
DATE:      October 9, 2025 
                                                                       
TO:       Joliet Plan Commission                                      
                                                                       
FROM:      Planning Staff                                              
                                                                       
SUBJECT: P-5-25:  Preliminary Plat of Briggs Street Subdivision 
 

V-5-25: Vacation of an Approximately 14-Foot by 123-Foot Portion of 
Public Alley South of 101 S. Briggs Street 

 
Z-1-25: Reclassification of a Portion of 113 S. Briggs Street and 1521 

Second Avenue from R-2 (Single-Family Residential) to B-1 
(Neighborhood Business) Zoning 

                                                                       
GENERAL INFORMATION:                                                  
                                                                       
APPLICANT:                  Amin Panjwani 
                                                                       
STATUS OF APPLICANT:          Property Owner 
                                                                       
OWNER: Joliet AA Properties, LLC 
 
REQUESTED ACTION:            Approval of a preliminary plat, right-of-way 

vacation, and zoning reclassification  
 
PURPOSE:                     To allow a new commercial development for a 

drive-thru restaurant and a retail space 
                                                                    
EXISTING ZONING:            B-1 (neighborhood business) and R-2 (single-

family residential) 
 
LOCATION:                    101 S. Briggs Street, 1520 E. Washington 

Street, 113 S. Briggs Street, and 1521 Second 
Avenue (30-07-14-207-010-0000, 30-07-14-
207-009-0000, 30-07-14-207-020-0000, 30-07-
14-207-019-0000) 
(Council District #5) 
                                                              

SUBDIVISION SIZE:                0.84 acres 
 
RIGHT-OF-WAY SIZE: Approximately 14 Feet by 123 Feet 
                                                                          
EXISTING LAND USE:            Vacant commercial building; residence 
                                                                    
SURROUNDING LAND USE & ZONING:                                      



                                                                    
NORTH:   Elementary school, R-2 (single-family residential) 
SOUTH:   Residential, R-2 (single-family residential) 
EAST:      Commercial (gas station), County C-2 (local commercial); and 

residences, County R-5 (single-family residence) 
WEST:     Commercial (laundromat), B-1 (neighborhood business); and 

residences, (R-2 (single-family residential) 
 
SITE HISTORY:  The subject site is around 0.84 acres and comprises four lots at the 
southwest corner of Briggs Street and Washington Street. The two north lots have B-1 
(neighborhood business) zoning and contain a vacant commercial structure built around 
1955. The building previously contained a pharmacy and a convenience store and has 
been vacant for several years. The remainder of the commercial property surrounding the 
building is paved and has no landscaped areas. The two south lots are zoned R-2 (single-
family residential). The east residential lot contains a two-unit residence, approved 
through a Variation of Use in 2001, and the west lot is vacant. The north and south parcels 
are separated by a 14-foot-wide public alley that runs east-west between Briggs Street 
and Hebbard Street. The alley is unimproved and does not provide access to any adjacent 
residential properties.  
 
SPECIAL INFORMATION: The preliminary plat of Briggs Street Subdivision and 
associated public alley vacation will create two lots from the four existing parcels at 101 
and 113 S. Briggs Street, 1520 E. Washington Street, and 1521 Second Avenue. Lot 1 
would be approximately 25,000 square feet and Lot 2 would be around 11,400 square 
feet. The petitioner proposes to redevelop Lot 1 with a new commercial building that would 
contain a Dunkin restaurant and drive-thru as well as an additional retail tenant. Lot 2 
would contain the existing residence at 113 S. Briggs Street. 
 
The proposed site plan for Lot 1 is included in the staff report packet. The commercial 
development would have one access driveway off Briggs Street. Surface parking would 
be located on the south and east sides of the site, while the drive-thru lanes would wrap 
around the west side of the site. The development includes a 7-foot-wide sidewalk along 
Briggs Street as required by Will County, which has jurisdiction over Briggs Street. Due 
to the size of the site and the drive-thru circulation and stacking requirements, the site 
plan does not include the required perimeter landscape areas on the east, north, and 
west. Therefore, the petitioner is requesting variations to reduce the landscape areas on 
these three sides, as well as to reduce the parking stall area for the employee parking 
stalls. These variation requests are scheduled to be reviewed at the October 16, 2025 
Zoning Board of Appeals meeting. The site plan includes the required 15-foot landscape 
area adjacent to residential uses on the south and lower west sides. 
 



The proposed development requires approval of a drive-thru permit, which was submitted 
and reviewed with the attached site plan. Joliet City Council approved the drive-thru 
permit for the proposed Dunkin restaurant at their meeting on October 7, 2025.  
 
This request includes the vacation of the portion of public alley in the center of the site. 
The alley portion would be incorporated into Lot 1. The alley is unimproved and does not 
provide access to any of the residential properties on Washington Street or Second 
Avenue. The owner will reserve a public utility easement over the entire alley portion due 
to the overhead electrical lines located there. Nicor and ComEd do not object to the alley 
vacation as long as the public utility easement is reserved as indicated on the plat of 
vacation. The Public Works and Public Utilities Departments are not opposed to this 
vacation request provided an easement is reserved. 
 
The subject site currently has B-1 (neighborhood business) zoning on the two north 
parcels and R-2 (single-family residential) zoning on the two south parcels. This request 
includes a zoning reclassification, from R-2 to B-1 zoning, for the north portions of the 
residential lots that will become part of Lot 1 through the proposed subdivision (see 
attached Zoning Exhibit). This will create B-1 zoning over the entire commercial lot (Lot 
1). The remaining portions of the two residential parcels will be combined into one larger 
lot (Lot 2) that will retain the existing R-2 zoning. Lot 2 will meet the lot area and width 
requirements of the R-2 zoning district. The existing residence at 113 S. Briggs Street will 
remain, and no additional residences could be built on this lot. 
 
Development impact fees and sewer and water connection fees will be required for this 
development. Public improvements will be required per the Subdivision Regulations. Final 
and recording plats will be required as the next step if this request is approved. 
 
ANALYSIS: Approval of the preliminary plat of Briggs Street Subdivision, along with the 
associated public alley vacation and partial zoning reclassification, will allow the owner to 
proceed with finalizing the plans for the redevelopment of the site with a new commercial 
building. Future approval of a final plat of subdivision is still required. 
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Figure 1:Subject site - existing conditions (2025) 

 
  



 
 

Figure 2: Briggs Street Subdivision: proposed site plan for the commercial redevelopment on 
Lot 1; Lot 2 will contain the existing residence at 113 S. Briggs Street 

 
  

LOT 1 

LOT 2 



 
 

Figure 3: Requested perimeter landscape variations for the proposed development, to be 
reviewed by the Zoning Board of Appeals at their meeting on October 16, 2025 

 
  

West: Reduce 
from 5 feet 

to 2 feet 

Lower west and south: 
No Variation requested. 

15-foot landscape area adjacent 
to residential is provided. 

North: Reduce 
from 10 feet 
to 5.5 feet 

East: Reduce 
from 10 feet 

to 0 feet 

= required perimeter landscape area 



 
 

Figure 4: North side of subject site, view south from Washington Street (June 2025) 

 
 
Figure 5: North and east sides of subject site, view west from Briggs Street at Washington 
Street (June 2025) 

 
  



 
 

Figure 6: Existing commercial building on the site, view west from Briggs Street (October 2025) 

 
 
Figure 7: Existing overhead power lines within the portion of public alley to be vacated, view 
west from Briggs Street (October 2025) 

 
  



 
 

Figure 8: Exsting residence at southeast corner of subject site, view southwest from Briggs 
Street (October 2025) 

 
 
Figure 9: South side of subject site containing residential parcels, view northwest from Briggs 
Street at intersection with Second Avenue (May 2025) 

 
 
 
 
 
 











ZONING EXHIBIT  
FOR  

DUNKIN' & RETAIL DEVELOPMENT REV. 
10/8/2025

METES & BOUNDS BASED ON PRELIMINARY PLAT OF BRIGGS STREET 
SUBDIVISION BY VANDERSTAPPEN LAND SURVEYING, INC. DATED 10/03/25

COMMON ADDRESS: 113 BRIGGS ST., JOLIET, IL 60433  

SCALE: 1"=20'  

AREA OF PROPERTY
TO BE REZONED.

(SEE ATTACHED
EXHIBIT "A" FOR
LEGAL DESCRIPTION)

EXISTING ALLEY
PROPOSED TO BE
CONVERTED TO A
UTILITY EASEMENT

EXISTING ZONING:
NONE

PROPOSED ZONING:
B-1

PORTION OF LOT 19 AND
LOT 20 PROPOSED TO BE
SUBDIVIDED

EXISTING ZONING:
R-2

PROPOSED ZONING:
B-1



EXHIBIT “A” 

That part of Lots 19 and 20 and the Alley lying North of said Lots, in Mary Hupperich’s Subdivision, being 
a Subdivision being part of the East half of the East half of the Northeast Quarter of Section 14, 

Township 45 North, Range 10 East of the Third Principal Meridian, according to the plat thereof recorded 
April 20, 1905 as Document No. 232366, in Will County, Illinois, described as follows: Beginning at the 
Northeast corner of said Lot 20; thence South 01 degrees 20 minutes 51 seconds East along the East 

line of said Lot 20, a distance of 61.11 feet; thence South 88 degrees 36 minutes 33 seconds West, 
122.07 feet to the West line of said Lot 19; thence North 01 degrees 23 minutes 16 seconds West along 

said West line and its Northerly extension, 64.18 feet to the North line of said Alley; thence North 83 
degrees 30 minutes 52 seconds East along said North line, 122.60 feet to the West line of Briggs Street; 
thence South 01 degrees 20 minutes 51 seconds East along said West line of Briggs Street, 13.96 feet to 

the Place of Beginning in Will County, Illinois. 
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Exhibit “A” 
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ROW vacations only – The undersigned owners of adjacent property do not 
object to the vacation of the following described property:

_________________________________________________________________________

OWNER’S NAME   ADDRESS

____________________________________ __________________________________________

____________________________________ __________________________________________

____________________________________ __________________________________________

____________________________________ __________________________________________

Joliet AA Properties, LLC 113 S. Briggs St., Joliet, IL 60433

150 W Jefferson St, Joliet, IL 60432City of Joliet

 302 N Chicago St, Joliet, IL 60432Will County

SEE ATTACHED EXHIBIT "A"



Exhibit “A” 

 







 

EXHIBIT “A” 

That part of Lots 19 and 20 and the Alley lying North of said Lots, in Mary Hupperich’s Subdivision, being 
a Subdivision being part of the East half of the East half of the Northeast Quarter of Section 14, 

Township 45 North, Range 10 East of the Third Principal Meridian, according to the plat thereof recorded 
April 20, 1905 as Document No. 232366, in Will County, Illinois, described as follows: Beginning at the 
Northeast corner of said Lot 20; thence South 01 degrees 20 minutes 51 seconds East along the East 

line of said Lot 20, a distance of 61.11 feet; thence South 88 degrees 36 minutes 33 seconds West, 
122.07 feet to the West line of said Lot 19; thence North 01 degrees 23 minutes 16 seconds West along 

said West line and its Northerly extension, 64.18 feet to the North line of said Alley; thence North 83 
degrees 30 minutes 52 seconds East along said North line, 122.60 feet to the West line of Briggs Street; 
thence South 01 degrees 20 minutes 51 seconds East along said West line of Briggs Street, 13.96 feet to 

the Place of Beginning in Will County, Illinois. 
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CITY OF JOLIET OWNERSHIP DISCLOSURE FORM 
 
The City of Joliet requires that applicants for zoning relief, subdivision approval, building 
permits and business licenses disclose the identity of all persons having an ownership 
interest in the business and the real property associated with the application.  A copy of 
this form must be completed and submitted with other application materials.  Failure to 
properly complete and submit this form may result in the denial of the application.   
 

I. INFORMATION ABOUT THE APPLICATION 
 
This form is submitted as part of an application for the following (check all that apply): 

�  Rezoning, Special Use Permit, Variation, or Other Zoning Relief (Complete Sections II and III) 

�  Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections II and III) 

�  Building Permit (Complete Sections II and III) 

�  Business License (Complete All Sections) 
 

II. INFORMATION ABOUT THE PROPERTY 
 

The address and PIN(s) of the real property associated with this application are: 
 
____________________________________________________________________________________ 
 
PIN(s): ______________________________________________________________________________ 

 
III. PROPERTY OWNERSHIP 

 
Select the type of owner of the real property associated with this application and fill in the appropriate 
contact information below: 
 
� 

 

Individual: 
 

State the names, addresses, and phone #’s of the individual 
owner(s) 

� 
 

Corporation: 
 

State the names, addresses, and phone #’s of all persons holding 
3% or more of the stock of the corporation and the percentage of 
shares held by such stockholders 

� 
 

Limited Liability Company: 
 

State the names, addresses, and phone #’s of all members of the 
company along with the percentage of ownership held by each 
member 

� 
 

Land Trust: 
 

State the names, addresses, and phone #’s of the trustee(s) and all 
beneficiaries 

� 
 

Partnership: 
 

State the names, addresses, and phone #’s of all partners 

� 
 

Other type of organization: 
 

State the names, addresses, and phone #’s of all persons having a 
legal or equitable ownership interest in the organization or the right to 
direct the affairs of the organization 

 

____________________________________________________________________________________ 

______________________________________ 

______________________________________ 

____________________________________________________________________________________ 

E-MAIL: _______   FAX:____________________________________ 

105 S. Briggs St./101 S. Briggs St./113 S. Briggs St., Joliet, IL 60433

  30-07-14-207-009-0000,  30-07-14-207-010-0000,  30-07-14-207-019-0000,  30-07-14-207-020-0000

Amin Panjwani






