visible signs of wear or tear. 

2. That a building permit shall be obtained prior to construction. 
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1516 EDGERTON DR.  JOLIET IL 60435

OMEGA SIGN & LIGHTING INC

1401 W JEFFREY DR. ADDISON IL 

60101

SIGN MANUFACTURER & INSTALLER

STONE HILL BIBLE CHURCH

1516 EDGERTON DR.  JOLIET IL 

60435

N/A

N/A



30-07-06-100-013-0000 

Please see attached for legal description

R-2 Single Family Residential district

223YD

95YD

17419 YD

 the R-2 zoning district are restricted to a maximum sign area of 12 square feet. We respectfully request an 

SEE ATTACHED RESPONSES

Pursuant to the Joliet sign ordinance, permanent ground signs within

allowance for increased square footage, specifically seeking approval for a sign area of 60.63 square feet per face of the proposed L-shaped sign.

Institutional

















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:  March 19, 2026 
TO: Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE: Petition Number:    2026-13, 2026-14, and 2026-15 

Applicant: Joseph Spillie  
Property Owner:  Tyler & Gary Schumal 
Location:  81 N. Chicago Street 
Request:  A Variation of Use to allow a B-3 (general business) 

zoning district use in a B-2 (central business) zoning 
district, Special Use Permit to allow a tattoo studio, 
and a Variation to allow a tattoo studio within 1,000 
feet of a library  

__________________________________________________________________ 
 

Purpose 

The applicant is requesting a Special Use Permit, a Variation of Use, and a Variation to 
open and operate a tattoo studio at 81 N. Chicago Street. Requested actions from the 
Zoning Board of Appeals include: 
 

• A Variation of Use to allow a B-3 (general business) zoning district use in a B-2 
(central business) zoning district.       

• A Variation to allow a tattoo studio within 1,000 feet of a library. 
• A Special Use Permit to allow a tattoo studio.  

 
Site Specific Information 

The subject property, 81 N. Chicago Street, is a four-story multi-tenant building in 
downtown Joliet. The tenant space subject to these requests is located on the 3rd floor of 
this building and is approximately 870 square feet. The proposed studio will consist of a 
waiting area, a utility and janitorial room, and a private tattoo station. Restrooms are 
shared with other commercial tenants within the building.    
 
Surrounding Zoning, Land Use and Character 
Properties in this vicinity are all zoned and located within the B-2 Central Business District.  
 
Applicable Regulations 

• Section 47-12.9  B-2 (Central Business) Zoning District - Prohibited Uses 
• Section 47-13.2A B-3 (General Business) Zoning District - Special Uses  
• Section 47-17.28 Variation of Use 



 
 

• 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) 

 
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 applicant seeks to establish a tattoo studio at 81 N. Chicago Street. The proposed 
studio would operate by appointment only and would not be a walk-in studio. The 
applicant states that the appointment only model would allow them to control the volume 
of people, maintain the privacy of clients, and would minimally impact the surrounding 
area. The Zoning Ordinance specifies that tattoo shops must be a minimum of 1,000 feet 
from any school, church, day care, park or playground, library, and other tattoo 
businesses. The proposed studio would be within 1,000 feet of the Ottawa Street branch 
of the Joliet Public Library; and, therefore, the applicant is also requesting a variation from 
this spacing requirement. The applicant will comply with all requirements set forth by the 
City of Joliet as well as the health requirements from Will County and the State of Illinois.      
 
Requested Action 
Staff does not find that the Variation of Use and Variation requests meet the criteria for 
hardship or practical difficulties. Tattoo studios are allowed in the B-3 (General Business) 
and Industrial zoning districts by Special Use Permit approval. However, staff does find 
that the proposed tattoo studio would not alter the essential character of the area. The 
proposed studio will be located on the 3rd floor of the building and will serve clients by-
appointment only. The proposed studio is also small in size. Additionally, staff finds that 
the proposal meets the criteria for a Special Use Permit. The establishment of the studio 
would not be detrimental to the health or general welfare of the public. Additionally, the 
proposed use will not impede the use and enjoyment of tenant spaces in the building and 
surrounding property due to studio size and limited volume of clients. The applicant will 
also apply for all necessary licensing from the City of Joliet and Will County.   
 
Conditions 

If the Zoning Board desires to approve the Variation requests and Special Use permit to 
allow a tattoo studio, the following conditions should be included:   



 
 

1. That a business license shall be obtained prior to the use commencing. 

2. Should the tattoo studio use be declared a public nuisance, it may be subject to a 
rehearing and a possible revocation of the Special Use Permit and Variation of 
Use.
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To the City of Joliet, 

My name is Joseph Spillie, and I am a professional tattoo 
artist proposing the opening of Ink Everything Tattoo 
Studio, a private, appointment-only tattoo studio located 
at 81 North Chicago Street in Joliet, Illinois. This studio is 
being created with a very intentional approach that is 
unlike any other tattoo studio currently in existence. 

I was born and raised in Joliet so opening this studio here 
is deeply personal to me. Ink Everything Tattoo Studio is 
not a traditional tattoo shop and is not designed to operate 
as a walk-in or high-volume business. If allowed, it will 
serve as a quiet, professional art studio focused on quality, 
safety, privacy, and respect for my clients and the 
surrounding community.  

The studio will operate by appointment only, with one 
appointment per day, scheduled in the early morning 
hours. An appointment that clients are booked months in 
advance for. There will be no additional artists, or duel 
services. There will be no walk-in traffic, no overlapping 
clients, and no group activity. This model allows me to 
focus on the client and maintain a calm, controlled 



environment with minimal impact on the neighboring 
community. 

All studio operations will fully comply with and exceed 
all City of Joliet, Will County Health Department, and 
State of Illinois regulations. Cleanliness, sanitation, and 
safety are essential to how I work, and the limited 
schedule of clients per day  allows for careful 
sterilization, proper procedures, and regulatory 
compliances already passed by the Health department.  

This is especially important to Joliet, as the city currently 
does not have other locally rooted private tattoos studios 
operating in this way. It will not only allow the ability for 
locals to gain permanent artwork in a private, clean 
environment, but will also allow people from outside the 
city to experience the surrounding businesses during their 
visit as well. 

Beyond the studio itself, I am committed to giving back to 
the community that raised me. I plan to support the 
businesses around me and invest in the community 
specifically with the idea to establish a small scholarship 
program at Joliet Central, the school where I started art, to 
support students interested in art and creative trades. 



Ink Everything Tattoo Studio represents a low-impact, 
responsibly operated, community-focused business. One 
that will hopefully inspire others in Joliet to pursue art in 
a positive way. My goal is to build something meaningful 
in the city and present an incredibly unique tattoo 
experience for clients that reflects positively on Joliet. I 
am committed to complying with all the cities regulations 
while maintaining a peaceful presence that’s active in the 
community. I appreciate your time and consideration and 
look forward to working with the city of Joliet to bring 
this studio to life.  









































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:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-16 and 2026-17 

Applicant: Menard, Inc. 

Status of Applicant: Property Owner 

Location: 2450 W. Jefferson Street (Council District #5) 

Request:  2026-16: A Special Use Permit to allow a self-

storage facility 

 2026-17: Variation from the Non-Residential Design 

Standards to allow engineered wood siding in the     

I-1 (light industrial) zoning district 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow a self-storage facility in the I-1 

(light industrial) zoning district at 2450 W. Jefferson Street. Per the City of Joliet Zoning 

Ordinance, self-storage facilities may be allowed as special uses in the I-1 district by the 

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

with Section 47-5.2.  

 

The applicant is also requesting a Variation from the Non-Residential Design Standards 

to allow engineered wood siding as an exterior material for new buildings within the I-1 

district. Per section 47-15H of the Zoning Ordinance, exterior walls in industrial districts 

shall be constructed with institutional quality masonry materials, including but not limited 

to precast concrete panels. The exterior walls of the proposed storage buildings will be 

sided with LP SmartSide, a textured engineered wood siding. 

 

Site Specific Information 

The 2.8-acre subject site is zoned I-1 (light industrial) and contains a vacant commercial 

building and extensive surface parking. The building was occupied by Bookie Magee’s 

Hideaway and OTB since its construction in 2004 until the business relocated in 2022. 

The building has been unoccupied since then. 

 

The site is Lot 16 of the Menard’s / Joliet Subdivision that was approved and recorded in 

2003. The lot is located behind the Menards and Walmart sites and does not have 

frontage on a public street. The subdivision contains ingress and egress easements along 

the interior roads to allow traffic circulation throughout the subdivision. The Secretary of 
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State DMV facility is located on the lot to the east, and a detention pond for the subdivision 

is located on the lot to the west. Menard, Inc. is the owner of the subject site as well as 

the DMV lot, the detention lot, and the Menards store site. 

 

Surrounding Zoning, Land Use and Character 

• North:  I-1 (light industrial), commercial (Menards; Walmart Supercenter) 

• South: R-4 (multi-family residential), residential (Fairway Estates Condos) 

• East:  I-1 (light industrial), commercial (Secretary of State - DMV facility) 

• West:  I-1 (light industrial), detention pond 

 

Applicable Regulations 

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

• Section 57-15H.4  Non-Residential Design Standards 

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

(refer to attachment) 

• Section 47-19.8  Findings of Fact Supporting a Variation 

(refer to attachment) 

     

Discussion 

The petitioner, Menard, Inc., is requesting approval of a Special Use Permit to allow a 

Menards self-storage facility at 2450 W. Jefferson Street. The storage facility would be 

owned and operated by Menard, Inc. In recent years, the company began establishing 

self-storage facilities next to or near existing Menards home improvement stores. There 

are currently around 25 of these facilities operating in the Midwest. The storage sites are 

an extension of the store operations and are managed by the local Menards employees, 

with support from the Menards general office in Eau Claire, Wisconsin. 

 

The proposed self-storage facility would contain around 92 climate-controlled units within 

the existing building and around 174 non-climate-controlled units in several proposed 

buildings located around the site. The new storage buildings would be constructed along 

the perimeter of the site and within the existing parking lot footprint. The proposed 

buildings would be 11 feet or 12 feet tall measured to the top of the roof. The interior of 

the existing building would be remodeled for the climate-controlled units; the exterior of 

the building will not be significantly modified. The site would be accessed by a gated entry 

with overhead doors, located at the northwest corner of the site (see the north elevation 

on the attached site plan). The door would be controlled by a PIN pad so that only users 

with a private access code could enter the site. The storage facility would be overseen by 

employees of the adjacent Menards store, who would check on the site daily and be 

available for other issues during store hours. The storage facility would be available 

twenty-four hours a day, seven days a week for renters of the units. The facility would 

have security cameras throughout in addition to the secure access gate. The site would 
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be entirely enclosed, with fencing installed between the perimeter buildings and 

connected to the existing south fence at the southwest and southeast corners of the site. 

The proposal will be required to follow all Zoning Ordinance and building code 

requirements, including those for lighting, paving, and emergency access. 

 

The proposed storage buildings would be constructed with gray engineered wood siding 

and red steel roof panels. The petitioner is requesting a Variation from the Zoning 

Ordinance’s Non-Residential Design Standards to allow exterior siding that is not a 

masonry material in the I-1 (light industrial) district. Engineered wood siding is allowed as 

a subsidiary material in the B-1 (neighborhood business) and B-3 (general business) 

districts. This site is located adjacent to commercial uses as well as a residential 

subdivision, not within a typical light industrial area. Therefore, staff finds that the 

requested materials are more appropriate than those required in the Zoning Ordinance 

for industrial properties. 

 

The site will have perimeter landscaping on all sides. The existing 15-foot landscape area 

and 6-foot fence along the south property line, adjacent to the residential subdivision, will 

remain. There is also an existing landscape area along the west, next to the detention 

area, that will remain. Additional perimeter landscaping would be installed along the north 

and east sides. 

 

There are twelve north-south rows of parking between the existing building on the subject 

site and the DMV facility to the east. The subject site contains eight of these rows, while 

four rows are located on the DMV lot. There is currently no physical distinction between 

these parking areas for the two lots, so they act as shared parking. The petitioner 

proposes to leave two existing rows of parking on the east side of the subject site for 

continued use by users of the DMV facility. If the special use permit is approved, the 

petitioner will be required, as part of their development plans, to record an access 

easement over this portion of the self-storage lot to allow use by the DMV lot. Passenger 

vehicle parking for users of the self-storage facility would be located along the sides of 

the main building on the interior of the facility. 

 

Recommended Action 

Staff finds that the special use request meets the attached criteria for special uses. The 

establishment and operation of the proposed use will not be detrimental to public health 

nor be injurious to the use of other property in the immediate vicinity. Additionally, the 

proposed use will not impede development of surrounding property. The site was 

constructed as a commercial property within a commercial subdivision, and the proposed 

use is in character with the existing uses in the subdivision. The storage facility will be 

fully enclosed and only accessible by a secure gate. The site contains a 15-foot landscape 

buffer and solid 6-foot fence along the south side, which is the Zoning Ordinance 

requirement for commercial uses adjacent to residential properties. 
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Staff also finds that adequate drainage and utilities are provided to the site, as it is an 

existing lot within a developed subdivision. Adequate ingress and egress are also 

provided via the interior private roads within the subdivision. 

 

While staff does not find a hardship for the variation request for exterior materials, staff 

believes the requested materials are more compatible with the surrounding properties 

than the type of masonry materials required in industrial districts. Staff finds that the 

proposed materials will not alter the essential character of the area. 

 

Approval of the requested petitions will allow the reuse of a vacant site as a Menards self-

storage facility adjacent to an existing Menards home improvement store. The subject 

site is in a low-profile location that may not be attractive to other commercial uses that 

require street frontage for visibility. 

 

Conditions  

If the Zoning Board desires to approve this Special Use Permit to allow a self-storage 

facility and a Variation from the Non-Residential Design Standards to allow engineered 

wood siding in the I-1 (light industrial) zoning district at 2450 W. Jefferson Street, staff 

recommends that the following conditions would be included:   

 

1. 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 

 

2. Should the property be declared a public nuisance, it may be subject to a rehearing 

and a possible revocation of the Special Use Permit. 

 



Figure 1: Aerial view of subject site at 2450 W. Jefferson Street (2025) 

 
 
Figure 2: Subject site and adjacent DMV lot, with shared parking in between (2025) 

 
  

2 ROWS OF PARKING TO REMAIN 



Figure 3: Existing building on subject site, view southeast from corner of site (April 2026) 

 
 
Figure 4: Existing building on subject site, view southwest from interior road along north of site (April 
2026) 

 
  



Figure 5: Existing landscaping along west side of site adjacent to the detention lot (April 2026) 

 
 
Figure 6: Existing landscape area and fence along south property line behind existing building, view 
looking southeast (April 2026) 

 
  



Figure 7: Surface parking on the east side of the site, view southwest near the corner of the site 
(April 2026) 

 
 
Figure 8: Examples of other existing Menards self-storage facilities; note that materials shown may 
not be the same as requested at the subject site 

 
  



Figure 8 continued: Examples of other existing Menards self-storage facilities; note that materials 
shown may not be the same as requested at the subject site 
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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. 

  

 



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:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-18 and 2026-19 

Applicant: Israel Hernandez 

Status of Applicant: Property and business owner 

Location: 370 Ruby Street (Council District #4) 

Request:  2026-18: A Special Use Permit to allow an 

automotive repair facility 

2026-19: A Variation from the spacing 

requirements for an automotive repair facility near a 

residential zoning district 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow an automotive repair facility at 

370 Ruby Street. Per the City of Joliet Zoning Ordinance, an automotive repair facility 

may be allowed as a special use 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 any part of the building where repair takes place 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 approximately 40 feet of the residentially-zoned property to the south. The 

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

 

Site Specific Information 

The subject site is around 12,100 square feet and contains an existing 1,360-square-foot 

commercial building with two garage bays, restrooms, and an office area. The rest of the 

site surrounding the building is paved but is not currently striped with parking stalls. There 

are three curb cuts that provide access to the site: two off Ruby Street and one along the 

west side off Center Street. There is an existing 6-foot wood fence along the south 

property line adjacent to the residential property to the south. The subject property is 

zoned B-3 (general business) district. 

 

The current building was constructed around 1960 when the site was developed with an 

automobile service station. Around 1976, Plese Radiator Service, an automotive repair 
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business, occupied the site and was listed in the City Directories at this address until 

around 2020, when the petitioner purchased the property. The petitioner has been parking 

sales inventory on the property in the last few years but is now pursuing the requested 

petitions to allow an automotive repair use at the site. 

 

Surrounding Zoning, Land Use and Character 

• North:  B-3 (general business), residential 

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

• East:  B-3 (general business), commercial (contractor business) 

• West:  B-1 (neighborhood business), commercial (professional office) 

  

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) 

• Section 47-19.8  Findings of Facts Supporting a Variation 

(refer to attachment) 

 

Discussion 

The petitioner and property owner, Israel Hernandez, is requesting a Special Use Permit 

to allow an automotive repair facility in the B-3 (general business) district at 370 Ruby 

Street. The petitioner owns Gigante Motors, a car dealership located several blocks to 

the east at 267 Ruby Street. The proposed facility at 370 Ruby Street would serve the 

general public and also be used to service and repair cars for sale by Gigante Motors. 

Repair services offered would include routine maintenance, diagnostics, brake repair and 

replacement, and engine code identification and repair. The business would accept walk-

in customers in addition to scheduled appointments. The petitioner anticipates servicing 

around four vehicles per day or around 24 vehicles per week. The business will have 

three employees: two mechanics and one office staff member. The proposed hours of 

operation are Monday through Friday from 9 AM to 6 PM and Saturday from 9 AM to 3 

PM. 

 

The existing building contains office space and repair bays for the business. There are 

no significant exterior modifications or additions planned for the building. The petitioner 

will be required to ensure that a functional oil separator is in place for the floor drains 

within the two repair bays prior to the issuance of a Certificate of Occupancy. 

 

The petitioner and City staff have worked to identify several site improvements that will 

be required as conditions of the special use permit. A proposed site plan is included as 

an attachment in the staff report packet. The petitioner will remove the asphalt and install 

grass at the northwest corner of the site that is within the visibility triangle for the 



3 
 

intersection of Center Street and Ruby Street. They will also install grass along the north 

property line as a buffer between the parking stalls and the public sidewalk. These 

improvements will add green space to the property and improve traffic safety and 

circulation on and around the site. The petitioner will also remove and replace the 

sidewalk and curb along Ruby Street from the west edge of the existing western curb cut 

to a point near the west edge of the existing eastern curb cut. This will eliminate the 

western entrance and create a 30-foot-wide entrance on the east, which is the maximum 

permitted width for a commercial driveway. Finally, the petitioner will need to stripe the 

parking lot in accordance with City standards. These parking areas are identified on the 

attached site plan. Additionally, if the site has an outside dumpster, it will need to be 

screened on three sides with a solid enclosure as required by the Zoning Ordinance. 

 

In addition to the special use permit, the petitioner is requesting a variation from the 

spacing requirement for automotive repair facilities. The Zoning Ordinance states that the 

building where repair takes place shall have no openings within 100 feet of a residential 

zoning district. The loading doors for the two bays are approximately 40 feet from the rear 

property line that is shared with the residential property at 341 Marble Street. Therefore, 

the petitioner needs approval of a variation to allow an automotive use within the existing 

building, though there are no proposed additions to or expansion of the building. 

 

Recommended Action 

Staff finds that the special use request meets the attached criteria for special uses. The 

operation of the proposed use will not be detrimental to public health nor be injurious to 

the use of other property in the immediate vicinity. Additionally, the proposed use will not 

impede development of surrounding property. The site has functioned as an automotive 

use since the 1950s and is located along an established commercial corridor. The 

proposed site improvements will enhance the appearance of the site and improve site 

circulation. Adequate drainage and utility infrastructure exists at the site. The site has 

existing points of ingress and egress, and the proposed curb replacement along Ruby 

Street will improve site circulation by eliminating the curb cut that is close to the 

intersection. 

 

Staff finds that the variation request meets the following variation criteria: enforcement of 

the spacing requirement would involve practical difficulties due to the existing conditions 

of the site. The building is existing and the location of the doors could not practically be 

reconfigured to meet the spacing requirement. The doors face north away from the 

residential property. Staff also finds that the approval of the variation will not alter the 

essential character of the area since the building has a long history of operation as an 

auto repair use. 
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Conditions  

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

automotive repair facility at 370 Ruby Street, staff recommends that the following 

conditions would be included: 

 

1. That all proposed site improvements are completed prior to the issuance of a 

Certificate of Occupancy, including: 

a. Removal and replacement of the curb and sidewalk along a portion of 

Ruby Street; 

b. Removal of asphalt and installation of turf grass at the northwest corner 

and along the north side of the site; 

c. Striping of the parking lot in accordance with City standards. 

 

2. That a functional oil separator shall be in place for the garage bays prior to the 

issuance of a Certificate of Occupancy; 

 

3. That all service and repairs shall be performed within the building; 

 

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 may be subject to a rehearing 

and a possible revocation of the Special Use Permit. 

 

 



Figure 1: Aerial view of subject site at 370 Ruby Street (2025) 

 
  



Figure 2: Subject site, view southeast from intersection of Ruby Street and Center Street (April 2026) 

 
 
Figure 3: West side of subject site, view northeast from Center Street (April 2026) 
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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. 

  

 



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:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-20 and 2026-21 

Applicant: Abraham Garcia 

Status of Applicant: Property owner 

Location: 540 Bluff Street (Council District #4) 

Request:  2026-20: Variation of Use to allow conversion of a 

single-unit residence into a two-unit residence, an  

R-3 (one- and two-family residential) use, in the R-2 

(single-family residential) zoning district 

 2026-21: Variation to reduce the front yard setback 

to allow a second story addition 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow the conversion of a single-unit 

residence into a two-unit residence, an R-3 (one- and two-family residential) use, within 

the R-2 (single-family residential) zoning district at 540 Bluff Street. The Variation of Use 

request must be considered by the City Council following the recommendation of the 

Zoning Board of Appeals. 

 

The applicant is also requesting a Variation to reduce the required front yard setback from 

30 feet to 12.9 feet to allow a second story addition on the existing structure. The Zoning 

Board of Appeals makes the final decision on this Variation request. 

 

Site Specific Information 

The subject site is an 80-foot by 100-foot double lot (8,000 square feet) that contains a 

one-and-a-half-story single-unit residence built around 1906. There is an existing asphalt 

driveway along the south side of the house. The property is zoned R-2 (single-family 

residential). 

 

The property was reclassified from the R-4 (multi-family residential) zoning district to the 

R-2 (single-family residential) zoning district in 1995 as part of a neighborhood-wide 

rezoning process. At that time, the property was identified as a single-family use. Based 

on historic Joliet Street Directory information, the property appears to have been a single-

family residence since its construction.  
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The house has an existing nonconforming front yard setback: the setback to the porch is 

around 8.3 feet and the setback to the front wall of the house is around 12.9 feet. The 

required front yard setback in the R-2 district 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 addition of a full second story, with the same 12.9-foot front yard 

setback as the existing structure, increases the nonconformity and requires approval of a 

Variation. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Bicentennial Bluffs neighborhood on the east side of Bluff 

Street, south of Lime Street. The area contains a mix of single-unit, two-unit, and multi-

unit residential uses. The zoning and land use for the adjacent properties are as follows: 

 

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

• South: R-2 (single-family residential), residence and auto repair business 

• East:  Des Plaines River 

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

 

Applicable Regulations 

• Section 47-7  R-3 (One- and Two-Family Residential) District 

• Section 47-6  R-2 (Single-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 this Ordinance regarding the 

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

businesses, and residences may exist. 

     

Discussion 

The petitioner, Abraham Garcia, is requesting a Variation of Use to allow a two-unit 

residence in the R-2 (single-family residential) zoning district. The petitioner purchased 

the property in December 2025 and began construction to convert the structure from a 

one-and-a-half-story single-unit residence into a two-story two-unit residence. The owner 

began work without a permit. When City staff alerted the owner to apply for building 

permits, staff also informed the owner that a two-unit was a prohibited use in this zoning 

district and that approvals of a Variation of Use and Variation would also be needed. The 

owner ceased work on the structure and applied for these petitions. 

 

The structure prior to the recent construction is shown in Figure 1; the current structure 

is shown in Figure 2. The proposed elevations and floor plans are included as an 
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attachment to the staff report packet. Each floor would contain one dwelling unit with three 

bedrooms and approximately 1,012 square feet of living area. The units would have 

separate entrances and no interior connections. The existing front porch and enclosed 

side porch would remain. The proposed two-story structure would have a gable roof with 

a 4:12 pitch. As a condition of approval, the parkway along the frontage of the north side 

of the lot would need to be returned to grass. 

 

The required number of off-street parking spaces for a two-unit residence is three spaces. 

The site plan shows that these will be provided on the existing paved driveway along the 

south side of the house. The property also meets the required lot area per family of 3,500 

square feet, which is the area required per unit for two-unit dwellings in the R-3 (one- and 

two-family residential) district. 

 

The construction of a full second story requires approval of a Variation because the front 

wall of the second story has the same nonconforming front yard setback of 12.9 feet as 

the existing structure. The Variation for the second story addition is required regardless 

of whether the structure contains one unit or two units. 

 

The petitioner states that they plan to live in one of the units and rent out the other unit. If 

the Variation of Use is approved, the property will need to be enrolled in and comply with 

the City’s Rental Inspection Program. 

 

Recommended Action 

Staff does not find that the Variation of Use request meets the criteria for hardship or 

practical difficulties. However, staff does find that the proposed two-unit use would not 

alter the essential character of the area. The neighborhood has a mix of single- and multi-

unit properties. The property in question can accommodate the required number of off-

street parking spaces. Approval of the Variation of Use would allow one additional 

dwelling unit within the neighborhood. 

 

Staff finds that the setback Variation request meets the following criteria: 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 front yard setback. The petitioner would not be able to add a second story 

in an architecturally sensitive manner and meet the current setback requirements. 

Additionally, approval of the requested Variation to allow a full second story will not alter 

the essential character of the area. 

 

Conditions  

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

single-unit residence into a two-unit residence and Variation to reduce the front yard 
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setback to allow a second story addition at 540 Bluff Street, staff recommends that 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 area between the street edge and the front property line shall be seeded 

or sodded with turf grass prior to issuance of a Certificate of Occupancy; 

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: One-and-a-half-story structure at 540 Bluff Street (April 2025) 

 
 
Figure 2: Current structure at 540 Bluff Street (April 2026) 

 
  



Figure 3: Current structure at 540 Bluff Street (April 2026) 

 
 
Figure 4: Aerial view of the subject site (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:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-22 

Applicant: Maria Garcia 

Status of Applicant: Property owner 

Location: 201 N. William Street (Council District #2) 

Request:  Variation of Use to allow the continuation of a three-

unit residence, an R-4 (multi-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 three-unit 

residence, an R-4 (multi-family residential) use, in the R-2 (single-family residential) 

zoning district at 201 N. William Street. 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 site is approximately 85.6 feet by 124 feet (10,648 square feet) and contains 

a two-story three-unit residence built around 1956. The property has an existing paved 

driveway off William Street that leads to an attached two-car garage. The property is 

zoned R-2 (single-family residential). 

 

The property currently contains three separate dwelling units. According to City Directory 

information, the house has contained at least two units since its construction. It is unclear 

when the third unit was established. Notes from the Neighborhood Services history of the 

property indicate that it had three units in 2008 when it was first added to the Rental 

Inspection Program. The area has been zoned R-2 since the zoning maps were 

established in the 1960s and 1970s. 

 

The petitioner purchased the property in May 2025. At that time, City staff alerted the 

petitioner that the three-unit use was not permitted and that a Variation of Use would need 

to be obtained. Following the purchase of the property, the petitioner was in contact with 

Neighborhood Services staff regarding existing rental inspection violations from an 

inspection performed for the prior owner. The petitioner was able to have all violations 

abated as of November 2025, and Neighborhood Services issued a two-year Rental 
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Inspection Certificate for the property that expires in September 2027. In February 2026, 

the petitioner applied for the Variation of Use. 

 

The house has an existing nonconforming front yard setback. 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. There are no proposed changes to the exterior or footprint of the building. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Cathedral Area neighborhood, at the northwest corner of 

William Street and Oneida Street. While the area predominantly contains single-family 

uses, there are some two-unit and multi-unit residences throughout the neighborhood. 

The subject property is surrounded by other properties with R-2 (single-family residential) 

zoning. There appear to be single-unit residences on the north, east, and south, and a 

multi-unit residence to the west. 

 

Applicable Regulations 

• Section 47-8  R-4 (Low Density Multi-Family Residential) District 

• Section 47-6  R-2 (Single-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 this Ordinance regarding the 

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

businesses, and residences may exist. 

     

Discussion 

The petitioner, Maria Garcia, is requesting a Variation of Use to allow a three-unit 

residence within the R-2 (single-family residential) zoning district. The property appears 

to have contained three units since at least 2008, and at least two units since it was 

constructed in the 1950s. The multi-unit use within the R-2 (single-family residential) 

zoning district is no longer considered “grandfathered” because the Zoning Ordinance 

has provisions for the termination of nonconforming uses after certain time periods. 

Therefore, the property owner needs to obtain a Variation of Use to allow the continuation 

of the existing three-unit residence. The zoning mismatch was noticed by Planning staff 

when the property was for sale around 2023, but the previous owner did not apply for a 

Variation of Use. When the property was for sale again in 2025 and then purchased by 

the petitioner, Planning staff alerted the petitioner of the need to obtain a Variation of Use. 

 

A plat of survey and floor plans are included in the staff report packet. The first floor 

contains an attached two-car garage and one dwelling unit (Unit 1) that is around 780 

square feet with two bedrooms. The second floor contains two dwelling units: Unit 2 is 
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around 780 square feet with two bedrooms, and Unit 3 is around 568 square feet with 

one bedroom. The second-floor units are accessed by an interior staircase that leads to 

both entrances. 

 

The required number of off-street parking spaces for a three-unit residence is five spaces 

(1.5 spaces per unit). The property contains the required spaces, as the garage has two 

spaces and the driveway can accommodate three spaces. The property also meets the 

required lot area per family of 2,500 square feet, which is the area required per unit for 

multi-unit dwellings in the R-4 (multi-family residential) district. 

 

The property is currently enrolled in the Rental Inspection Program and has received a 

two-year rental certificate. There are no outstanding rental inspection violations at the 

property. Neighborhood Services does not have concerns about the property remaining 

as a three-unit. If the Variation of Use is approved, the property will remain enrolled in the 

Rental Inspection Program. 

 

Recommended Action 

Staff finds that the request meets the following Variation of Use criteria: 

• the use of the property as fewer than three units would involve practical difficulties 

since the three units have been established for years; 

• the site has the unique circumstance of being constructed as a multi-unit structure 

within a predominantly single-family area; and 

• the approval of the Variation of Use will not alter the essential character of the 

area. 

While the surrounding neighborhood is largely single-family residential in character, there 

are some existing multi-unit structures located throughout the area. There are no 

proposed changes to the exterior or appearance of the existing residence. The property 

can accommodate the required off-street parking spaces for three units. Approval of the 

Variation of Use would allow the existing three-unit structure to remain as it currently 

exists. 

 

Conditions  

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

a three-unit residence, an R-4 (multi-family residential) use, in the R-2 (single-family 

residential) zoning district at 201 N. William Street, staff recommends that the following 

conditions be included:   

 

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

Inspection Program; 

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

3. 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 the subject site at 201 N. William Street (2025) 

 
 
Figure 2: Existing residence at 201 N. William Street, view northwest from the intersection of William 
Street and Oneida Street (April 2026) 

 
  



Figure 3: Existing residence at 201 N . William Street, view north from Oneida Street (April 2026) 
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Summary Square Ft. Area Perimeter Area Calculation Details

Living Area
First Floor 1,172.9 137.2

First Floor
36.2 x 32.4 = 1,172.8

Total = 1,172.9Second Floor 1,172.9 137.2
Second Floor

36.2 x 32.4 = 1,172.8
Total = 1,172.9

Second Floor 686.0 104.8

Second Floor
25.5 x 26.9 = 685.9

Total = 686.0

Total 3,031.8 379.2

Basement
Basement 1,172.9 137.2

Basement
36.2 x 32.4 = 1,172.8

Total = 1,172.9

Garage & Carport
Attached Garage 686.0 104.8

Attached Garage
25.5 x 26.9 = 685.9

Total = 686.0

File No.

Property Address

City County State Zip Code

Client

254-02968
0401225

SKETCH ADDENDUM
Borrower or Owner Maria Garcia

201 N William St
Joliet Will IL 60435

Cross Country Mortgage LLC, ISAOA/ATIMA

CENTRAL APPRAISAL















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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