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. llluminated 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

e North: B-1 (neighborhood business), commercial (gas station); and
County A-1 (agricultural), utility right-of-way
e South: R-1A (single-family residential), residence (Fall Creek Subdivision)
e East: County A-1 (agricultural), agricultural and rural residence
e West: R-1A (single-family residential), landscaping lot (Fall Creek Subdivision)



Applicable Requlations

e Section 47-17.21 Signs
e 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



Figure 1: Subject site and existing sign location for Fall Creek Subdivision Unit Two (2025)
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Figure 2: Existing subdivision sign at the SEC of Theodore Street and Staghorn Drive, view
southeast from Theodore Street (May 2025)
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RESPONSE TO VARIATION CRITERIA

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate
evidence to establish a practical difficulty or hardship. The evidence must support each of the following three

conditions:
(a) The property in question cannot yield a reasonable return by use permitted and subject to 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.
Please describe how this request meets the criteria by responding to the following questions in your own
words.

ow do the applicable zoning regulations prevent the property in question from yielding a reasonable return?
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CITY OF JOLIET OWNERSHIP DISCLOSURE FORM
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. 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

f

3% or more of the stock of the corporation and the percentage of
shares held by such stockholders

| Limited Liability Company: tate 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
State the names, addresses, and phone #'s of all partners

Partnership:

)
[_'// 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
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IV. BUSINESS OWNERSHIP

If the owner of the business is different than the owner of the real property associated with the application,

then the following information must be provided

Select the type of business owner associated with this application and fill in the contact information below

State the names. addresses, and phone #'s of the individual

owner(s)

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

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

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

[ Individual:

[J Corporation:
[] Limited Liability Company:

[ Partnership:

[] Other type of organization: tate the names, addresses, and phone #'s of all persons having a

legal or equitable ownership interest in the organization
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NOTE:

If a stockholder, member, beneficiary or partner disclosed in Section Il or Section IV is
| not an individual, then the individuals holding the legal or equitable title to the real
| property or business associated with the application must also be disclosed. For
example, if the real property associated with an application is owned by a land trust, |
and the beneficiary of the land trust is a limited liability company, then the members of
| the limited liability company must be disclosed. If one of the members of the limited
liability company is a partnership, then the identity of the partners must be disclosed. If
| one of the partners is a corporation, then all persons owning 3% or more of the issued |

stock must be disclosed.
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ZONING BOARD OF APPEALS
CRITERIA FOR SIGN VARIATIONS

Section 47-17.21(3)(bb) of the Zoning Ordinance states:

Any sign which is not specifically permitted in any zoning district shall require the granting of a
variation, obtained from the Zoning Board of Appeals. This includes signs that have flashing or
pulsating illumination, animation, rotation, or overall dimensions which exceed the maximum
dimensions permitted in any district.

Variation Criteria: A variation may be granted by the Zoning Board of Appeals based on all of
the following criteria:

Does the evidence
presented sustain Comments
this criteria?

(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.






